
 

  

 
     
 
Report Reference Number: 2018/0673/OUTM  
________________________________________________________________________ 
 
To:   Planning Committee 
Date:   3 April 2019 
Author:  Gary Bell (Principal Planning Officer) 
Lead Officer: Ruth Hardingham (Planning Development Manager) 
________________________________________________________________________ 
 

APPLICATION 
NUMBER: 

2018/0673/OUTM PARISH: Ulleskelf Parish Council 

APPLICANT: Makin Enterprises VALID DATE: 4th July 2018 

EXPIRY 
DATE: 

3rd October 2018 

PROPOSAL: Hybrid application for (1) Full planning permission for the 
erection of a building for creative, digital and media use and 
associated works, including parking, servicing and access; and 
permanent change of use of existing buildings to commercial TV 
and film studios and associated services and activities; and (2) 
Outline planning permission, with means of access to be 
considered, for the development of a creative, digital and media 
industries employment park and film studios (including A1, A3, 
D1 and C1 use class buildings), open space, landscaping, car 
parking and ancillary works 

LOCATION: Leeds East Airport 
Busk Lane 
Church Fenton 
Tadcaster 
North Yorkshire 
LS24 9SE 
 

RECOMMENDATION: MINDED TO APPROVE subject to conclusion of a planning 
obligation and referral to the Secretary of State 

 



This application is to be determined by the Planning Committee as the application is a 
Departure from the Development Plan and there are material considerations which would 
support the recommendation for approval. 
 
1. Introduction and background 
 
1.1 The application is presented to Planning Committee in accordance with the 

Council’s Officer Delegation Scheme as the application is contrary to the 
requirements of the Development Plan. However, officers consider that there are 
material considerations which would justify approval of the application. 

 
1.2 A request for a Screening Opinion was received by the Council on 6 June 2018 and 

it was concluded that the proposal detailed in the submission does not constitute 
EIA development. An Opinion to this effect was issued on 28 June 2018. 

 
The Site 

 
1.3 The application site is located at Church Fenton Aerodrome, formerly part of the 

RAF Church Fenton airbase which was established in the 1930s, and is 
approximately 1.5km north-east of Church Fenton village and 2km south of Ulleskelf 
village. To the west of the site are buildings also associated with the former RAF 
Church Fenton airbase now in private ownership separate to the Aerodrome 
beyond which there is residential development. Church Fenton Aerodrome remains 
in aviation use to the south and east of the application site, operating as ‘Leeds 
East Airport’. 

 
1.4 The application site extends to some 28ha comprising previously developed land. It 

is characterised by the former use as a military base with existing structures such 
as hangars, workshops, garages and storage buildings varying in scale and size 
and operational areas comprised of grassland, interspersed with areas of 
hardstanding including taxiways running throughout. Parts of the Aerodrome are 
subject to planning permissions which permit temporary uses for commercial film-
making and outdoor vehicle storage. 

 
1.5 Vehicular, pedestrian and cycle access to the site is from Busk Lane with the main 

entrance being at the south western end of the site and a more limited access 
existing further along Busk Lane to the north. 

 
1.6 There are no statutory national or local landscape or wildlife designations covering 

the application site. The site does not contain any protected trees and there is no 
Conservation Area or nearby listed buildings that are affected. The site does, 
however, contain a Scheduled Ancient Monument associated with the former 
military use and taking the form of part of airfield defences dating from World War II. 
 

1.7 In Landscape Character terms the surrounding area is virtually flat, within the 
Humberhead Levels, and is mainly arable farmland. There is limited woodland with 
any trees usually related to settlements, farms and along ditches.  Unsurprisingly 
given the historical and current use of the site for aviation purposes, there are no 
public footpaths within the site. 
 
The proposal 

 
1.8 This is a hybrid planning application for commercial development with an overall 

concept of creating a hub of complementary creative, digital and media uses that 



seek to draw collective benefit as a result of close proximity. A temporary planning 
consent presently exists for the ‘use of land and buildings for commercial film-
making and ancillary uses’ until August 2020 (ref. 2015/0588/COU) and the current 
proposals seek to build on the recent and continuing success of this use. The 
application is for the permanent use of existing buildings together with the erection 
of new buildings for commercial film-making and associated uses (labelled the 
Studios) at the southern end of the site and the development of a Creative 
Industries Employment Park (labelled Create Yorkshire) to the northern part of the 
site. 

 
1.9 The development for which permission is being sought is described as; 
  

1) Full planning permission for the erection of a building for creative, digital and media 
use and associated works, including parking, servicing and access; and permanent 
change of use of existing buildings to commercial TV and film studios and 
associated services and activities; and 

2) Outline consent, with means of access to be considered, for the development of a 
creative, digital and media industries employment park and film studios (including 
A1, A3, D1 and C1 use class buildings), open space, landscaping, car parking and 
ancillary works. 

 
1.10 The agents have highlighted the unique nature of the site in terms of buildings that 

are well suited to the proposed use and the availability of previously developed yet 
under used land giving space for the new development to be successfully provided 
without significant detriment to visual amenity or landscape character. The site is 
also considered to be both private and secure – a proven and important locational 
demand of occupiers, particularly for the Studios element. 

 
1.11 The application is accompanied by the following documents: 
 

• Site Location Plan 
• Concept Masterplan; 
• ‘Building 1’ Drawing Pack 
• Design & Access Statement 
• Planning Statement (including Heritage Statement) 
• Landscape and Visual Impact Assessment 
• Landscape & Green Infrastructure Design Statement 
• Economic Report 
• Transport Assessment 
• Travel Plan 
• Air Quality Assessment 
• Noise Assessment 
• Ecological Appraisal 
• Tree Survey & Arboricultural Report 
• Flood Risk Assessment 
• Drainage Impact Assessment 
• Phase 1 Geo-Environmental Ground Investigation Report 
• Utilities Report 
• Statement of Community Involvement Report 

 
1.12 Since much of the application is in outline, the intention is that specified documents 

and drawings (particularly the Design & Access Statement, the Landscape & Green 
Infrastructure Design Statement and the Landscape Parameters Plan) will become 
a part of any approval so that certain design and floor space principles are 



established. In this way, future reserved matters applications will be required, where 
relevant, to be in accordance with the agreed parameters. 

 
Planning History 

 
1.13 Since its purchase from the Ministry of Defence at the end of 2014, the site has 

been subject to the following planning applications: 
2017/0977/COU, Proposed temporary change of use of building and land for trial of 
guided Studio Tours alongside continued use of site for consented digital/media 
uses, APPROVED, 26.10.2017 

2017/0861/COU, Section 73 application to vary condition 04 (maximum number of 
vehicles to be stored) of approval 2016/0758/COU for retrospective change of use 
of land for outdoor motor vehicle storage and use of building for associated uses 
alongside the continued use of the land for aviation uses with resumption at the end 
of a three year period back to the site's current aviation use, APPROVED, 
24.10.2017 

2017/0347/FULM, Erection of a building for use ancillary to the established civilian 
aviation of the aerodrome, APPROVED, 07.07.2017  

2016/1237/COU, Temporary change of use for a period of three years of building to 
micro-brewery and ancillary uses alongside the continued use of the land for 
aviation uses with resumption at the end of the period back to the site's current 
aviation use, APPROVED, 12.12.2016 

2016/0758/COU, Retrospective change of use of land for outdoor motor vehicle 
storage and use of buildings for associated uses alongside the continued use of the 
land for aviation uses with resumption at the end of a three year period back to the 
site's current aviation use, APPROVED, 22.08.2016 

2016/0160/COU, Temporary change of use of land for outdoor motor vehicle 
storage and use of buildings for associated uses alongside the continued use of the 
land for aviation uses with resumption at the end of a 3 year period back to the 
site's current aviation use, APPROVED, 17.05.2016 

2015/0834/COU, Planning application for temporary planning permission for a 
period of five years for use of buildings for motor vehicle showroom/display and 
ancillary vehicle servicing uses and associated use of land for motor vehicle 
demonstration and testing at Church Fenton Aerodrome, APPROVED, 25.09.2015 

2015/0588/COU, Application for temporary planning permission for a period of five 
years for use of land and buildings for commercial film-making and ancillary uses 
alongside the continued use of the site for aviation uses with resumption at the end 
of the period back to the site's current aviation use, APPROVED, 10.08.2015 

   
1.14 In accordance with good practice, this application has been the subject of without 

prejudice pre-application discussion, community engagement and consultation prior 
to its submission in June 2018. The applicant has stated that they have been 
encouraged by the positive response of the local community and stakeholders to 
the proposals. 

 
2. Consultations 
 
2.1 The application has been statutorily advertised by site and press notice and by letter 

to adjoining properties and businesses. 
 



2.2 Church Fenton Parish Council - has no objection in principle to the proposals but 
wish to see them considered in the context of an overall plan for the Airport to better 
understand cumulative effects and the ability to accommodate infrastructure 
requirements. 
 

2.3 Ulleskelf Parish Council - raises concerns about the impact of additional traffic 
associated with the development on an already inadequate road system. Particular 
concerns relate to traffic travelling through Ulleskelf to the junction with the A162 to 
the west. 
 

2.4 Ryther cum Ozendyke Parish Council - raises concerns regarding an increased 
risk of surface water flooding. 
 

2.5 Biggin Parish Council - has not commented. 
 

2.6 Little Fenton Parish Council - has not commented. 
 

2.7 NYCC Highways - has considered the access from Busk Lane (including the 
proposed improvements to the northern access) and, subject to appropriate 
conditions, are satisfied with the proposed arrangements for vehicle, cycle and 
pedestrian access/egress and movement through the site. Importantly, the Highway 
Authority have considered the submitted Transport Assessment together with a 
further Transport Note (which considers cumulative impacts associated with a 
number of other developments) and concluded that the applicant has shown that 
the residual cumulative impact of the development can be accommodated and there 
are no reasons for refusing permission on highway and transportation grounds 
subject to the imposition of planning conditions and the completion of a S106 
Agreement. 
 

2.8 NYCC Growth, Planning & Trading Standards - consider the proposal to be an 
ambitious and far sighted project which will create new employment opportunities in 
an emerging sector with strong potential for growth. The application is supported as 
a scheme that will make a significant contribution to the functional economic areas 
of Selby and York and North Yorkshire. 
 

2.9 NYCC Heritage (Archaeology) - welcomes the treatment of the scheduled gun 
post and that the development will help to secure the future for numerous former 
military buildings but expects there to be the potential for traditional below ground 
archaeological remains. A condition is recommended requiring a Written Scheme of 
Investigation. 
 

2.10 NYCC Public Rights of Way Officer - has not responded. 
 

2.11 North Yorkshire Fire and Rescue - has no objection/observation to the application 
at this stage. It will, it says, make further comment when it receives its statutory 
Building Regulations consultation. 
 

2.12 Principal Landscape Architect - considers that, although the site is a modified 
landscape, the development would likely have significant landscape and visual 
effects and initially required further information and mitigation to be considered. The 
applicant has responded and the proposal now has officer support subject to 
appropriate planning conditions. 
 



2.13 NYCC Heritage (Ecology) - initially commented that further information/survey 
work was required. In response the applicant submitted an Ecology Addendum 
Report and further information regarding mitigation measures to avoid impacts on 
protected species. The additional information is considered to be thorough and 
gives confidence that the potential impacts of the development can be mitigated. 
Subject to conditions requiring both an Ecological Management Plan and a 
Construction Environment Management Plan, there are now no outstanding 
objections. 
 

2.14 Natural England - initially required further information with regard to foul and 
surface water matters given that the site lies some 2km from the Kirkby Wharfe 
SSSI. The applicant responded and Natural England have subsequently 
acknowledged the proposed drainage arrangements are unlikely to have an impact 
on the SSSI and so have no objections. 
 

2.15 The Yorkshire Wildlife Trust - required an Ecological Management Plan and a 
Construction Environmental Management Plan together with sensitive lighting to 
safeguard protected species and existing habitats all of which can be the subject of 
planning conditions. 
 

2.16 North Yorkshire Bat Group - has not commented. 
 

2.17 NYCC Lead Local Flood Authority - commented that the documents submitted 
represent a reasonable approach to the management of surface water and 
recommended a planning condition relating to a scheme for foul and surface water 
drainage. 
 

2.18 The Environment Agency - has advised that the application site lies within Flood 
Zone 2 and the proposed uses are classed as less vulnerable. The application 
should therefore be assessed in line with the Agency’s flood risk standing advice. 
 

2.19 Yorkshire Water - has no comment to make given the initial intention of directing 
foul drainage to the public sewer and surface water to the local watercourse system. 
 

2.20 The Shire Group of IDBs - has replied with a standard response that the 
impermeable areas of the site will be increased so the applicants will have to ensure 
that any surface water systems installed have adequate capacity to accommodate 
any increase in surface water discharge. 
 

2.21 Ainsty IDB - has no objection to the development in principle and comments in 
detail with regard to the disposal of foul and surface water and the proximity of 
proposed development to the adjacent watercourse (Rudding Drain). Planning 
conditions are recommended covering the matters of interest to the IDB. 
 

2.22 Police Designing out Crime Officer - has commented that the indicative design 
and layout from a designing out crime perspective is to be commended and that the 
proposed scheme is considered acceptable. 
 

2.23 SDC Economic Development & Regeneration - considers that the application 
should be supported for the following reasons which are felt to be material; 
 

 The Council’s Corporate Plan 2015-20 set out a clear commitment to making Selby 

District a ‘Great Place’ of which priority 1 was to make it a Great Place ‘to do 



business’ with a key focus of securing new investment in the district and improving 

employment opportunities. The Corporate Plan was updated in 2018 retaining the 

Great Place ambitions but updating and refreshing priorities for 2018-2020. As well 

as the focus on securing new investment and employment opportunities, the need 

to create the conditions for the current and future workforce to achieve higher levels 

of skills and qualifications was emphasised and a number of priorities over the next 

two years identified: 

o progress the key priorities in our Economic Development Framework - 

including attracting new business investments to create employment 

opportunities in priority sectors through our Inward Investment work 

o work proactively with key landowners and developers to unlock the 

significant potential of our key transformational development sites. This 

included Church Fenton which is identified as having potential for a major 

new creative media and digital hub “Create Yorkshire” and the expansion of 

the film studios (“Yorkshire Studios”) creating a site of regional significance. 

 The Corporate Plan commitments to encouraging economic growth and delivering 
key transformational development sites will deliver a wide range of benefits 
including increased employment, skills and training opportunities for local people. It 
will also deliver growth in the Council’s business tax base which is essential to 
secure the future sustainability of the Council and its ability to deliver first class 
public services. 

 

 The ‘Selby Economic Development Framework 2017 – 2022’ (EDF) builds on the 

Council’s agreed aims to make Selby District a great place to do business and 

enjoy life, as set out in the Corporate Plan and states that Selby District has a 

critical role to play in transforming growth in the north of England and rebalancing 

the country’s economy, creating economic prosperity and better connected 

sustainable growth. The right mix of investment is sought to create diverse high 

value jobs that meet the needs and aspirations of residents and improve prospects 

for this and future generations. 

 In the EDF, the Council commits to work alongside developers to bring forward new 
commercial land to attract investment into the District, creating new and higher-
value employment opportunities, whilst meeting the needs of existing businesses to 
expand. Church Fenton Aerodrome is identified as one of 5 key development sites 
in the District, incorporating B1/2/8 uses and regionally significant film studio 
facilities. Progress on the EDF has recently been reviewed and the delivery of 
strategic sites, including Church Fenton, remains a high priority. 

 

 The development of the Church Fenton site presents the opportunity to create an 
international centre of expertise and innovation built around the UK’s global 
reputation in the Film and Creative Digital sectors. The successful film studios at 
Church Fenton are able to offer and exploit a rare resource that the established 
major studios are unable to compete with, that of space and facilities. The vision to 
develop a creative, digital campus adjacent to the film studios will ensure that the 
site will hold a unique position, nationally and can gain an international reputation 
that gives film producers the flexibility and access not readily available elsewhere. 
 



 This development will be a first for Selby District and, as a consequence, will 
elevate the awareness and interest for business investment in the District to a new 
level as the specialist facilities will not only be unique to the District but throughout 
the Yorkshire region and beyond. 
 
This project is considered to be unique and probably a once in a life time 
opportunity for Selby District to take a leadership role in delivering a high profile, 
exciting business sector, not just to the District but across the region.   

 
2.24 York & North Yorkshire LEP - no comments received 
 
2.25 Screen Yorkshire - supports the application and comments that Church Fenton 

has already added an important new element to the region’s offer to film makers, 
both domestic and international.  The site has massive potential to meet the need 
for high quality studio space, given it is almost unique in terms of scale, and to 
provide a base for supply chain businesses and training. Jobs in the sector are 
considered to be future facing and approaches to Screen Yorkshire show local 
people of all ages are seeking new opportunities within the creative industries. 

 
2.26 SDC Environmental Health - has considered the submitted Noise Impact 

Assessment and Air Quality Assessment and considers both to be appropriate. 
However, as the application is largely in outline, conditions are recommended 
requiring a Construction Management Plan and controlling sound emitted from plant 
and equipment. 

 
2.27 Historic England - has held pre-application discussions with the applicant’s agent, 

with particular reference to the Scheduled Monument within the site, and has no 
objection on heritage grounds. 

 
2.28 City of York Contaminated Land - consider the submitted information on likely 

contamination to be generally acceptable and recommend a number of planning 
conditions requiring further investigation and assessment prior to the 
commencement of development and in the event of unexpected contamination 
being found as works proceed. 

 
Representations 

 
2.29 One letter of representation has been received expressing support for the proposal 

which is considered to be an innovative and imaginative scheme providing jobs 
without conflicting with the environment. 

 
3.  SITE CONSTRAINTS AND POLICY CONTEXT 
 
3.1 The site is located outside, but immediately adjacent to the development limits of 

Church Fenton Airbase.  Therefore the site is located within open countryside but 
lies outside of the Green Belt and without specific allocation. The application has 
consequently been advertised as a Departure from the Development Plan. Legal 
opinion has been sought which concludes that, given the former and current uses of 
the site, it should be considered as ‘previously developed land’. The areas of 
runway, buildings, taxi-ways, hardstanding and aprons are indisputably previously 
developed land. That leaves the areas of grass between these elements of built 
development which are considered to be essential operating infrastructure 
associated with the aviation use without which a small airfield could not function. 

 



National Guidance and Policy – National Planning Policy Framework (NPPF), 
National Planning Practice Guide (NPPG) 

 
3.2  The National Planning Policy Framework (February 2019) replaces the July 2018 

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

 
3.3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that "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 National Planning Policy Framework (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. 

 
3.4 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. 

 
Selby District Core Strategy Local Plan (CS) 

 
3.5 The relevant CS Policies are as follows: 
 

SP1: Presumption in Favour of Sustainable Development. This reflects the 
approach set out in the NPPF for considering sustainable development proposals 
positively. The Council will work proactively to find solutions so that proposals can 
be approved wherever possible in order to improve the economic, social and 
environmental conditions in the area. 

  
SP2: Spatial Development Strategy. Of relevance here, development in the 
countryside will be limited to the replacement or extension of existing buildings, the 
reuse 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 local 
communities in accordance with SP13; or other special circumstances. 

 
In addition to the Spatial Strategy contained in the CS, other locational principles 
are included which are also seen as influencing the consideration of development 
proposals. The first such principle is that high priority is given to the importance of 
utilising previously developed land.   

 
SP12: Access to Services, Community Facilities and Infrastructure. The assumption 
behind this policy is that future development needs to be provided with the services, 
facilities or infrastructure that are needed by new communities to function or to 
make sure existing communities do not suffer as a result. Facilities implemented in 
connection with a development should be in place or provided in phase with 
development. This includes joining up or creating Green Infrastructure in addition to 
measures necessary to mitigate or minimise the consequences of development. 

 



SP13: Scale and Distribution of Economic Growth. Policy SP13 gives support to 
developing and revitalising the local economy. The Policy provides for an additional 
37-52ha of employment land in the period up to 2027 but, notably, this provision is 
not described as a maximum. 

 
Subsequent to adoption of the Core Strategy, and in the absence of a Site 
Allocations Local Plan, the Council’s Authority Monitoring Report (AMR) May 2018 
(period 2015-17) and the 2015 Draft Employment Land Review (ELR) provide 
relevant context. The former shows that the Council has already granted planning 
permission for employment use that significantly exceeds the Core Strategy 
requirement of 37-52ha (in large part due to significant employment developments 
at the Sherburn Industrial Estate). It should be noted that the 37-52ha figure 
contained in CS Policy SP13 is not presented as a maximum figure and there are 
no adopted policies which seek to resist new employment proposals once the figure 
is exceeded. 

 
The Draft ELR did not consider the application site as the landowner was, at that 
time, intent on running the whole site as a civilian airport. Clearly, the current 
temporary film-making use and the current proposal for creative, digital and media 
industries development, representing economic growth, were both brought forward 
after the adoption of the Core Strategy and completion of the ELR and were not 
specifically considered during the preparation of those documents. However, the 
NPPF does encourage local planning authorities to be flexible enough to 
accommodate needs not anticipated in the plan. Also, it was recognised in the ELR 
that the Tadcaster Functional Economic Area (within which the majority of the site 
falls) should be considered for new employment allocations albeit in the order of 5-
10 ha. The ELR also recognised that the Selby District had struggled to attract 
footloose inward investment activity and suggested that consideration should be 
given to large sites of >10ha. 

  
SP13C supports sustainable development in rural areas that brings sustainable 
economic growth through local employment opportunities. 

 
SP15: Sustainable Development and Climate Change. Promotes  sustainable 
development by, amongst other things, giving preference to the use of previously 
developed land and seeking that schemes should incorporate sustainable design 
and construction techniques; sustainable drainage systems, protect and enhance 
habitats; include tree planting and minimise traffic growth through the use of, for 
example, Travel Plans and Transport Assessments, cycle lanes, pedestrian 
facilities and improved public transport. 

 
SP16: Improving Resource Efficiency. This policy seeks to promote reductions in 
the use of energy in line with national standards and the use of renewable sources. 

 
SP18: Protecting and Enhancing the Environment. This policy seeks to sustain high 
quality and local distinctiveness through, amongst other things; retaining and 
protecting features of natural interest, providing for their management and seeking 
to ensure that unavoidable impacts are mitigated or compensated for; producing a 
net gain in biodiversity, increasing connectivity of Green Infrastructure including 
networks of linked open spaces and opportunities for multi-functionality. 

 
Policy SP19: Design Quality is the overarching requirement for good design as a 
key element to achieving sustainable development through having regard to local 
character, identity and context of site surroundings. A list of key requirements is 



given within the policy which includes; making effective use of land, facilitating 
sustainable access, incorporating new and existing landscaping and creating mixed 
use places. 

 
Selby District Local Plan (SDLP) 

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

implementation of the Framework.  
 

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

 
3.7 The relevant SDLP are as follows: 
 

ENV1: Control of Development. This is a permissive criteria based development 
management policy that takes account of a number of planning considerations in 
the control of development. Of particular importance to this application are; the 
character of the area; the relationship to the highway network and the means of 
access; the standard of layout and associated landscaping; the effect upon 
important heritage assets  

 
ENV2: Environmental Pollution and Contaminated Land. Seeks to prevent harm 
from noise, nuisance or contamination and to ensure previously contaminated sites 
are investigated and appropriately assessed. 

 
ENV3: Light Pollution. Would permit lighting schemes where they are appropriately 
designed and do not detract from, for example highway safety, local amenity and 
character. 

 
EMP2: The Location of Economic Development. Sets out the provision to be made 
for new employment development, concentrated in and around Eggborough, Selby, 
Sherburn and Tadcaster. 

 
EMP8: Conversion of Rural Buildings. Provides for the reuse or adaptation of rural 
buildings for commercial, industrial or recreational uses subject to various criteria 
including that the building is structurally sound and will not be require substantial 
rebuilding, alteration or extension. 

 
EMP9: Expansion of Existing Employment Uses. Proposals for expansion or 
redevelopment of existing uses outside of development limits or outside of 
established employment areas are supported by this policy subject to there being 
no adverse impact on highway safety and the character of the area together with a 
high standard of design and landscaping. 

 
EMP11: Exceptional Major Industrial and Business Development. This policy seeks 
to facilitate, in exceptional circumstances, proposals which cannot ordinarily be 
accommodated within allocated employment land. The policy is intended to cater for 
major inward investment proposals that require large sites to be occupied by a large 
operator and any related development linked to its operation. 

 



T1: Development in Relation to the Highway Network. Proposals are to be well 
related to the network and be capable of being safely served by existing roads, 
unless appropriate off-site improvements are undertaken. 

 
T2: Access to Roads. The intensification of the use of an existing access would be 
permitted provided there is not detriment to highway safety. 

 
4. APPRAISAL 

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

 
• The Principle of development 
• Highway impact, accessibility and mitigation 
• Landscape, design and visual impact 
• Flood risk and drainage 
• Impact on residential amenity 
• Biodiversity and ecology 
• Impact on Heritage assets 
• Ground conditions 
• Economic benefits 

 
The principle of development 

 
4.2 The CS sets out a Vision for the District which includes a diverse economy with a 

wide range of job opportunities to assist in reducing the dependency on surrounding 
towns and cities. One of the objectives stemming from the Vision is the promotion of 
the efficient use of previously developed land for appropriate uses giving preference 
to land of lesser environmental value. 

 
4.3  CS Policy SP1 states that when considering development proposals the Council will 

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

 
4.4 The application site is located outside, but immediately adjacent to, the 

development limits of Church Fenton Airbase and is therefore located within the 
open countryside. CS Policy SP2 sets out the spatial development strategy for the 
district and states that the majority of new development will be directed towards the 
towns and more sustainable villages. The policy states that development in the 
open countryside 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 where it will enhance or maintain the vitality of rural 
communities, meet rural affordable housing need, or other special circumstances. 

 
4.5 Part of the scheme proposes the re-use and the extension of existing buildings 

which is in accordance with Policy SP2. However the proposal also involves the 
creation of over 57,000 sq m of new floor space, comprising employment floor 
space and a range of ancillary uses, including shops, cafes/restaurants and a hotel 
which, it is considered, goes beyond what might be anticipated by the strand of SP2 
referring to ‘well-designed new buildings of an appropriate scale’ aimed at 
improving the local economy. New commercial floor space of the scale proposed is 
clearly to be considered more widely than the economy of the immediate local area. 



 
4.6 CS Policy SP13 provides policy guidance with regards to the scale and distribution 

of economic growth. Part C states that in rural areas, sustainable development (on 
both greenfield and previously developed land) which brings sustainable economic 
growth through local employment opportunities or expansion of businesses and 
enterprise will be supported, including for example: 

 

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

 The redevelopment of existing and former employment sites and commercial 
premises 

 The diversification of agriculture and other land based rural businesses  

 Rural tourism and leisure developments, small scale rural offices or other small 
scale rural development 

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

 
4.7 Policy SP13D states that in all cases development should be sustainable and be 

appropriate in scale and type to its location, not harm the character of the area, and 
seek a good standard of amenity. 

 
4.8 Policy SP13 is supportive to the re-use of existing buildings and infrastructure and 

the development of well-designed new buildings.  The application proposes the re-
use of existing buildings to make permanent the role of commercial film making at 
Church Fenton.  The application also proposes a significant number of new 
buildings and, whilst the majority of these new buildings are subject of the outline 
element of the application whereby details of design will be determined through 
reserved matters, there is no reason why an appropriate design cannot be 
achieved.  Though the proposal will see the expansion of a current enterprise, the 
scheme does not represent small-scale rural development envisaged by Policy 
SP13.  In view of the site’s location in the open countryside, the overall scale of 
development proposed is not considered to be in strict accordance with Policy 
SP13.   

 
4.9 SDLP Policy EMP2 sets out the provision for the location of future economic 

development across the district.  The policy states that encouragement will be given 
to proposals for small-scale development in villages and rural areas in support of 
the rural economy.  The scheme cannot be regarded as small scale and, on this 
basis, the proposal is not specifically supported by Policy EMP2.  However, the 
policy does not specifically preclude the possibility of large scale proposals or state 
that they would be unacceptable per se. SDLP Policy EMP8 sets out a number of 
criteria whereby the conversion of rural buildings for commercial uses will be 
permitted.  This policy can be applied to the element of the scheme which proposes 
the permanent re-use of existing buildings on site.  These buildings already have 
the benefit of temporary consent (ref. 2015/0588/COU), are structurally sound and 
are capable of re-use without substantial re-building / their re-use will take place 
within the existing fabric of the building and are therefore considered to be in 
accordance with Policy EMP8. 

 
4.10  There are no adopted policies specific to the proposed use in the subject location. 

SDLP Policy EMP11 does make provision for major inward investment that requires 
large sites and cannot be ordinarily accommodated within allocated employment 
sites. The Policy does, however, anticipate such development to be related to the 
relocation of a major national or industrial employer within the District which may, in 



addition to providing a significant number of jobs, also promote opportunities for 
creating spin-off employment through related business and services. Whilst the 
circumstances of the application under consideration do not strictly represent those 
anticipated, the proposal does represent the opportunity for major inward 
investment based around a core activity, namely commercial film making, together 
with complementary creative, digital and media uses. 

 
4.11 The location, scale and intended use of this site is not related to the present rural 

economy and officers consider that it is not the intention of CS Policies SP2 and 
SP13 and SDLP Policy EMP2 to allow major new commercial floor space in the 
open countryside.  On this basis, and notwithstanding the support offered by the 
spirit of SDLP Policy EMP11, it cannot be concluded that the application is in 
accordance with the Development Plan.   

 
4.12 As mentioned above, Section 38(6) of the Planning and Compulsory Purchase Act 

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

    
Economic Development Framework 

 
4.13 The Council’s adopted Economic Development Framework (2017-2022) is not part 

of the Development Plan but officers are of the view that its objectives are material 
considerations when it comes to the determination of this proposed development. 
The Framework aims to transform growth, create economic prosperity and attract 
diverse high-value jobs to the District. Creative Industries is one of the priority 
growth sectors identified in the Framework which recognises Church Fenton as 
playing a key role in the recent growth of film and TV industries across Yorkshire 
and the Humber.  The Framework seeks to work with key partners to build on the 
opportunities presented by the Church Fenton Airfield for development of a creative 
and media hub following the success of Yorkshire Studios’ occupation of an existing 
hangar building on the site. Officers consider that the subject application represents 
a realistic and significant milestone in advancing this opportunity to provide for high 
skilled, quality jobs together with learning and skills development. 

 
4.14 The Council’s approach, based upon the Framework, has been to recognise that 

there are a number of key development sites, including those that are unallocated 
such as Church Fenton, and that their release for employment will provide large 
scale sites in locations that can link into existing and allocated employment sites 
and centres of population. In this way, providing a wide range of sites with consent 
gives maximum flexibility and choice. 

 
4.16 The NPPF places significant weight on the need to support economic growth and 

productivity, taking into account both local business needs and wider opportunities 
for development and requires there to be sufficient flexibility to accommodate needs 
not anticipated in the plan.  Planning decisions should recognise and address the 
specific locational requirements of different sectors and should include making 
provision for clusters or networks of knowledge and data-driven, creative or high 
technology industries. The current proposal is promoted as one such cluster 
alongside one of the largest television and film production facilities in the country. 
The Framework goes on to reflect CS Policies SP2 and SP13 in stating that 



decisions should enable the sustainable growth and expansion of all types of 
businesses in rural areas through the conversion of existing buildings and well-
designed new buildings.   

 
4.17 Paragraph 84 of the NPPF recognises that sites may have to be found adjacent to 

or beyond existing settlements, and in locations that are not well served by public 
transport.  In these circumstances it will be important to ensure that development is 
sensitive to its surroundings, does not have an unacceptable impact on local roads 
and exploits any opportunities to make a location more sustainable.  The use of 
previously developed land, and sites that are physically well-related to existing 
settlements, should be encouraged where suitable opportunities exist. 

 
Summary 

 
4.18 As concluded above, the application is not considered to be in accordance with the 

Development Plan. On balance, however, the submitted proposals are considered 
to be acceptable in principle given that the proposals for development of previously 
developed land align with the stated economic development objectives of the 
District, which identify the site as providing the opportunity for a major creative and 
media hub.  The application site is already home to Yorkshire Studios and, as such, 
the principle of the site being used for commercial film making has already been 
accepted through the grant of temporary planning permission.  This application, if 
approved, will provide permanent consent and will allow for further investment in the 
currently under used site to provide for a wider variety of related and 
complementary employment and ancillary uses, which will both support the needs 
of the film-making use and provide for the continued growth of a modern, diversified 
and sustainable economy which is a key objective of the Council’s Core Strategy. 
Without such growth the future vision for the District in terms of creating prosperous 
and sustainable communities will not be fully achieved.    

 
4.19 Whilst the site is located in a rural area, it is a large previously developed site and 

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

 
4.20 Significant weight should be given to the need to support economic growth and 

productivity.  The recognition by Selby District Council that the site provides a key 
employment opportunity to develop a high quality, regionally important, creative 
media hub define the special circumstances which weigh in favour of the proposal 
in a location which would normally be restricted to small scale rural development.   

 
4.21 For the reasons above, it is considered that the material considerations are of 

sufficient weight in the balance to enable the Council to depart from the 
Development Plan subject to there being no identified harm when considering other 
material considerations as discussed below. 

 
 Highways impact, accessibility and mitigation 
 
4.22 The application submission included a Transport Assessment (TA) which sought to 

establish that the quantum of vehicular traffic movements forecast to be generated 



by the proposed development can be safely accommodated on the local highway 
network and that the residual cumulative impacts of the development are not severe 
(the NPPF states that applications should only be refused where such impacts are 
severe). The TA, which was revised following initial discussions with Highways 
Officers, presents what the applicants consider to be a robust assessment of traffic 
likely to be generated by the development. Figures of 394 two-way trips during the 
AM peak and 374 during the PM peak are used albeit they are considered by the 
applicant’s traffic consultants to be an over estimation and, therefore, a worst case 
scenario. This, it is argued, demonstrates that the average increase in traffic flow as 
a result of the scheme will have a negligible impact on the surrounding highway 
network and local environment and that the development traffic can be satisfactorily 
accommodated. 

 
4.23 A Framework Travel Plan (FTP), aimed at minimising single occupancy car 

journeys by encouraging employees at the development to travel in a sustainable 
manner, has also been the subject of discussion and agreement with the Local 
Highway Authority (LHA). The FTP includes for the provision of a site specific 
shuttle bus to run on weekdays, on a demand basis, between the proposed 
employment and a location to be determined once future employees can be 
surveyed (but most likely to be a local train station). The LHA wish to see this 
matter included in a Section 106 Agreement. 

 
4.24 The LHA consultation response confirms that the TA analyses have been 

undertaken using the nationally accepted junction analysis programs in accordance 
with the requirements of NPPG on Travel Plans, Transport Assessments and 
Statements.  The following junctions have been considered; 

 

 B1222/Fenton Lane roundabout; 

 A162/B1222 roundabout; 

 Main Street/Station Road/Fenton Lane mini-roundabout; 

 A162/B1223 Raw Lane priority junction; 

 Busk Lane/Bracken Hill priority junction; 

 Boggart Lane/Church Fenton Lane/Busk Lane priority junction; 

 A63/A162 roundabout (existing layout); and 

 A63/A162 roundabout (with improvement scheme). 
 
4.25 Two scenarios were considered in the TA; the 2023 design year plus committed 

development - the ‘base situation’, and the base situation plus the traffic generated 
by the ’Create Yorkshire’ proposals for the application site. These are the analyses 
required by NPPG to determine the residual cumulative impact of the development 
and provide the basis on which the proposals should be considered. A number of 
sites in Church Fenton, Ulleskelf and Sherburn in Elmet that have planning 
permission have been included as committed development. In addition, and beyond 
what is required by the NPPF, the applicants have prepared a further Transport 
Note (TN) which considers the cumulative impact of development including sites 
which are in the planning process but not yet finally determined. These additional 
sites were determined by the LHA in consultation with Council officers and include 
sites in Church Fenton, Thorpe Willoughby, Selby, Hambleton and Sherburn in 
Elmet, most notably proposals for the former Gascoigne Wood Mine. 

 
4.26 The TN has consequently considered the following scenarios; 
 



Scenario 1 2023 Design Year + Committed Development + Identified Additional 
Sites. 
Scenario 2 2023 Design Year + Committed Development + Identified Additional 

Sites + Phase 1 & 2 ‘Create Yorkshire’ Generated Traffic. 
Scenario 3 2023 Design Year + Committed Development + Identified Additional 
Sites  

+ Phase 1 & 2 ‘Create Yorkshire’ Generated Traffic 
+ Gascoigne Wood Generated Traffic. 

 
 This additional analysis shows that when the impact of the application proposals is 

considered all junctions except the A63/A162 roundabout perform within their 
theoretical capacity. When the Gascoigne Wood site is included, both the A63/A162 
and the A162/B1222 roundabouts exceed their theoretical capacities. 

 
4.27  The TN reaches the same conclusion as the TA submitted in respect of the 

Gascoigne Wood proposals in that the traffic generated by that development alone 
is sufficient to require an improvement of the A162/B1222 roundabout. The 
applicant is therefore proposing mitigation to address the capacity issue at the 
A63/A162 roundabout above and beyond the mitigation previously agreed at this 
roundabout. It is also proposed that funding of the mitigation is proportionately 
shared between the sites which have a significant impact on junction, i.e. the 
application site, Gascoigne Wood (if approved) and those developments which 
already have planning permission but with obligations to improve the roundabout. 
The LHA considers this matter can be adequately covered through a Section 106 
Agreement. This mitigation is considered necessary to make the development 
acceptable in planning terms, is directly related to the development and is fairly and 
reasonably related in scale and kind to the development thus meeting the statutory 
tests for Section 106 agreements as set out in The Community Infrastructure Levy 
Regulations 2010 and the NPPF. 

 
4.28 The TN also shows that in Scenario 2, without traffic associated with Gascoigne 

Wood, it is possible to deliver Phase 1 of the application site without the A63/A162 
junction exceeding 85% of its theoretical capacity.  The LHA would thus support 
development of Phase 1 of the application site in advance of works to the A63/A162 
roundabout and, again, it is considered that this matter can be controlled through a 
Section 106 Agreement. 

 
4.29 In conclusion, the LHA considers that the applicant has shown that the residual 

cumulative impact of the application site can be accommodated even when 
considering the impact of sites in addition to those that are required to be treated as 
committed development. This will require developer funded mitigation above that 
agreed for existing committed developments. It is consequently considered that 
there are no reasons for refusing the granting of permission on this site on highway 
and transportation grounds and that matters can be covered by clauses in a Section 
106 Agreement and the imposition of appropriate planning conditions.  

 
4.30 As described above, the site is a modified landscape within which the existing 

buildings, areas of hardstanding, runways and fencing exert a strong influence. The 
surrounding area is virtually flat, sitting within the Humberhead Levels, and is mainly 
arable farmland which has also had an impact on the appearance of the landscape. 
There is limited woodland with any trees usually related to settlements, farms and 
along ditches. Inevitably, given the scale of building proposed, the erection of new 
buildings and the loss of existing open space will have significant landscape and 
visual effects. 



 
4.31 In seeking to address the comments of the Principal Landscape Architect, the 

applicants have revised the Landscape and Green Infrastructure Design Statement 
and have submitted a Landscape Parameters Plan. The underlying approach, 
shown on the indicative Masterplan, is the retention where possible of existing 
trees, the reintroduction of drains and dykes and the planting of significant numbers 
of new trees to give strong green infrastructure benefits and effectively define areas 
or ’cells’ for new built development. This landscape-led approach has also paid 
particular attention to the Scheduled Monument on the site which would be retained 
and suitably integrated to allow interpretation of the WWII associations of the former 
land use. The Scheduled Monument will sit within a strong, linear area of 
greenspace that will form a central hub providing both opportunities for social 
interaction between occupants of the development and pedestrian and cycle access 
through the site. This area of greenspace will provide a sense of place, in contrast 
to the existing utilitarian nature of the site, as well as being publically available.   

 
4.32 The submitted Landscape Parameters Plan has been prepared setting out various 

viewpoints in the context of the existing airfield and the surrounding landscape. The 
viewpoints, and particularly those giving open views towards the site, have been 
reviewed in relation to existing landscaping and its management. The existing 
aviation use does result in some constraints in relation to both new planting and the 
height of vegetation. Additional planting has, however, been added into the 
proposals along the northern access road to reinforce the existing vegetation and 
link in with the proposed woodland buffer to the northern edge of the application 
site. Similarly, a section of new planting has been indicated on the western site 
boundary to soften views from properties on Cawood Crescent across open land. 

 
4.33 Whilst the majority of new buildings envisaged as part of the development fall within 

the outline element of the application, and will therefore be the subject of future 
submissions at reserved matters stage, Building 1 at the northern end of the Create 
Yorkshire employment area forms part of the full application. The building would be 
the largest on the site at 90m by 60m and seeks to articulate the design principles 
and concepts contained in the Design and Access Statement The proposed 
material are a combination of concrete panels, timber cladding and insulated wall 
panels typical of modern industrial buildings. The building, whilst large is not 
considered to be out of character given the presence of the 3 large hangar buildings 
to the south of the site which will remain as the tallest buildings within the site. 

 
4.34 Subject to appropriate conditions, it is considered that the impact of the 

development can be appropriately mitigated such that it can be successfully 
integrated into the surrounding landscape in a way that will bring long term 
beneficial effects. 

 
Flood risk and drainage 

 
4.35 When the application was first submitted, the Environment Agency flood maps 

showed the site as falling within Flood Zone 1 with a low probability of flooding. The 
flood maps have been updated and it is now the case that the majority of the site 
falls within Flood Zone 2 which carries a medium risk of flooding (1% - 0.1% 
probability in any year). Consequently, a revised Flood Risk Assessment (FRA) has 
been prepared and submitted. The site is described as being very flat at 
approximately 8.0mAOD. Existing ditches throughout the site are around 2m deep 
and the site is served by separate surface water and foul water sewerage 
infrastructure. 



 
4.36 The FRA confirms that the site is located approximately 1.9km to the south of the 

River Wharfe and approximately 4.7km to the west of the River Ouse and considers 
that, whilst, the site is surrounded by land that is subject to higher flood risk, the site 
itself is at a low and acceptable risk from fluvial flooding. The FRA goes on to 
consider the risk of flooding from other sources including open drainage ditches 
within the site, groundwater and surface water and concludes that risk is low and 
acceptable. Notwithstanding this assessment, recognising that the site is located in 
Flood Zone 2, it is recommended that mitigation is provided by constructing new 
floor levels 300mm above surrounding ground levels and designing suitable surface 
water drainage systems to control flows and provide for any excess flows to be 
balanced on site. Such measures are capable of being secured by planning 
condition. 

 
4.37 In accordance with the standing advice of the Environment Agency and 

requirements set out in the NPPF, a Sequential Test has also been undertaken as 
the proposals constitute major development falling within Flood Zone 2. The aim of 
the Sequential Test is to steer new development to areas with the lowest risk of 
flooding. Development should not be permitted if there are reasonably available 
sites appropriate for the proposed development in areas with a lower risk of 
flooding. The submitted Sequential Test argues that “the unique proposition 
provided by this specific site and this specific proposal” is predicated on the basis 
that the application site is; already home to the ‘Church Fenton Yorkshire Studios’; 
has a proven track record of suitability; comprises previously developed land within 
an operational commercial site; and has been specifically identified in the Council’s 
Economic Development Framework as a key development site to build from what it 
has already achieved to provide “a major creative and media hub in the region”. It 
concludes that, in this instance, only the application site is appropriate for the 
specific use proposed and other available employment land elsewhere in the 
District is not an appropriate alternative site for the specific use proposed. On that 
basis, it is considered that the Sequential Test is passed. Officers concur with this 
assessment and, as the Exception Test is not required given that the proposed 
development is classed as ‘less vulnerable’ by the Environment Agency, no 
objections are raised in terms of flood risk. 

 
4.38 The submitted Drainage Report describes the existing drainage arrangements 

serving the site with foul water discharging to Yorkshire Water infrastructure and 
surface water being fed into the drainage ditches within the site. It goes on to 
describe predicted foul water flows as low and capable of being dealt with by 
pumping to the public sewer. Even if capacity was not available in the public sewer, 
and there is no suggestion that this will be the case, on-site solutions are available 
such as a private treatment plant. Surface water is to be discharged via existing on-
site drainage ditches as at present albeit in a controlled manner. Again, suitably 
worded planning conditions are considered appropriate. 

 
4.39 Responses from Yorkshire Water, the Local Lead Flood Authority and the 2 relevant 

Internal Drainage Boards have raised no objection to the approach being adopted 
to address flooding and drainage matters associated with the proposals. Planning 
conditions requiring detailed schemes at appropriate times of the development have 
been requested and are included in the officer recommendation. 

 
4.40 The nearest residential properties to the application site are situated to the west on 

Cawood Crescent, Skelf Close, Dorts Crescent and, across Busk Lane, Trans Walk 
and Little Ings Close. For the most part, the houses are separated from the 



application site by the remaining buildings associated with the former RAF base. 
The exception to this is Cawood Crescent which is separated from the northern part 
of the application site by an area of rough grassland containing shrubby vegetation. 
This latter relationship has resulted, as mentioned above, in a section of new 
planting being added to the proposals to soften what is recognised as the single 
major visual impact, others being described in the submitted Landscape & Visual 
Impact Assessment as moderate or limited. 

 
4.41 The illustrative Masterplan contained within the submitted Design & Access 

Statement shows the area closest to the western boundary, and therefore to the 
nearest residential properties, to be the location for the ancillary uses such as 
offices, shops and cafes which will, in effect, act as a further buffer between 
residential and industrial uses. Together with the proposed central greenspace and 
landscaping, this arrangement is considered to result in an acceptable relationship 
with existing residential properties with no adverse impact on amenity. 

 
4.42 The application is also accompanied by both Noise and Air Quality Assessments. 

With regard to air quality, the assessment predicts that impacts on air quality arising 
from the development would be negligible once operational and similarly low during 
construction subject to good site practice and mitigation measures. The noise 
assessment concludes that noise associated with the construction phases of the 
development can be effectively managed through implementation of a Construction 
Environment Management Plan (CEMP) which can be secured through a planning 
condition. The potential for adverse noise effects associated with the operation of 
the completed development, given separation distances and appropriate acoustic 
design, is predicted to be minimal. Traffic generated noise level changes are 
considered to be low in the worst case. The Council’s Lead Officer for 
Environmental Health has considered the submitted Assessments and has raised 
no objection on either issue subject to planning conditions requiring the submission 
and agreement of a CEMP and restrictions on noise levels in relation to sensitive 
noise receptors (properties on those residential streets mentioned above). 

 
Biodiversity and ecology 

 
4.43 The application included a Preliminary Ecological Assessment which noted that 

there are no designated sites within or in the immediate vicinity of the application 
site and went on to comment on protected and notable species that might be 
affected by the proposed development. The Assessment also concludes that 
habitats within the site, primarily consisting of species poor grassland, are of low 
ecological value. Features within the site with potential for bat and barn owl roosts 
are to remain undisturbed as part of the development. A specific report, held 
confidentially, in respect of one particular protected species present on the site was 
also submitted. 

 
4.44 In response to comments received from relevant consultees, namely the North 

Yorkshire County Council Ecologist and the Yorkshire Wildlife Trust, an Ecological 
Addendum Report was submitted based on surveys undertaken at more 
appropriate times in the year in respect particularly of bats, barn owls and grassland 
habitats. Subject to the submission of an Ecological Management Plan and a CEMP 
which can be required by planning condition, there are no objections from consultee 
bodies in relation to ecology. In summary, there are no over-riding ecological 
constraints to development of the application site and with appropriate mitigation, 
and enhancement resulting from the landscaping of the site, it is likely that there will 
be biodiversity net gains and ecological benefits arising from the development. 



 
Impact on heritage assets 

 
4.45  In determining applications affecting heritage assets, The NPPF requires that the 

significance of the affected asset be identified, described and assessed as part of 
the consideration of the impact of development. Local Planning authorities are 
required to take account of the desirability of sustaining and enhancing the 
significance of heritage assets and give great weight to the asset’s conservation. 

 
4.46 As already noted, the only heritage asset likely to be affected by the proposed 

development is the Scheduled Ancient Monument that sits within the site and forms 
part of the airfield defences associated with the former military use during WWII. 
The relevant part of the Monument is the northernmost surviving anti-aircraft gun 
post, located towards the north west of the site, and takes the form of a brick 
structure with a reinforced concrete roof containing a central circular gun pit 
surrounded by earth banking. 

 
4.47 It is recognised that, despite the development not physically impacting on the gun 

post, the character of the setting will change albeit not to a degree that is 
considered to be significant. Indeed, discussions undertaken with Historic England 
have centred on providing beneficial effects through the asset being better 
understood and appreciated.  Historic England has stated that, given the creative 
nature of the anticipated businesses on the site, the opportunity exists for an 
“imaginative and dynamic approach to the presentation and interpretation of the 
monument”. 

 
4.48  With regard to more general archaeological matters, the supporting information 

suggests that the archaeological potential of the site is low and possibly reduced 
further by the airfield use. However, whilst not objecting to the application, the 
County Council’s Principal Archaeologist considers that there may be greater 
potential for below ground later prehistoric and Roman archaeology together with 
more recent military remains.  A planning condition requiring a Written Scheme of 
Investigation is therefore suggested. 

 
Ground conditions 

 
4.49  The applicants also submitted a Ground Conditions Report as part of the application 

the purpose of which was to provide geotechnical and environmental information in 
relation to the proposed redevelopment of the site. The Phase 1 Geo-environmental 
assessment undertaken considered potential sources of historical ground 
contamination, likely impacts on sensitive receptors and, where necessary, the 
identification of any remediation and/or subsequent investigative works that may be 
required. The site was essentially assessed in two parts; the northern area of 
predominantly grassland with some areas of hardstanding and; the southern area 
occupied by the former airfield/current Leeds East Airport buildings.  

 
4.50  The Assessment Report provides background data in terms of the land uses of the 

site and its surroundings together with details of the general geology, mining and 
hydrogeology. The assessment indicates that given the site history, the anticipated 
contaminant load within the on-site soils, its underlying geology, gassing potential 
and the nature of controlled waters receptors, sensitivity of the site is low to 
moderate. As is common place in such circumstances, further intrusive investigation 
is recommended which can be secured by way of a planning condition to ensure 
any identified contamination can be safely mitigated. 



 
4.51 The consultation response received from the City of York Public Protection Team 

confirms that the Phase 1 report provides a good overview of the site’s history, its 
setting and its potential to be affected by contamination and that the report and the 
proposed site investigation works are generally acceptable.  A number of standard 
planning conditions are recommended to require further investigation and carrying 
out of any remediation measures considered necessary as a result. 

 
Economic benefits 

 
4.52  The application was accompanied by an Economics Statement which assesses the 

economic contribution of the proposed development in terms of a completed 
creative hub specifically serving the film and television industry which has seen, and 
is continuing to see, significant growth with resultant demand for studio and 
ancillary space. Growth in Yorkshire & Humber outstripped every other part of the 
UK between 2009 and 2015. 

 
4.53  The main benefits of the scheme are seen as; an estimated 211 jobs/annum during 

the construction phase; some 1800 full time equivalent jobs once the development 
is completed representing a 5% increase in jobs within the Selby District; up to 70% 
of new jobs could employ people with a higher education, degree or equivalent level 
qualification; and opportunities to see a substantial uplift in tourism attributable to 
the impact of UK films. The significant numbers of direct jobs at the site, supporting 
local, regional and national labour chains, would have wider economic impacts, 
connecting with and supporting an extensive supply chain particularly through the 
efforts of Screen Yorkshire (the region’s specialist body) and the anticipated direct 
impact of the recently announced locating of the Channel 4 HQ to Leeds. 

 
4.54  The Statement describes the Selby population across various age bands, broadly in 

line with Yorkshire & Humber and the UK, but highlights that the population has 
grown faster (9.2% during the period 2006-2016) than national and regional rates. 
Jobs growth has also been substantially higher in the District than in the UK and 
elsewhere in the region with manufacturing remaining particularly important. The 
proportion of those of working age in, or seeking work is high in Selby although 
unemployment is slightly higher than comparator areas. The submitted information 
also shows that there are substantial numbers of Selby residents commuting out of 
the District for work. This application has the potential to provide a very substantial 
source of employment for the benefit of people living in both the local area and the 
wider district, with an extensive need for highly skilled workers over forthcoming 
decades. 

 
4.55 With such information in mind, the development of Church Fenton Airfield for 

commercial uses within the creative, digital and media sector will help to address 
some of the key challenges identified in the Council’s CS namely; developing the 
economy in a more sustainable way by retaining/creating new jobs and; by 
moderating unsustainable travel patterns by addressing out commuting for work. 
Similarly, the development will assist in working towards the CS objectives of; 
promoting the efficient use of land including the re-use of existing buildings and 
previously developed land for appropriate uses in sustainable locations giving 
preference to land of lesser environmental value and; developing the economy of 
the District by capitalising on local strengths, nurturing existing business, supporting 
entrepreneurs and innovation, and promoting diversification into new growth 
sectors. 

 



4.56  To ensure that the development, which is promoted in the application as “a 
purpose-built scheme that is quite unique”, does indeed deliver the creative, digital, 
media and related occupiers anticipated such that a decision that is not in 
accordance with the Development Plan is justified, it is appropriate to seek to utilise 
a planning condition to regulate occupancy. At the same time, it is important that 
any such condition is suitably worded so as not to be overly restrictive and allows 
the Create Yorkshire element of the development to successfully emerge as a 
complementary cluster and a viable entity. A condition controlling the occupancy of 
buildings falling within the Create Yorkshire: East element of the development to 
creative and digital industries as defined by the Department for Digital, Culture, 
Media & Sport and any associated services has been agreed with the applicants. 

 
Legal issues 

 
4.57  Planning Acts 

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

 
4.58  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. 

 
4.59  Equality Act 2010 

This application has been recommended 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 

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

Background documents 
 
4.61  Planning Application file reference 2018/0673/OUTM and associated documents. 

Screening Opinion file reference 2018/0649/SCN and associated documents. 
 
5. SUMMARY and CONCLUSIONS 
 
5.1  Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 

applications are determined in accordance with the development plan unless 
material considerations indicate otherwise. Whilst the proposals are in accordance 
with SDLP Policy EMP11 in relation to major inward investment, it is concluded that 
the application does not accord with CS Policies SP2 and SP13 or SDLP Policy 
EMP2 given that the proposed scale of development in the countryside is beyond 
that anticipated by these policies. Accordingly, when the application is considered 
against the development plan as a whole, in view of the scale of the proposal - 
notwithstanding that part of the site currently has the benefit of temporary 
permission - and the location in the open countryside, it is not considered to be in 
accordance with the prevailing development plan. There are no development plan 
policies which specifically support this use in this location.  

 



5.2  The officer assessment has considered the range of material considerations that 
might justify a determination other than in accordance with the plan. The site is 
listed in the Council’s Economic Development Framework as a development site 
capable of playing a key role in the recent growth of film and TV industries across 
Yorkshire and the Humber. Policies in the development plan support the reuse of 
existing buildings, in this case the former hangars. The NPPF acknowledges that 
sites to meet local business needs may have to be located away from settlements 
and where they are not well served by public transport.  

 
5.3  A substantial amount of analysis has been undertaken with regard to the traffic 

implications of the proposed development and, specifically, the impact on the local 
highway network. The applicants have extended the analysis beyond those matters 
that the NPPF identifies as the key highway considerations and the LHA has 
confirmed not only that the residual cumulative impacts of the proposals are not 
severe but also that a certain amount of development can proceed in advance of 
highway mitigation measures being required. Beyond that, an appropriate approach 
to delivering those highway improvement works considered necessary to facilitate 
the rest of the development has been identified and can be included in an 
appropriately worded Section 106 Agreement. 

 
5.4  The likely effects arising from the development in respect of landscape impact, the 

relationship with nearby residential properties, flood risk, heritage assets and 
ecological considerations have been addressed in the ES and considered through 
consultation with appropriate bodies. Subject to the imposition of appropriate 
planning conditions, there are no outstanding areas of concern. This particular 
application is linked to a specific use which is not reflected in the generality of the 
AMR or ELR having emerged as a new opportunity not previously anticipated. The 
supportive Economic Development Framework together with some element of 
supporting commentary in the Development Plan are further material considerations 
that support this application. 

 
5.5  The submitted Design and Access Statement, Landscape and Green Infrastructure 

Design Statement and the Landscape Parameters Plan provide sufficient clarity on 
the nature of the proposals and establish the requirements that future reserved 
matters applications would have to follow should outline consent be granted.  

 
5.6  The former military site is a significant brownfield asset within the District and the 

recommended conditions and obligation are capable of improving the sustainable 
credentials and efficiency of use of this site. Importantly, this development is 
presented as a location specific proposal which needs to be on this previously 
developed land to take advantage of the existing hangar buildings. There currently 
exists an embryonic creative sector cluster with Church Fenton Yorkshire Studios a 
key driver for other local digital and media uses that have already located to be on 
the site. Planning consent will allow for a greater scale to be achieved built from 
what the agents have described as a “distinct, specialist and vibrant existing 
operation” which in turn will capitalise on what is a growing sector. It is suggested 
that specific inward investment opportunities of regional significance will not be 
forthcoming should the application not be approved. Approval of the application will 
not set a precedent for any other development proposals outside settlement 
boundaries which would need to be considered against the Development Plan and 
any relevant material considerations. 

 
5.7  Therefore, in recommending that the Committee approve this application, Members 

are requested to recognise that the application is not in accordance with the 



Development Plan but that there are economic benefits that will make a significant 
contribution to the creation of prosperous and sustainable communities within the 
District. Also the environmental information and the mitigation proposals included in 
the application will make a considerable contribution towards improving the 
appearance of the site and enhancing its credentials in terms of sustainability. The 
nature and extent of the material considerations justify development that does not 
accord with the Development Plan. Thus, subject to the recommended conditions 
and the conclusion of the planning obligation as outlined, the material 
considerations as set out in this report outweigh the conflict with the Development 
Plan such that planning permission should be granted. 

 
6.  RECOMMENDATION 
 

a) Committee resolves that it is minded to approve this application subject to the 
terms of the planning obligation described in paragraphs 4.23 – 4.29 of this report 
and the attached schedule of conditions. 

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

 
c) In the event that the application is not called in by the Secretary of State, 
authority is delegated to the Planning Development Manager to approve this 
application upon the conclusion of the planning obligation under Section 106 of the 
Act in line with the terms set out in paragraphs 4.23 - 4.29 above and subject to the 
imposition of the attached schedule of conditions. That delegation to include the 
alteration, addition or removal of conditions from that schedule if amendment 
becomes necessary as a result of continuing negotiations and advice and provided 
such condition(s) meet the six tests for the imposition of conditions and satisfactorily 
reflect the wishes of Committee. 

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

 
1.  The development for which full planning permission is hereby granted shall begin 

not later than three years from the date of this decision. 
 
Reason: To comply with the requirements of section 91 of the Town and 
Country Planning Act 1990 as amended. 

 
2. Details of the appearance, landscaping, layout, and scale (hereinafter called "the 

reserved matters") for any particular Phase of the development hereby granted 
outline planning permission shall be submitted to and approved in writing by the 
local planning authority before any development takes place within that Phase. The 
Phases shall be in general accordance with those shown in the submitted Design & 
Access Statement P17-2270.005 dated June 2018. 
 
Reason: To ensure compliance with Section 92 (5) of the Town and Country 
Planning Act 1990 as amended. 

 
3. Applications for the approval of the reserved matters shall be made to the local 

planning authority not later than the expiration of ten years from the date of this 
permission. 
 



Reason: To ensure compliance with Section 91 of the Town and Country Planning 
Act 1990 as amended. 

 
4. The development in each of the Phases hereby granted outline planning permission 

shall take place not later than two years from the date of the final approval of the 
reserved matters for that respective Phase or, in the case of approval on different 
dates, the final approval of the last such matter to be approved. 
 
Reason: To ensure compliance with Section 91 of the Town and Country Planning 
Act 1990 as amended. 

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

following approved plans and documents referenced: 
 
• Site Location Plan drwg: SITE LOCATION (1:5000) 
• Site Location Plan drwg: SITE LOCATION (1:2500) 
• Spatial Elements drwg:P17-2270-SEFPA 
• Concept Plan drwg: P17-2270-CP 
• Design & Access Statement June 2018 P17-2270.005 
• Landscape and Green Infrastructure Design Statement June 2018 P17-
 2270.006 
• Landscape Parameters Plan drwg:P17-2270.025 
• General Arrangement & Track Analysis of 16.5m HGV Drawing No 

70039052-GA-001 
• Building 1 Site Plan drwg: P17-2270-003 
• Floor Plans Entrance Building drwg: P17-2270-21 Rev.B 
• Elevations Entrance Building drwg:P17-2270-23 Rev.A 
• Roof Plan & Area Plan Entrance Building drwg: P17-2270-22 Rev.A 
• Sections Entrance Building drwg: P17-2270-24 Rev.A 
 
Reason: To ensure that future reserved maters applications are in accordance with 
the outline planning permission hereby granted and that the development hereby 
granted full planning permission is undertaken in accordance with the approved 
details in the interests of the character and amenities of the area in order to comply 
with Plan Policies SP12, SP15, SP18, SP19, ENV1, and ENV12. 
 

6. The occupancy of buildings falling within the Create Yorkshire: East Character Area 
element of the development as shown in the submitted Design & Access Statement 
P17-2270.005 dated June 2018 shall be restricted to creative and digital industries 
as defined by the Department for Digital, Culture, Media & Sport or any associated 
services as agreed in writing by the local planning authority. 
 
Reason: To ensure that the buildings remain available for creative, digital, media 
and related uses as proposed. 
 

7. The materials to be used in the construction of the external surfaces of Building 1 
hereby permitted shall be submitted to and approved in writing by the Local 
Planning Authority before above ground construction of the building commences. 
Development shall then be carried out in accordance with the approved details. 
 
Reason: To ensure appropriate materials are used in the interests of the visual 
amenity of the area in accordance with Plan Policies ENV1 and SP19. 
 



8. Notwithstanding details shown on submitted plans, no development in relation to 
the erection of a Building 1 hereby permitted shall take place until full details of both 
hard and soft landscape works associated with Phases 1and 1a as shown in the 
submitted Design & Access Statement P17-2270.005 dated June 2018, together 
with a programme of implementation, have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include proposed finished 
levels or contours; means of enclosure; car parking layouts; other vehicle and 
pedestrian access and circulation areas; hard surfacing materials; minor artefacts 
and structures (eg. security gates, street furniture, refuse or other storage units, 
signs, lighting etc.); proposed and existing functional services above and below 
ground (eg. Drainage and power); retained historic landscape features and 
proposals for restoration, where relevant; written specifications (including cultivation 
and other operations associated with plant and grass establishment); schedules of 
plants, noting species, plant sizes and proposed numbers/densities where 
appropriate. These works shall be carried out as approved prior to the occupation of 
any part of the development or as may be otherwise agreed in writing by the Local 
Planning Authority. Any trees or plants which, within a period of five years, die, are 
removed, or become seriously damaged or diseased shall be replaced in the next 
planting season with others of a similar size and species, unless otherwise agreed 
in writing by the local planning authority. 
 
Reason: This condition is imposed in accordance with Plan Policy ENV1 and 
because a well-designed landscaping scheme can reduce the impact of the 
development and help to integrate the development into the surrounding area. 
 

9. A Landscape Management Plan, including long term design objectives, public 
accessibility, management responsibilities, implementation and maintenance 
schedules for all landscaping within the application site shall be submitted to and 
approved by the local planning authority prior to the first occupation of development 
within any Phase. The Landscape Management plan shall be implemented in 
accordance with the approved timescales. 
  
Reason: In accordance with the details of the application and to ensure the 
retention and management of all landscaping and planted areas in order to protect 
the character and amenities of the area in order to comply with Plan Policies SP18, 
SP19,ENV1 and ENV12. 
 

10. There shall be no tree removal and no building, engineering or other operations 
shall commence in a particular Phase until details of all trees to be removed and 
details of trees to be retained and measures for their protection in accordance with 
a BS 5837 Survey have been submitted to and approved by the local planning 
authority. The works shall thereafter proceed in accordance with the approved 
details 
  
Reason: This condition is necessary in order to ensure the preservation and 
planting of trees in the interests of the amenities and biodiversity of the area to 
comply with Plan Policies SP19, ENV1 and ENV12. 
 

11. No building, engineering or other operations shall take place within a particular 
Phase until a Construction & Environmental Management Plan for that Phase has 
been submitted to and approved by the local planning authority. The submitted Plan 
shall include: 
• hours of delivery, demolition and construction working 



• details of on-site parking capable of accommodating all staff and sub- contractors 
vehicles clear of the highway 
• loading and unloading of plant and materials 
• details of on-site materials storage area capable of accommodating all plant and 
materials required for the operation of the site 
• details of measures for the mitigation and monitoring the effects upon identified 
species in the CEMP and their protection during development 
• details of any temporary or construction lighting 
• a Soil Management Plan to ensure soils are retained on site where appropriate 
• details of measures for the mitigation and monitoring of impacts of noise, vibration, 
dust and dirt upon residential property in close proximity and the amenities of local 
residents 
• measures to provide for regular and effective communication with local residents 
• a scheme for recycling/disposing of waste resulting from demolition and 
construction works 
• measures to control the spread of mud including, if necessary, wheel washing 
facilities. 
• details of the routes to be used by HGV construction traffic 
• a traffic management plan 
• a communications plan 
The approved Plan shall be adhered to throughout the construction works 
associated with that Phase of the site to which the Plan relates. 
  
Reason: This condition is necessary in order to address construction management 
issues before works commence and in the interests of protecting the character and 
amenities of the area in order to comply with Plan Policies SP18, SP19, ENV1, 
ENV2, T1 and T2. 
 

12. No development, other than the change of use of existing buildings to commercial 
TV and film studios, shall commence until a scheme giving details of pedestrian and 
cycle access to and movement through the site, for members of the public, staff and 
visitors, has been submitted to and approved by the local planning authority. The 
submitted scheme should specifically address public access to the proposed public 
open space shown within the Create Yorkshire: West Character Area element of the 
development as shown in the submitted Design & Access Statement P17-2270.005 
dated June 2018. 
 
Reason: This condition is necessary in order to identify and secure public access 
through the site as proposed and in order to comply with Plan Policies SP12, SP18 
and SP19. 
 

13. Prior to the commencement of any development, other than the change of use of 
existing buildings to commercial TV and film studios, an Ecological Mitigation 
Compensation and Management Plan shall be submitted to and approved by the 
local planning authority. The Plan shall include detailed measures for the protection, 
mitigation, compensation and enhancement required to support protected species 
and habitats and to ensure a net gain in biodiversity. The plan shall also include a 
timescale for implementation, phasing, monitoring and long term management by a 
suitably competent body. The Plan shall thereafter be implemented in accordance 
with the approved details. 
  
Reason: This condition is necessary in order to ensure mitigation in accordance 
with the Ecological Assessment and Addendum Report and Plan Policy ENV1. 
 



14. No development shall commence until an Employment and Skills Framework 
Statement detailing arrangements to promote local employment and skills 
development opportunities related to the development has been submitted to the 
local planning authority. The plan must include proposals for working with Selby 
District Council’s Economic Development Team and their Local Enterprise 
Partnership and explain how they have been consulted on the submitted plan. The 
Employment and Skills Framework Statement shall be supplemented by further 
detailed Statements for each subsequent Phase of development. The Employment 
and Skills Framework Statement must be implemented and maintained for the 
duration of the construction and use of the development. 
 
Reason: This is a pre-commencement condition which is necessary in order that the 
local need to retain jobs within the Selby District and support economic 
development is a part of this development and in order to recognise that the 
development can assist in working towards the CS objective of promoting 
diversification into new growth sectors. 
 

15. No public art or public interpretation boards shall be installed until details of their 
design, appearance and location have been submitted to and approved by the local 
planning authority. 
 
Reason: In the interests of the interpretation and public understanding of the 
Scheduled Ancient Monument and the character and amenities of the area in order 
to comply with Plan Policy ENV1. 
 

16. Prior to occupation of any Phase of the development hereby permitted, details of 
charging points for electric vehicles shall be submitted to and approved in writing by 
the Local Planning Authority, and thereafter shall be provided in accordance with 
the approved details and subsequently retained for that purpose. 
 
Reason: To encourage the use of low emission vehicles, in turn reducing CO2 
emissions and energy consumption levels in accordance with Plan Policy SP15. 
 

17. Prior to the installation of any external lighting, lighting columns or street lighting 
within any Phase, details of an External Lighting Strategy to address mitigation of 
impacts upon the amenities of the area and protected species shall have been 
submitted to and approved by the local planning authority. All lighting units shall be 
installed and retained in accordance with the approved Strategy. 
 
Reason: In order that the local planning authority may be satisfied on the nature 
and location of any external lighting in the interests of the character and amenities 
of the area and in order to comply with mitigation in accordance with the Ecological 
Assessment and Addendum Report and Plan Policy ENV1. 
 

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



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

19. The cumulative level of sound from all plant and equipment associated with the 
proposed development, when determined externally under free-field conditions, 
shall not exceed: 
 
 

Location  Period  Limit  

Residential dwellings on 
Dorts Crescent, Skelf 
Street and Cawood 
Crescent  

Daytime (07:00 to 
23:00) 
Night-time 
(23.00 to 07:00)  

38dBLAr,1hour*  
 
 
 

31dBLAr,15mins*  
60dBLAmax 

Residential dwellings on 
Little Ings Close, Trans 
Walk and those approved 
at the time of this 
permission on Busk Lane  

Daytime      (07:00 to 
23:00) 
Night-time (23:00 to 
07:00)  

38dBLAr,1hour*  
 
 
30dBLAr,15mins*  
60dBLAmax  
 

   
*All noise measurement/predictions and assessments made to determine 
compliance shall be made in accordance with British Standard 4142: 2014: 
Methods for rating and assessing industrial and commercial sound, and/or its 
subsequent amendments. 
Reason: To protect the residential amenity of the locality and in order to comply with 
the NPPF and Plan Policies SP19 and ENV2. 
 

20. A) No demolition, building, engineering or other operations shall take place until a 
Written Scheme of Investigation has been submitted to and approved in writing by 
the local planning authority. The scheme shall include an assessment of 
significance and research questions and: 
1. The programme and methodology of site investigation and recording 
2. Community involvement and/or outreach proposals 
3. The programme for post investigation assessment 
4. Provision to be made for analysis of the site investigation and recording 
5. Provision to be made for publication and dissemination of the analysis and 
records of the site investigation 
6. Provision to be made for archive deposition of the analysis and records of the site 
investigation 
7. Nomination of a competent person or persons/organisation to undertake the 
works set out within the Written Scheme of Investigation. 
The approved Written Scheme of Investigation shall be supplemented by further 
detailed Schemes prior to the commencement of each subsequent Phase of 
development. 
 
B) No demolition, building, engineering or other operations shall take place other 
than in accordance with the Written Scheme of Investigation approved under (A) 
above. 
 
C) The development within each Phase, other than the change of use of existing 
buildings to commercial TV and film studios, shall not be occupied until the site 



investigation and post investigation assessment has been completed in accordance 
with the programme set out in the Written Scheme of Investigation approved under 
condition (A) and the provision made for analysis, publication and dissemination of 
results and archive deposition has been secured. 
 
Reason: This condition is necessary in accordance with Section 12 of the NPPF 
(paragraph 141) and Plan Policy ENV28 as the site is of archaeological 
significance. 

 
21. Prior to building, engineering or other operations within a particular Phase, an 

investigation and risk assessment (in addition to any assessment provided with the 
planning application) must be undertaken to assess the nature and extent of any 
land contamination within the Phase. The investigation and risk assessment must 
be undertaken by competent persons and a written report of the findings must be 
produced. The written report is subject to the approval in writing of the Local 
Planning Authority. The report of the findings must include:  
 
(i) a survey of the extent, scale and nature of contamination (including ground 
gases where appropriate); 
  
(ii) an assessment of the potential risks to:  
 
• human health,  
• property (existing or proposed) including buildings, crops, livestock, pets, 

woodland and service lines and pipes,  
• adjoining land,  
• ground waters and surface waters,  
• ecological systems,  
• archaeological sites and ancient monuments;  
 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
 
This must be conducted in accordance with DEFRA and the Environment Agency’s 
‘Model Procedures for the Management of Land Contamination, CLR 11’. 
  
Reason: This condition is necessary in order to ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, 
together with those to controlled waters, property and ecological systems, and to 
ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors in accordance with Plan Policy 
ENV2. 
 

22. Prior to building, engineering or other operations within a particular Phase, a 
detailed remediation scheme to bring the site to a condition suitable for the intended 
use ( by removing unacceptable risks to human health, buildings and other 
property and the natural and historical environment) must be prepared and is 
subject to the approval in writing of the Local Planning Authority. The scheme must 
include all works to be undertaken, proposed remediation objectives and 
remediation criteria, timetable of works and site management procedures. The 
scheme must ensure that the site will not qualify as contaminated land under Part 
2A of the Environmental Protection Act 1990 in relation to the intended use of the 
land after remediation.  
 



Reason: This condition is necessary in order to ensure that risks from land 
contamination to the future users of the land and neighbouring land are minimised, 
together with those to controlled waters, property and ecological systems, and to 
ensure that the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors in accordance with Plan Policy 
ENV2.  
 

23. Prior to first occupation or use within a particular Phase, other than the change of 
use of existing buildings to commercial TV and film studios, the approved 
remediation scheme must be carried out in accordance with its terms and a 
verification report that demonstrates the effectiveness of the remediation carried out 
must be produced and is subject to the approval in writing of the Local Planning 
Authority. 
  
Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems in accordance with Plan Policy ENV2. 
 

24. In the event that unexpected contamination is found at any time when carrying out 
the approved development, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken and 
where remediation is necessary a remediation scheme must be prepared, which is 
subject to the approval in writing of the Local Planning Authority. Following 
completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of 
the Local Planning Authority.  
 
Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors in accordance with Plan Policy ENV2.  
 

25. Finished floor levels of any new buildings within the development shall be set no 
lower than 300mm above surrounding ground levels in accordance with the 
submitted flood risk assessment JAG/AD/JF/40140-RP001 Rev C. 
 
Reason: To reduce the risk of flooding to the proposed development in accordance 
with Plan Policy SP15. 
 

26. Building, engineering or other operations shall not commence until a scheme 
detailing foul and surface water drainage has been submitted to and approved in 
writing by the Local Planning Authority. The scheme to be submitted shall 
demonstrate that the surface water drainage system(s) are designed in accordance 
with the standards detailed in North Yorkshire County Council SuDS Design 
Guidance (or any subsequent update or replacement for that document). The 
scheme shall detail phasing of the development and phasing of drainage provision, 
where appropriate. Principles of sustainable urban drainage shall be employed 
wherever possible. The works shall be implemented in accordance with the 
approved phasing and no development shall be brought into use until the drainage 
works approved for that phase have been completed. 
  



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

 
27. Deliveries shall be taken at or despatched from the site only between 07:00 - 22:00 

hours Monday to Saturday and Bank or Public Holidays, and not at any time on 
Sundays. 
 
Reason: To protect the amenity of the adjoining and nearby properties in 
accordance with Plan Policy ENV1. 
 

28. There shall be no external storage of goods or materials within the site other than 
that associated with any ongoing building, engineering or other operations. 
 
Reason: To protect the visual amenities of the area in accordance with Plan 
Policies ENV1 and SP19. 
 

29. There shall be no occupation of Phase 2 of the development, nor shall the volume 
of traffic generated by the site exceed 240 two-way peak hour vehicle trips on more 
than 25% of the time over a 6 month period, prior to the highway works at the 
Northern access being constructed in accordance with the details based upon 
Drawing No: 70039052-GA-001 Rev: P02 and being approved in writing by the 
Local Planning Authority. 
 
Reason:  In accordance with Plan Policy T2 and in the interests of the safety and 
convenience of highway users. 
 
Informative – Section 278 Agreement      
There must be no works in the existing highway until an Agreement under Section 
278 of the Highways Act 1980 
has been entered into between the Developer and the Highway Authority. 

 
30. No part of any Phase of the development, other than the change of use of existing 

buildings to commercial TV and film studios, shall be brought into use until: 
 

• vehicular, cycle, and pedestrian accesses 
• vehicular and cycle parking  
• vehicular turning arrangements  
• manoeuvring arrangements 
• gates and or security barriers 
 
for that Phase have been constructed in accordance with details submitted to and 
approved in writing by the Local Planning Authority.  Once created these areas shall 
be maintained clear of any obstruction and retained for their intended purpose at all 
times. 
 
Reason: In accordance with Plan Policy ENV1 and to provide for appropriate on-site 
vehicle facilities in the interests of highway safety and the general amenity of the 
development. 
 

 
Contact Officer: Gary Bell, Principal Planning Officer  

 


