EAST RIDING

OF YORKSHIRE COUNCIL

County Hall Beverley East Riding of Yorkshire HU17 9BA Telephone (01482) 887700
www.eastriding.govuk
Malcolm Sims Director of Corporate Resources
Your Ref:
Our Ref: agnaad JL
Enquiries to:  Julie Lidster
E-Mail: julie.lidster@eastriding.gov.ul
Tel: Ditect: (01482) 393211
Fax, Number: (01482) 393269

Date: 5 September 2012

Dear Councillor

( I hereby give lyou notice that a meeting of the PLANNING COMMITTEE will be held at
- COUNTY HALL, CROSS STREET, BEVERLEY on THURSDAY, 13 SEPTEMBER 2012 at
2.00PM.

The business to be transacted is as set out below.

Yours sincerely
@7@ ol ioliler

for Malcolm Sims
Director of Corporate Resources

Enc
( AGENDA
1. Declarations of Pecuniary and Non-Pecuniary Interests and Declarations under Section 4
of the Code of Practice for dealing with Planning Applications - Members to declare any

interests in items on the agenda and the nature of such interest.

2. To approve as a correct record the minutes of the meeting of the Planning Committee
held on 19 July 2012 (pages 1 - 8).

3. To receive the minutes of the under-mentioned Sub-Committees:-
(@  Eastern Area Planning of 23 July 2012 (pages 9 - 16), and

(b)  Western Area Planning of 24 July 2012 (pages 17 - 22).
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10.

11.

12.

13,

14.

15,

16.

17.

18.

19.

20.

21.

Land North East of Manor Farm, Main Street, Fraisthorpe (pages 23 - 101).
Twinacre Nurseries Ltd, Castle Road, Cottingham (pages 102 - 138).
Beckside Villas, Land to the West Beck Lane, Danthorpe (pages 139 - 164).

Referral from Eastern Area Planning Sub-Committee - South Wolds School, Chantry
Lane, Etton {pages 165 - 204).

Land South of Prospect House, Howden Road, Holme Upon Spalding Moor (pages 205
- 229).

Land East of Bank House, Bridge Lane, Rawcliffe Bridge (pages 229 - 240).

North Cotes Road, Wold Newton {pages 241 - 251}.

Land North West of Grange Farm, Wold Road, Nafferton (pages 252 - 274). ()

Land East of New House Farm, Main Sireet, Cottam (pages 275 - 295).

Land North East of Waste Water Treatment Works, Qut Gates, Gembling (pages 296 -
307).

Land East of Furrows Farm, York Road, Cherry Burton (pages 308 - 328).

Land South West of Crawberry Hill, Walkington Heads, Walkington (pages 329 - 365).

Landfill Site, Catwick Grange, Hornsea (pages 366 - 393).

Spaldington Airfield, Wood Lane, Brind (pages 394 - 407).

Land South of England Hill Farm, Hull Road, Withemsea (pages 408 - 430).

Manor Farm, Skipsea Lane, Dunnington (pages 431 - 454). ( )
Future Planning Applications (pages 455 - 457).

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

Notes: (1)  All reports are by the Director of Planning and Economic Regeneration unless

otherwise stated.

(2)  Details of planning applications determined under officer delegation are enclosed
for information (pages 458 - 461).

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

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

PLANNING COMMITTEE

19 JULY 2012

PRESENT: Councillors Pollard (Chairman), Bayram, Boatman, A Buron,
C Chadwick, Davison, Galbraith, Pearson, Sharpe, West and Whittle.

Press - 1
Public - 76

Also in attendance:

Councillors Aird, Charis, Harold and Turmer also attended the meeting.

The Committee met at County Hall, Beverley.

6626 DECLARATIONS OF INTEREST AND DECLARATIONS UNDER THE

following Members made declarations:-

Item

()  12/01031/STPLEE
Development land north of Flemingate
(Minute 6629 refers).

() 11/05782/STPLE

Land south east of roundabout,
Woodhall Way, Molescroft
{(Minute 6630 refers).

(i) 12/00815/PLF
Beckside Villas, land to the west, Back
Lane, Danthorpe,
(Minute 6633 refers).

(iv) 12/01537/STPLF
Land north west of Spen Farm, Spen
Lane, Holme upon Spalding Moor
(Minute 6632 refers).

) 12/00710/STPLE
Fair View Farm, Patrington Road,
Hollym
(Minute 6631 refers).

- CODE OF PRACTICE FOR DEALING WITH PLANNING APPLICATIONS - The

Member/Interest

All members of the Commiitee made a
declaration under Section 4 of the Planning
Code of Practice in Minute 6629 as they had
received correspondence in relation to the
application.

All members of the Committee made a
declaration under Section 4 of the Planning
Code of Practice in Minute 6630 as they had
received correspondence in relation to the
application.

Councillor Boatman made a declaration under
Section 4 of the Planning Code of Practice in
Minute 6633 insofar as he had received
correspondence in relation to the application,

Councillor Bayram made a declaration under
Section 4 of the Planning Code of Practice in
Minute 6632 insofar as he had been contacted
about the application but had not expressed his
OWn View.

Councillor Bayram declared a non-pecuniary
interest n Minute 6631 insofar as the agent
speaking on the application had undertaken
some work on his behalf.

6627 MINUTES - Resolved - That the Minutes of the meeting of the Committee held on
28 June 2012 be confirmed and signed as a correct record.
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Planning 19 July 2012

6628 PLANNING SUB-COMMITTEES - The Minutes of the undermentioned Sub-
Committees ‘were received:-

(i) Eastern Area Planning of 2 July 2012
()  Western Area Planning of 3 July 2012.

6629 DEVELOPMENT LAND NORITH OF FLEMINGATE, BEVERLEY - The
Director of Planning and Economic Regeneration submitted a report on an application by
Wykeland Group, CP Group and Quintain Est and Dev Plc for mixed use redevelopment
including offices (Use Class B1), college (Use Class D1), retail (Use Class Al), hotel (Use Class
Cl), cinema (Use Class D2), food and drink (Use Class A3/ A4/ A5) and public hall (Use Class
D1) with associated off site highway works, car parking (including multi-storey car park),
pedestrian and vehicular access, servicing and landscaping at development land north of
Flemingate, Beverley (Application 12/01031/STPLEE).

At the meeting the Director updated the Committee on the representations and
consultation responses received on the application following publication of the report:-

e Trees and Landscape - No objections in principle, subject to conditions to secure
new landscaping and future aftercare.

o Public Protection - No objections. Satisfied that the conditions relating to the
protection of residential amenity and the effects of noise, vibration, dust and odours
are adequate.

e Beverley Town Council - No objection.

e Two letters of objection - Whilst supporting redevelopment of the site, object to the
increase in retail floor area that would lead to vacant shops in Beverley town centre
thereby risking the viability of the town centre and in the long term would have a
detrimental impact on shops, restaurants and cafes in the town that were doing well
in the recession.

s Beverley Chamber of Trade - Supported the original scheme and maintain that
support, although opposed to the scale of the retail element. The Committee should
consider the size of the development and whether it was appropriate for Beverley.
The Chamber was of the opinion that the development was comparable in size to
Princes Quay in Hull The catchment area of the shoppers included Brough,
Elloughton, North Ferriby, Swanland, North Cave and South Cave as identified by
England and Lyle and Indigo Planning this skewed the figures enormously and
without their inclusion could not justify the development. The Committee’s decision
would have huge ramifications for Beverley with concem that the town centre could
become deserted and therefore the developers should be requested to resubmit an
application based on the original outline permission granted. Notwithstanding the
objections raised by the Chamber it would like to be involved in the setting up of an
organisation to market Beverley as a destination for shoppers with the remit of the
group being focussed on driving visitor numbers up to secure long term prosperity
for the whole of Beverley. Additionally the Chamber supported the proposal for a
shuttle bus service to operate on Saturdays from Flemingate to the town centre and
that this service should be provided at no cost for three years with various drop-off
points around the town centre. This would greatly improve linked trips and
encourage visitor spend.

Democrat_CR\Planning \MINUTES\ 19Tuly12.doc {jw/dj}
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Planning

19 July 2012

Passenger Service Manager - Objection to the provision of a Saturday shuttle bus
would prefer to see the enhancement of the 523 bus service. There would be an
increased need for a bus service to the site between Monday and Saturdays as a result
of workers within the development who had a high public transport usage. The
attractions were open seven days a week and therefore there would be a need for
workers at the site. Currently there was no regular bus provision. ‘The plans also
included the relocation of East Riding College which would mvolve a large number
of young people requiring access to the site. The issue of transport enhancement had
een recognised and under the existing legal agreement provision had been made for
the enhancement of a specific bus route (523).
Planning Officer - The enbancement of the public transport provision was
reasonable and complied with paragraph 204 of the National Planning Policy
Framework in that it was necessary and directly related to the development and
therefore was a fair and reasonable proposal in terms of scale. It was for members to
determine which of the options were most appropriate.
Planning Officer - The report made reference to the setting up of an organisation
called “Destination Beverley” which had the support of the Beverey Chamber of
Trade. Officers had considered this further and were of the opinion that such an
organisation would help integrate the scheme with the town centre and assist in
reducing its impact. This proposal was considered to be reasonable for inclusion
within the legal agreement and would be consistent with the National Planning Policy
Framework (NPPF) which sought to ensure the vitality of town centres and therefore
such provision would be consistent with that legislation (Paragraph 204 of the
NPPEF) since it was seeking to ensure that planning obligations were necessary and
directly related to the development and faitly reasonable in terms of scale.
Applicants” Agent - The applicants had carried out significant consultation with the
local community and planning officers prior to the submission of the application.
This had generated a substantial level of support. Beverley Renaissance had not
objected to the application although had raised concerns with aspects of it. The
applicants felt that the revised public transport arrangements and the “Destination
Beverley” initiative were compliant with regulation 122 of the Community
Infrastructure Levy. In terms of the public art strategy the applicants had confirmed
that the landscaping, which included information boards, constituted a public art
strategy as set out within the landscaping condition. The agent had also raised
concem in terms of the reference to an Environmental Impact Assessment contained
within the application.
Planning Officer - Officers had taken full account of the application including the
submitted Environmental Impact Assessment. This contained sections relating to
policy context, alternative site assessment, non-significant issues (including
archacology, flooding and sustainability) economic effects, built heritage impact,
landscape impacts, transport and the impact of the development on key receptors.
Full account had been taken of this document. When the application was advertised
the Environmental Impact Assessment was published with the full application on the
Public Access website. All consultations and comments received in relation to the
application had been taken into account within the submitted report.
Planning Officer - It was confirmed that a roundabout had been agreed under the
extant outline consent. Paragraph 9.3.33 should include the word “not” adversely
impact upon the character. There should also be the inclusion of an informative
relating to the Network Rail construction requirements and a number of minor
adjustments to the report in terms of the wording of conditions, correction of a
number of grammatical errors and the inclusion of an amended plan condition to
take into account the revised plans submitted.
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Planning 19 July 2012

e Planning Officer - Subject to the Committee being satisfied with the proposed
revisions to the legal agreement it should consider a revised recommendation that the
application be deferred for:-

() referral to the Secretary of State under the Town and Country Planning Act
{Consultation) Directions 2009, and

() the completion of an agreement under Section 106 of the Town and Country
Planning Act 1990 to secure the provision of off-site highway wotks, a
contribution to the provision of a controlled parking zone, the establishment of
the Destination Beverley initiative and a contribution to public transport
enhancement.

On receipt of confirmation from the Secretary of State that the application was not
to be called in and on the satisfactory completion of the legal agreement the Director of
Planning and Economic Regeneration be authorised to approve this application subject to the
conditions set out in Section 12, as amended by officers as necessary on the understanding that
the overall requirement and the spirit of the conditions are maintained.

An objector and the applicants’ agent spoke on the application in accordance with
the agreed protocols.

Resolved- (a) That the application be deferred for:-

@ Referral to the Secretary of State under the Town and
Country Planning (Consultation) Directions 2009, and

(i)  'The completion of an agreement under Section 106 of the
Town and Country Planning Act 1990 to secure the
provision of off-site highway works, a contribution to the
provision of a controlled parking zone, the establishment
of the Destination Beverley initiative and a contribution
to public transport enhancement, and

(b) that on the receipt of confirmation from the Secretary of State
that the application is not to be called in and the satisfactory completion of the legal agreement
referred to at a(ii) above, the Director of Planning and Economic Regeneration be authorised to
approve the application subject to the conditions set out in Section 12 of the report as amended
by officers as necessary on the understanding that the overall requirement and the spirit of the
conditions are maintained, an amended plan condition, a trees and landscape condition, the
inclusion of an informative relating to Network Rail working conditions and the investigation of
the wider parking concerns raised by residents.

(In accordance with Paragraph 9(iti) of The Constitution Councillor Pearson requested
that it be recorded in the minutes that he voted against the proposal).

6630 LAND SOUTH EAST OF ROUNDABOUT, WOODHALL WAY,
MOLESCROFT - The Director of Planning and Economic Regeneration submitted a report
on an application by Linden Homes for the erection of 141 dwellings with associated access,
parking, public open space and attenuation basin for drainage purposes (further amended
scheme) at land south east of roundabout, Woodhall Way, Molescroft (Application
11/05782/STPLE.
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Planning ) 19 July 2012

At the meeting the Director advised the Committee that the following representations

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

o  Molescroft Parish Council - Requested that it be party to the Section 106 agreement
in relation to the proposed community benefit available from the development.

¢ DPlanning Officer - The parish council had been advised that this was not normal
Council practice and would not be approptiate.

o 31 further letters of objection - These highlighted many points previously raised as
well as identifying errors in terms of bus routes, shops, school names, location of
shops and also concern about the timing of traffic counts in the summer when there
was less traffic. Expressed concems about the extent of the neighbourhood
notification that properties 340 metres from the site had not been consulted although
it was confirmed that this was in line with the Council’s protocol. No proper public
consultation, concemns about infrastructure, criticisms of the traffic assessment
which, it was claimed, had not been undertaken in accordance with normal practice,
the modelling had not considered the cumulative impact on junctions, nor taken
observations. The model did not reflect the on-site situation and the potential use of
St Leonards Road as a “rat run”. The traffic nvestigation should have viewed all
traffic options at the outset.

¢ Trees and Landscape - Confirmation of earlier response.

¢ Environment Agency - Confirmation of earlier response.

e Humber Archaeology Partnership - Confirmation of earlier response.

» Open Play Space Working Group - Confirmation of earlier response.

s Public Rights of Way- No objections.

o Planning Officer - There was likely to be a shortfall in the housing supply and
therefore the application had been considered in the light of Govemment
requirements. The reference in the report to the site being likely to be a preferred
allocation could not be substantiated at this stage of the Local Development
Framework process and was overstated. In terms of affordable housing the applicant
had made 22.6% provision which had been ascertained by a viability assessment
undertaken by the applicant, which the Council had reluctantly accepted. It was also
noted that a number of references on pages 107 and 108 were to the wrong Local
Plans.

o Highways - Access off Woodhall Way or Grange Way - Development would result in
an increase in traffic but not to a degree that could warrant refusal. The traffic
assessment did not meet fully the necessary requirements but the Council’s own
traffic count indicated that additional traffic could be accommodated.

An objector, the applicant’s agent and Councillor Aird spoke on the application in
accordance with the agreed protocols.

Resolved - That the application be refused because it is considered that the application
is premature in terms of the Local Development Framework, the layout of the proposed
development is poor and is considered to be out of character with the area by virtue of its
density and lack of respect to the local character, concerns about highway access and subsequent
safety and the lack of adequate affordable housing provision within and its distribution across
the development.

6631 FAIR VIEW FARM, PATRINGTON ROAD, HOLLYM - The Director of
Planning and Economic Regeneration submitted a report on an application by P’ J R Milehouse
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Planning 19 July 2012

for the change of use of land to use as a caravan site following demolition of existing buildings at
Fair View Farm, Patrington Road, Hollym (Application 12/00710/STPLE).

At the meeting the Director advised the Committee that the follovﬁng representations
and consultation responses had been received on the application following publication of the
report:-

e Nature Conservation and Ecology Officer - An assessment had been undertaken
terms of protected species. This had been demonstrated that it had been undertaken
satisfactorily. The findings supported those of the officer, that it was a low grade
environmental site but that barn owl roosting boxes should be installed and an
informative included on the Notice of Decision relating to nesting birds.

e Public Protection - No objection although from time to time the livestock usage
could result in issues arising but this was likely to be resolvable.

e Planning Officer - The inclusion of a landscape maintenance condition.

Resolved - (2) That the application be deferred for further clarification from Public
Protection on the issue of noise and odour nuisance, and

(b) that subject to a satisfactory response on (a) above the Director of
Planning and Economic Regeneration be authorised to approve the application subject to the
conditions contained in the report and a landscape maintenance condition, provision of bam owl
roosting boxes and the inclusion of an informative relating to nesting birds.

6632 LAND NORTH WEST OF SPEN FARM, SPEN LANE, HOLME UPON
SPALDING MOOR - The Director of Planning and Economic Regeneration submitted a
report on an application by H L Middlewood and Son for the erection of one wind turbine
(50 metres to hub and 78 metres to blade tip) and associated infrastructure at land north west of
Spen Farm, Spen Lane, Holme upon Spalding Moor (Application 12/01537/STPLE).

At the meeting the Director advised the Committee that the following representations

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

o Letter of Objection - A 78 metre wind turbine would dominate the heritage asset of
Holme upon Spalding Moor church. There would also be a cumulative impact as
further wind turbines were planned in the area. The area was popular because of its
rural activities and to allow a wind turbine would be detrimental to tourism as well as
having a noise and visual impact.

e Planning Officer - Amendment of Condition 2 to correctly identify the location of
the turbine.

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

Moved by Councillor Galbraith and seconded by Councillor Boatman -

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

Motion Lost.

Moved by Councillor Galbraith and seconded by Councillor Boatman -
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Planning 19 July 2012

(@)  'That the application be deferred in order to ascertain whether it will result in
shadow flicker, given the conflicting dimensions identified in Paragraph 9.7.4 of the Director’s
report, and

(b)  that subject to the satisfactory resolution of (a) above, the Director of Planning

and Economic Regeneration be authorised to approve the apphcauon subject to the conditions
set out in the repott.

Motion carried.

Resolved - (a) That the application be deferred in order to ascertain whether it will

result in shadow flicker, given the conflicting dimensions identified in Paragraph 9.7.4 of the
Director’s report, and

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

REFERRAL FROM THE EASTERN AREA PLANNING SUB-COMMITTEE

6633 Beckside Villas, Land to the West, Back Lane, Danthorpe - The Director of
Planning and Economic Regeneration submitted a report on the following application which had
been referred to this Committee for determination by the Eastern Area Planning Sub-Committee
with a recommendation to refuse the application but for reasons 2 and 3 only and not on the
basis of reason 1 which related to policy on its location:-

Application No and Applicant Details
12/00815/PLF Erection of a detached dwelling following
Mr and Mrs S Swyer demolition of existing bam/store (resubmission

of planning application 11/05500/PLF) at
Beckside Villas, land to the west, Back Lane,
Danthorpe.

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

o Applicant’s Agent - The design had been the only reason given for refusal at the
Eastern Area Planning Sub-Committee and the applicants would be happy to liaise
with the officers about what was considered a suitable proposal and also to mitigate
its impact on a near neighbour. The agent also had concerns about the indication
given that the site was one that was at risk of flood, however, the proposed
development was not contained in the flood area. The applicant would also be a
benefit to the community in her role as a community nurse.

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

Moved by Councillor Bayram and seconded by Councillor Davison -

That the application be refused in line with the recommendation from the Eastern Area
Planning Sub-Committee on 2 July 2012 for reasons 2 and 3 only and not reason 1 relating to the
principle of development.

Democrat CR\Planning\MINUTES\ 19Julyl2.doc (jw/dj)




Planning 19 July 2012

Moved by Councillor Pearson and seconded by Councillor West as an amendment -

That the application be refused for all the reasons contained in the Director’s report.

Amendment carried,

Substantive motion carried.

Resolved - That the application be refused for all the reasons contained in the Director’s
Report.

6634 FUTURE APPLICATIONS - The Director of Planning and Economic Regeneration

submitted a report giving advance notice of planning applications that were currently under

consideration or were likely to be submitted to the next or subsequent meeting of the
Committee.

Resolved - That a site visit be arranged to Thomholme Fields, Rudston Road,
Burton Agnes.
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EAST RIDING OF YORKSHIRE COUNCIL

PLANNING COMMITTEE

EASTERN AREA PLANNING SUB-COMMITTEE

23 JULY 2012

PRESENT: Councillors Pearson (Chairman), Allerston, Boatman (as substitute for
Councillor Finlay), Bryan, C Chadwick, Chapman MBE, Hall, Peacock, Pollard, Skow, Suggit and

Turner,

Also in attendance:

Press - 0
Public - 43

Councillors Hough and Temple also attended the meeting.

The Sub-Committee met at County Hall; Beverley.

6635 DECLARATIONS OF INTEREST AND DECLARATIONS UNDER THE
CODE OF PRACTICE FOR DEALING WITH PLANNING APPLICATIONS - The
following Members made declarations:-

(@

(i)

(i)

Ttem

General declaration

(Minutes 6639, 6640, 6643, 6644,
6645, 6647, 6648, 6651 and 6654
refer)

General declaration
(Minutes 6642, 6644, 6645, 6646
and 6648 refer)

11/05707/PLF

Grange Farm, Buckton Gate,
Buckton

(Minute 6643 refers)

12/02020/PLF
Crane Wharf Beckside Beverley
(Minute 6652 refers)

Member/Interest

Councillor Peacock declared a non
pecuniary interest in Minutes 6639, 6640,
6643, 6644, 6645, 6647, 6648, 6651 and
6654 insofar as he was a member of the
Humber Archaeology Partnership.

Councillors Bryan, Peacock and Suggit
declared non pecuniary interest in Minutes
6642, 6644, 6645, 6646 and 6648 insofar
as they were members of the Beverley and
North Holderness Internal Drainage
Board.

Councillor C  Chadwick made a
declaration under Section 4 of the
Planning Code of Practice in Minute 6643
insofar as he had been contacted by an
objector but had not expressed his own
views on the application.

Councillors Peacock, Pearson and Suggit
all declared non pecuniary interests in

Minute 6652 insofar as they had all
attended functions at the barge.

6636 MINUTES - Resolved - That the minutes of the meeting of the Sub-Committee held
on 2 July 2012 be confirmed and signed as a correct record.
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Eastern Arca Planning 23 July 2012

6637 WITHDRAWALS - The Director of Planning and Economic Regeneration advised the

Sub-Committee that no applications had been withdrawn from the Schedule of Planning
Applications. ‘

6638 LAND SOUTH OF 10 HAVELOCK PLACE, BRIDLINGTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Hornsea Carpets
Limited for the continued use as a carpet retail store at land south of 10 Havelock Place,
Bridlington (Application 10/01546/PLEF).

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

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

6639 LAND WEST OF CHURCH FARM, PUMP LANE, GARTON ON THE
WOLDS - The Director of Planning and Economic Regeneration submitted a report on an
application by Ms Alison Botten for the erection of a dwelling and integral garage (amended
planning application 09/02760/PLF at land west of Church Farm, Pump Lane, Garton on the
Wolds (Application 11/01909/PLE).

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

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

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

6640 VILLAGE HALL, 15 NORTH ROAD, LUND - The Director of Planning and
Economic Regeneration submitted a report on an application by the Village Hall Committee for
the change of use of land to the west of the existing village hall for recreational purposes with
erection of a new village hall and construction of access drive and car park and erection of a
detached dwelling and change of use of land to garden following demolition of existing village
hall at Village Hall, 15 North Road, Lund (Application 11/03223/PLEF).

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

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

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

6641 VILLAGE HALL, 15 NORTH ROAD, LUND - The Director of Planning and
Economic Regeneration submitted a Conservation Area Consent application by the Village Hall
Committee for the demolition of the existing village hall at Village Hall, 15 North Road, Lund
(Application 11/03224/PCQ).

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

The applicant spoke on the application in accordance with the agreed protocols.
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Eastern Area Planning 23 July 2012

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

6642 WORKSHOP, 2 BUTT LANE, TICKTON - The Director of Planning and
Economic Regeneration submitted a report on an application by Dixon Brothers Limited for the
renewal of planning application 07/07153/PLF for the erection of four dwellings at Workshop,
2 Butt Lane, Tickton (Application 11/03795/PLF).

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

»  Yorlkshire Water - No objections subject to conditions.
¢ Internal Drainage Board - No objections subject to conditions.
o Planning Officer - With the receipt of the above responses and the expiration of the

publicity period the planning officer’s recommendation should be amended to
approval.

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

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

report subject to additional/amended drainage conditions required by Yorkshire Water and the
Internal Drainage Board.

6643 GRANGE FARM, BUCKTON GATE, BUCKTON - The Director of Planning and
Economic Regeneration submitted a report on an application by Mr and Mss T Houghton for
the change of use and alterations to redundant agricultural buildings to form serviced
tourism/ business user accommodation (comprising seven holiday units (buildings 1 - 5 and 11)
and a staff/management unit (building 9)) and an amenities building and equestrian facilities at
Grange Farm, Buckton Gate, Buckton (Application 11/05707/PLE),

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

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

* Anonymous objection - Concerns about highway safety with horses being led down
narrow country roads.

*  Mucky Grange, Buckton - Object to the provision of the equestrian element but not
the holiday accommodation. The roads had poor visibility and there was no adjacent
grazing which meant children would be leading horses down poorly lit and narrow
roads. If equestrian use was a necessity it should be limited to those utilising the
holiday accommodation. The application appeared to have materalised into a livery
unit and not holiday accommodation. The development of a management unit
should be tied to the use of the seven holiday units.

» Buckion Gate Livestock - Letter of support advising that the proposed application
was a better use of the facility, it was a quality scheme which would save neglected
buildings. The impact of horse usage would not result in smell nuisance and there
was no evidence provided by Highways to suggest that road safety was a concern.

The application was a key to bringing tourism to the area and was supported by many
locals as well as the parish council.

An objector and the applicant’s agent spoke on the application in accordance with the
agreed protocols.
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Resolved - That the application be deferred for a site visit.

6644 LAND SOUTH OF THE GLEN, FIGHAM ROAD, BEVERLEY - The Director
of Planning and Economic Regeneration subrnitted a report on an application by Mr Stuart
Raines for the erection of six dwellings and garages with associated access, parking and
culverting of Mill Dam Drain watercousse at Jand south of the Glen, Figham Road, Beverley
(Application 12/00348/PLE).

At the meeting the Director advised the Sub-Committee that the following consultation
response had been received on the application following publication of the report:-
¢ Planning Officer - Recommendation that there should be an additional/amended
condition relating to details of the proposed culvert.

Resolved - That the application be approved for the reasons set out in the Director’s
report and the inclusion of an additional/amended condition relating to the proposed culvert.

(Councillor Chapman MBE chaired the meeting in the absence of Councillor Pearson).

6645 LARUM HOUSE, ROTSEA ROAD, HEMPHOLME - The Director of Planning
and Economic Regeneration submitted a report on an application by Mr Gareth Taylor for the
erection of an agricultural building at Larum House, Rotsea Road, Hempholme (Application
12/00378/PLE).

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

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

(Councillor Chapman MBE chaired the meeting in the absence of Councillor Pearson).

6646 CONEYGARTH IHILL, STARCARR LANE, BRANDESBURTON - The
Director of Planning and Economic Regeneration submitted a report on an application by Coney
Garth LLP for the siting of 92 static caravans and ancillary works (amendment to planning
application 06/02478/STPLF) at Coneygarth Hill, Starcarr Lane, Brandesburton (Application
12/01054/STPLF).

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

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

Resolved - That the application be deferred for a site visit.

6647 MANOR FARM, MAIN STREET, GREAT KELX - The Director of Planning and
Economic Regeneration submitted a report on an application by H Middlewood and Son for the

erection of two wind turbines (24.6 metres to hub and 34.2 metres to tip) at Manor Farm, Main
Street, Great Kelk (Application 12/01385/PLF).

At the meeting the Director advised the Sub-Committee that the following consultation
response had been received on the application following publication of the report:-
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» Planning Officer - The original report had recommended refusal on two grounds
however the Nature and Ecology Conservation Officer had now withdrawn

objections and therefore the reason for refusal relating to the impact on wildlife
should be deleted.

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

Resolved - That the application be refused for the reasons set out in the Director’s
repott excluding those relating to the impact on wildlife.

6648 LAND SOUTH OF LONG LANE, DRIFFIELD - The Director of Planning and
Economic Regeneration submitted a report on an application by Chevin Housing Association
Limited for the erection of 20 dwellings and a building incorporating four flats with associated
access and parking at land south of Long Lane, Driffield (Application 12/01561/STPLF).

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

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

o Applicant - The applicant confirmed that although it had been originally suggested
that the facility would be managed from its Wakefield office, it had been indicated
that it would be the Bridlington office.

» Fire and Rescue Services - In terms of the access, the layout was acceptable and
adequate for its emergency vehicles, however there was a need for the provision of a
water supply.

» Planning Officer - In light of the response from the Fire and Rescue Services the
recommendation should be amended to defer and delegate approval subject to the
applicant entering into a Section 106 Agreement relating to the provision of

affordable housing.

An objector, the applicant’s agent and Councillor Temple spoke on the item in
accordance with the agreed protocols.

Resolved - Thar the application be refused as it is in an isolated location, there are other
more suitable allocations of land within Driffield for such provision, it is believed that there is
not the demand locally for this development, the application site is part of a larger site which is
the subject of a Local Development Framework land bid and it would be premature to consider
the land in isolation if the adjacent land is not developed as it will be intrusive into the
surrounding countryside and would not provide a mix of housing tenure.

6649 9 BRIDLINGTON ROAD, BEEFORD - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr and Mrs M James for the erection of a
detached garage at the rear of 9 Bridlington Road, Beeford (Application 12/01574/PLF).

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

» 11 Bridlington Road, Beeford - Letter of objection stating that the application was
overdevelopment of the site. There was no justification for a garage since there were
four vehicles on the site. The garage could at a future date be converted into further
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living space. The development would lead to possible parking problems on the
adjacent highway.

o Planning Officer - Confirmation had been received from the applicant that the annex
was used for that purpose.

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

6650 DEVELOPMENT SITE, 66 QUEEN STREET, WITHERNSEA - The Director
of Planning and Economic Regeneration submitted a report on an application by R M Dennis

Limited for the erection of five dwellings at development site, 66 Queen Street, Withemsea
(Application 12/01583/PLE).

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

¢ Applicant’s agent - Confirmation in relation to the previous layout of the site and the
size of buildings within its perimeter.

o Planning Officer - Correction on page 266, the tenth bullet point from the top
should read “the houses will not suit everybody but it is personal choice if people

want a small garden and house and are happy to live in the vicinity of 2 public house
and this should not be a planning condition”. -

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

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

6651 SOUTH WOLDS SCHOOL, CHANTRY LANE, ETTON - The Director of
Planning and Economic Regeneration submitted a report on an application by East Riding of
Yorkshire Council for the erection of two dwellings, access roads and associated external
amenity areas following demolition/removal of former school buildings and headmaster’s house
(resubmission of planning application 11/03326/PLEF) at South Wolds School, Chantry Lane,
Etton (Application 12/01747/PLF).

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

» Housing Strategy Team - That the development should be taken in the context of the
density requirements for affordable housing and that a commuted sum should be
acquired via a legal agreement.

Resolved - That the application be referred to the Planning Committee with a
recommendation of approval subject to the completion of a legal agreement requiring a
commuted sum.

{Councillor Chapman MBE chaired the meeting in the absence of Councillor Pearson).

6652 CRANE WHARF, BECKSIDE, BEVERLEY - The Director of Planning and
Economic Regeneration submitted a report on an application by Mr Jonathan Mager for the
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change of use to allow the permanent moorng of two additional vessels to be used for canal and
river trips and the continued mooring of an existing barge for use as 2 museum and meeting
room at Crane Wharf, Beckside, Beverley (Application 12/02020/PLE).

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

. Highways - Submission of an interim response raising some concerns about
parking provision however the full response on this issue would be submitted in
due course.

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

Resolved - (a) That the application be deferred for the receipt of comments from
Highways Management, and

(b) that subject to a satisfactory response to (a) above the Director of
Planning and Economic Regeneration be authorised to approve the application for the reasons
set out in the Director’s report subject to any conditions required by Highways.

6653 140 NEWBEGIN, HORNSEA - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr Prescott for the change of use from
office unit to a self contained flat at 140 Newbegin, Homsea (Application 12/02054/PLE).

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

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

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

6654 SLEIGHTS FARM, LOWTHORPE LANE, NAFFERTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Sleights Farm for
the erection of two wind turbines (18 metres to hub and 25 metres to tip) with associated
infrastructure at Sleights Farm, Lowthorpe Lane, Nafferton (Application 12/02105/PLF).

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

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

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

6655 SCHOOL ILLANE CAR PARK, SCHOOL LANE, BEVERLEY - The Director of
Planning and Economic Regeneration submitted a report on an application by East Riding of
Yorkshire Council for the change of use from part of medium stay car park to coach park at
School Lane Car Park, School Lane, Beverley {Application 12/02366/PLF).

At the meeting the Director advised the Sub-Committee that no representations or
consultation responses had been received on the application following publication of the report.
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Resolved - (a) That the application be deferred for the expiry of further consultation
carried out with adjacent occupiers of the flats on Wilbert Court, and

(b) that subject to a satisfactory response to (a) above raising no new or
additional issues that have not already been addressed, the Director of Planning and Economic
Regeneration be authorised to approve the application for the reasons set out in the Director’s
report.

(Councillor Chapman MBE chaired the meeting in the absence of Councillor Pearson).

6656 42 EAST END, WALKINGTON - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr and Mrs C Skelton for the erection of
first floor extension and dormer window to front, single storey extension with dormer window

and raised patio area to rear and pitched roof over existing dormer window to rear of 42 East
End, Walkington (Application 12/02438/PLEF).

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

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

e Parish Council - No observations.

o Lodge Cottage - No objection the amendments had addressed the issues of the
previous objection.

e 40 East End, Walkington - Objection as the extension at the rear was still excessive
and overbearing however the changes to the front of the building were now
acceptable.

o DPlanning Officer - The consultation period had expired and therefore the
recommendation should be amended to approval.

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

(Councillor Chapman MBE chaired the meeting in the absence of Councillor Pearson).
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EAST RIDING OF YORKSHIRE COUNCIL 3 ‘; b
PLANNING COMMITTEE
WESTERN AREA PLANNING SUB-COMMITTEE
u JULY 2012

PRESENT: Councillors Engall (in the Chair), Bayram, Boatman, Head, Ibson,
Jefferies, Lane, Rudd, Slater and Whithead.

Also in attendance:  Press - 0
Public - 25

The Committee met at County Hall, Beverley.

6657 DECLARATIONS OF INTEREST AND DECLARATIONS UNDER THE
CODE OF PRACTICE FOR DEALING WITH PLANNING APPLICATIONS -

Item Member/Interest

(i) 12/00497/PLF & 12/00498/PCC Councillor Rudd made a declaration under
Land South of 7 Holme Road,  Section 4 of the Planning Code of Practice as he

Market Weighton had received telephone calls from the developer
(minutes 6660 & 6661 refer) and emails from the objector.

(i) 12/00950/PLF & 12/00951/PCC Councillor Whitehead declared a non-pecuniary
42 West End, South Cave interest as the applicants and their family were
(minutes 6662 & 6663 refer) personal friends and withdrew from the room

during the discussion and voting thereon.

(1i1) 12/02643/PLF Councillors Bayram, Engall, Ibson, Rudd and
Land East of Appledene, Whitehead each made a declaration under
6 Nunburnholme Avenue, North  Section 4 of the Planning Code of Practice as
Ferrby they had received correspondence from the
(minute 6675 refers) Ward Councillor in commection with this

application.

6658 MINUTES - Resolved - That the minutes of the meeting of the Sub-Committee held
on the 3 July 2012 be agreed and signed as a correct record.

6659 WITHDRAWALS - The following application was withdrawn and therefore not
considered:-

Application No Details

and Applicant

12/02516/PLF Erection of an agricultural workers' dwelling at
H Scanlon & Son Everingham Farms, Carr Lane, Everingham
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6660 LAND SOUTH OF 7 HOLME ROAD, MARKET WEIGHTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Mr C Ward for

the ercction of five two-storey terraced dwellings following demolition of outbuildings
(Application 12/00497/PLE).

At the meeting the Director informed the Sub-Committee that the reference on page 8 to
77 Holme Road should read 77 Market Place.

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6661 LAND SOUTH OF 7 HOLME ROAD, MARKET WEIGHTON - The Director of
Planning and Economic Regeneration submitted a report on an application by Mr C Ward for
Conservation Area Consent for the demolition of outbuildings (Application 12/00498/PCC).

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6662 42 WEST END, SOUTH CAVE - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr and Mrs A. Stow for the erection of
two-storey extension to rear following demolition of outbuildings to rear and side, erection of

two dwellings and widening of Beck Lane to create vehicular access (Application
12/00950/PLE).

At the meeting the Director informed the Sub-Comumittee that a response had been
received from the Environment Agency who had no objections to the application but had
suggested a condition regarding levels and drainage.

The applicant addressed the meeting in accordance with agreed protocols.

Resolved - That the application be approved subject to the conditions as detailed in the
Director's report with the further condition suggested by the Environment Agency.

6663 42 WEST END, SOUTH CAVE - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr and Mrs A Stow for Conservation Area
Consent for the demolition of outbuildings to side and rear (Application 12/00951/PCC).

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6664 GODFREY ROBINSON HOME, 29 WOODGATES LANE, NORTH
FERRIBY - The Director of Planning and Economic Regeneration submitted a report on an
outline application for planning permission for residential development by Leonard Cheshire
Disability for five dwellings (access to be considered at this stage) at Godfrey Robinson Home,
29 Woodgates Lane, North Ferriby (Application 12/01198/OUT).

An objector and the applicant's agent addressed the meeting in accordance with agreed
protocols.

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report and a further condition requesting that rainwater harvesting be incorporated
into the scheme.
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6665 ST CATHERINE’S COTTAGE AND JESFIELD DEVELOPMENT, MAIN
STREET, BARMBY MOOR - The Director of Planning and Economic Regeneration
submitted a report on an application by Quicksilver Homes Limited for the erection of

10 dwellings (renewal of planning permission 05/02148/PLE as allowed by appeal
APP/E2001/A/07/2034665) (Application 12/01316/PLE).

At the meeting the Director informed the Sub-Committee that a letter had been received
from Blacksmith's Cottage which stated that St Catherine's Cottage had been sold and Jesfield
was up for sale. It was also stated that the parish council had not granted easement over the
village green. The applicants had suggested that the land to the rear could be developed in
isolation if those two properties at the front were retained.

Resolved - That the application be approved subject to the conditions as detailed in the

Director’s report and with a further condition stating that no development take place until the
two dwellings referred to are demolished.

6666 WILLERBY SQUARE ROUNDABOUT, WILLERBY - The Director of Planning
and Economic Regeneration submitted a report on an application by East Riding of Yorkshire

Council for the display of four non-illuminated free standing pole mounted signs (application
12/01623/POD).

Resolved - That the application be refused on the grounds that the clock on the

Willerby Square roundabout was a special feature of Willerby Square and the proposed signs
would harm the visual amenity of the area.

6667 HARKER CONSTRUCTION LIMITED, THE PADDOCK, 102 HIGH
STREET, RAWCLIFFE - The Director of Planning and Economic Regeneration submitted a
report on an application by Mr M Harker for the erection of one detached, two semi-detached
and three terraced dwellings together with demolition of an existing barn and replacement with
one detached dwelling (re-submission of 11/05842/PLF) (Application 12/01832/PLF).

At the meeting the Director informed the Sub-Committee that amended boundary
treatment plans had been received.

Resolved - That the application be approved subject to the conditions as detailed in the
Drrector’s report.

6666 HARKER CONSTRUCTION LIMITED, THE PADDOCK, 102 HIGH
STREET, RAWCLIFFE - The Director of Planning and Economic Regeneration submitted a

report on an application by Mr M Harker for the demolition of existing barm (re-submission of
11/05843/PCC) (Application 12/01833/PCC).

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6669 LAND NORTH OF MILTON HOUSE, 55 HIGH STREET, HOLME UPON
SPALDING MOOR - The Director of Planning and Economic Regeneration submitted a
report on an application by Mr ] Brosenitz for the change of use of land from paddock to a
caravan site with access through the Hare and Hounds car park and erection of a shower/WC
block (re-submission of 11/05233/PLF) (Application 12/01845/PLE).

At the meeting the Director informed the Sub-Committee that two letters of support
from 37 and 61 Selby Road had been received which stated -
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. Would bring much needed trade to the retail side of the village

«  Small businesses would benefit from the extra revenue

« Kingfisher public house alteady closed leaving an eyesore on the approach to the
village

»  Residents would appreciate a project to help prevent further decline

«  Site ideal as easy walking distance to village centre and unobtrusive

«  Access ideal as there was a 180° visiblity

An objector and the applicant addressed the meeting in accordance with agreed
protocols.

Councillors Evan and Robinson also addressed the meeting in accordance with agreed
protocols.

Resolved - That the application be deferred to enable Members to visit the site.

6670 12 DENE ROAD, COTTINGHAM - The Director of Planning and Economic
Regeneration submitted a report on an application by Mr P Gleeson for the erection of single
and two storey extensions to rear, first floor extension at front, fence to side and boundary wall

to front following demolition of existing sun-room and garage (amended description)
(Application 12/01895/PLE).

The applicant addressed the meeting in accordance with agreed protocols.

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6671 TRENWICK FARM, YORK ROAD, HAYTON - The Director of Planning and
Economic Regeneration submitted a report on an application by Mr T Hardcastle for the

erection of one wind turbine (36.4m to hub and 46m to blade tip) and associated infrastructure
{Application 12/01947/PLE).

The applicant addressed the meeting in accordance with agreed protocols.

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6672 MORRISONS, 48 SPRINGFIELD WAY, ANLABY - The Director of Planning and
Economic Regeneration submitted a report on an application by Wm Morrison Supermarkets
Plc for the retention of structure to be used as a garden centre (Application 12/02027/PLE).

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6673 MORRISONS, 48 SPRINGFIELD WAY, ANLABY - The Director of Planning and
Economic Regeneration submitted a report on an application by Wm Morrison Supermarkets

Plc for the retention of three non-illuminated fascia signs and six non-illuminated hanging signs
(application 12/02028/PAD).

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.
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6674 LAND ADJACENT TO THE ANCHORAGE, 24 WEST LEYS ROAD,
SWANLAND - The Director of Planning and Economic Regeneration submitted a report on

an application by Mr P Bramley for the erection of a dwelling (re-submission of 11/05378/PLF)
(Application 12/02298/PLF).

At the meeting the Director informed the Sub-Committee that an amended plan had
been submitted which addressed the comments from Highways., 'The Tree Officer had no
objections subject to conditions to secure additional tree planting and to include additional
landscaping to enhance the local character and minimise the impact of development on

residential amenity. Three additional letters of support had also been received from 28 West
Leys Road, Park Lodge and The Manor House.

The Director further informed the Sub-Committee that Condition 2 be amended to read -

"The dwelling shall not be occupied until a full size tuning head has been provided at the end of
the shared private drive to be available for the existing two dwellings and the proposed dwelling

in accordance with drawing number 1297/1002B received 23.7.12 and this facility shall thereafter
be retained."

Condition 8 be changed to refer to "1297/1002B site plan received 23/7/12" in place of
"1297/1002 A site plan received 14.5.12."

The applicant's agent addressed the meeting in accordance with agreed protocols.

Resolved - That the application be approved subject to the conditions as detailed in the
Director’s report.

6675 LAND EAST OF APPLEDENE, 6 NUNBURNHOLME AVENUE, NORTH
FERRIBY - The Director of Planning and Economic Regeneration submitted a report on an
application by Mr N Usher for the erection of three dwellings following part demolition of an
existing outbuilding (application 12/02643/PLF),

At the meeting the Director informed the Sub-Committee that the following responses
had been received -

Tree Officer - no objections in principle, subject to conditions being imposed to secure
the protection and retention of existing trees on or adjacent to the site and landscaping
to enhance the new development.

Conservation Officer - proposed site lies within the North Ferriby Parkfield
Conservation Area which was characterised by early 20th century architecture, with large
plots set in reasonable amounts of amenity space, backland development had been taking
place for many years with various private roads and cul-de-sacs leading to large plots.
The design and spatial elements would preserve the character of North Ferriby Parkfield
Area, the plots had been designed in a pseudo-tudor style, prevalent on Nunburnholme
Avenue with light coloured render and timber boarding stained black. The three plots
are well separated within the site with a substantial amount of amenity space.

Fenestration to the windows are good, with leaded sections. The three plots would make
a positive coniribution in line with paragraph 131 of the National Planning Policy
Framework with the right choice of materials.

North Ferriby Parish Council - recommend approval subject to the following conditions-
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«  Access not to be used for development of other land

. Revised scheme of fencing and associated landscaping to be agreed with adjacent
property owners

«  Scheme of drainage to reduce likelhood of surface water flooding

«  Conditions to control the hours of construction and working methods

Fernby Conservation Society - in general design and planting acceptable but piecemeal
infilling of large gardens was not acceptable, no obvious need for large houses, three
storey development obtrusive and overlooking, should avoid multiple entries onto
Nunburnholme Road and construction traffic should not be parked on Nunburnholme
road, wheel wash to be used and access road to be built before construction starts.

Six further letters of objection from neighbouring properties had been received which
raised -

«  Does not fit into Conservation Area and a loss of historic character in the area

- Applicant has already removed hedges and bushes

+  Overload drainage in the area, concerns over where surface water would go, levels
should be set so no rain water drainage goes into neighbouring gardens, existing
drains from soakaways go onto site

« Large houses too big for plot and overlook neighbours,, elderly and starter homes
needed

«  Does not fit in with housing needs identified in Parish Plan

«  Village not 'town scene'; 91% of residents against infill in village plan

« Wooden fences not on boundary of site, placed inside former hedges (in two
locations)

« Houses need to be similar design to Collier Close; needs to be considered along with
development of No 4 Nunburnholme Road; position regarding this development
unclear

«  Primary School stretched to limic

. 'Trees overhanging site are protected, 3ft fence to rear of Collier Close houses not
adequate

«  Not previously garden but paddock and stables

« Loss of green space in the village

An objector and the applicant’s agent addressed the meeting in accordance with agreed
protocols.

Resolved - That the application be approved subject to the conditions as detailled in the
Director’s report and with four further conditions relating to materials, trees, drainage and
boundary treatment to be submitted.

6676 LAND SOUTH OF 46 SHERBUTTGATE DRIVE, POCKLINGTON - The
Director of Planning and Economic Regeneration submitted a report on an application by
Alexander Place Consortium for the outline erection of three detached dwellings and access road
all matters reserved (re-submission of 11/04556/ OUT) (Application 12/02719/OUT).

Resolved - (a) That the application be deferred pending the receipt of comments from
the consultees, and

(b) that subject to satisfactory responses being received the Director of
Planning and Economic Regeneration be authorised to approve the application subject to the
conditions as detailed in his report.
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Agenda Item No.
EAST RIDING OF YORKSHIRE COUNCIL

Reportto:  Planning Committee
13 September 2012

WARDS: East Wolds And Coastal

Application for Erection of 9 no. wind turbines (80m to hub and 130m to tip), 1
no. meteorological mast, control building and ancillary development including
access tracks and hardstandings

At Land North East Of Manor Farm Main Street Fraisthotpe East Riding Of
Yotkshire YO15 3QP by Fraisthorpe Wind Farm Limited

Application Number: 12/00640/STPLFE

Report of the Director of Planning and Economic Regeneration

Al Executive Summaty

An appeal against the non-determination of application reference 12/00640/STPLEE
has been made by the applicants. In such cases, the determination of the application is no
longer within the jurisdiction of the Local Planning Authority and determination is made
by the Secretary of State.

The application is referred to Committee for the confirmation of the deemed reasons for
refusal of the application, which will form the basis of the Council’s case on the appeal.

B. Cotporate Priorities

Valuing our environment
Retaining the East Riding character

C. Application Type

Strategic - Full Planning with EIA
D. Parish

Barmston And Fraisthorpe Parish Council
E. Applicant

Fraisthorpe Wind Farm Limited
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1.1

1.2

1.3

14

Target Date
1 June 2012

Environmental Impact Assessment

Taking into account the requirements of the Regulations and the guidance contained in
Circular 02/99 an Environmental Impact Assessment is required for this proposal and an
acceptable Environmental Statement has been submitted with the application.

Recommendation

That the Committee endorse the view that the application would have been REFUSED
for the reasons set out in section 12 of this report.

INTRODUCTION

This planning application is for full planning permission for the erection of nine three
bladed wind turbines (130 metres to tip) and associated infrastructure on a 184 hectare
site which lies to the east of the A165 coast road to Bridlington. A minor unclassified
road traverses through the southern end of the site linking the village of Fraisthorpe to
the beach car park and Auburn Farm. The nearest turbines would lie approximately
600m to the north and east of the village of Fraisthorpe and 950m to the south of
Wilsthorpe. The site is around 1.8km to the south of the park and ride terminal at
Hilderthorpe, 3.2km from Bridlington Spa and 4km from Bridlington town centre. The
eastern most turbine (T1) lies around 500m from the cliff at Fraisthorpe Beach. The
complex of Grade 1 Listed buildings at Burton Agnes Hall lies approximately 5.2km to
the north-west of the site. The nearest Listed building is Manor Farmhouse (Grade IT} in
Fraisthorpe to the immediate south-west of the site, some 593m from the nearest
turbines (T2 and T4). St Edmunds Chapel is further to the south some 610m away from

T2. The nearest Conservation Area is Bridlington Hilderthorpe approximately 2.2km to
the north.

The site is currently in use as arable agricultural fields and is generally level with an
average level of around 10 metres AOD. Within the site there are some field hedges,
copses of trees, drainage ditches and farm tracks. The site is also crossed by two low
voliage power lines.

The site currently contains a temporary 70m high anemometry mast that was approved in
May 2011 for a three year period (planning consent 11/01511/STPLF). The site lies
within the Coastal Zone as defined by Policy CZ8 of the East Yorkshire Borough Wide
Local Plan. It is in Landscape Character Type 20C (Bridlington to Hornsea Coast) of the
2005 East Riding of Yorkshire Landscape Character Assessment. It is approximately 2km
metres to the east of the Wolds Area of Landscape Protection as defined in Local Plan
policy EN3.

The operational Lissett wind farm consisting of 12 turbines to a tip height of 125m lies
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1.5.

1.6.

1.7.

1.8.

1.9.

1.10.

1.11.

approximately 4.5km south-west of the site. The site of the Carnaby wind farm
(approved but not yet implemented) consisting of two turbines to a tip height of 125m
lies approximately 1.5km to the north of the site. The Thornholme Fields wind farm
proposal is still under consideration. This proposal comprises 9 turbines at a maximum
of 110m to tip and lies some 4.3km to the west of the site.

'The nine proposed turbines would all be the same design and height. They would be a
maximum height of 130m to blade tip, hub height of 80m and rotor diameter of 100m.
Permission is sought for ‘micrositing’ of the turbines - for a distance of up to 30 metres
of the co-ordinates provided in the application. The estimated mstalled generating
capacity would be between 2 and 3 megawatts per turbine (up to 27Mw in total).

The turbine foundations would measure 16m x 16m. Permanent crane hardstandings
measuring around 40m wide would be sited adjacent to each turbine, which are required
for the safe operation of cranes during the lifting of wind turbine components.

A control building monitoring equipment and electrical switchgear is proposed to the
north-western end of the site. It would have a gross floor area of 171 square metres.
Each turbine would have its own electrical transformer, which would either be housed
internally within the turbine tower or externally adjacent to the base of each turbine.

A permanent 80m high meteorological mast is proposed on the site to monitor the wind
speed and direction for the life of the development. This would be on the site of the

existing mast which has temporary consent for 3 years.

A temporary construction compound measuring 60m x 25m would be located adjacent
the main proposed access track into the site. This would be used for temporary storage
of materials, plant and equipment, and welfare and office facilities for staff engaged in
the construction phase. Construction is envisaged to take 8 months. The compound
would be reinstated back to its agricultural use when the construction period is finished.

Access to the site is proposed from an existing layby on the A165 to the north-west
comer of the site. Around 4 kilometres of access track at 5m wide is proposed to
facilitate the construction and maintenance of all the wurbines. They would also be used
for farming activities and the eventual decommissioning of the development at the end
of its operational life (25 years).

Underground cables would run from the small transformers either within or adjacent to
each turbine to the control building, The electrical export cable from the building would
then feed into the distribution network. This is subject to agreement and consenting
procedure with the relevant electricity distribution network operator, if planning consent
is granted.

PLANS AND ILLUSTRATIONS

Appendix 1 Site Location Plans
Appendix2  Site Layout Plan
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Appendix3  Turbine Elevations

Appendix4  Turbine Foundation

Appendix 5  Control Building Plan and Elevations

Appendix 6  Anemometer Mast

Appendix7  'Typical Transformer

Appendix 8  Site Entrance Details

Appendix 9 Selected Visualisations

Appendix 10 Map of Wind Farm Proposals in the East Riding

KEY PLANNING POLICIES

The Development Plan for the area comprises the Yorkshire and Humber Plan -
Regional Spatial Strategy to 2026 (2008), saved policies of the Joint Structure Plan for
Kingston Upen Hull and the East Riding of Yorkshire (2005), and the saved policies of
the East Yorkshire Borough Wide Local Plan (1997).

Regional Spatial Strategy (Yorkshire and Humber Plan) (2008)

YHI1 Overall Approach and Key Spatial Priorities

YH2 Climate Change and Resource Use

YH6 Local Service Centres and Rural and Coastal Areas
YH7 Location of development

Cl Coast sub area policy

ENV1 Development and Flood Risk

ENV5 Energy

ENVS Biodiversity

ENV9 Historic Landscape

ENV10 Landscape

E1l Creating a Successful and competitive regional economy

The Secretary of State considers that the revocation of Regional Strategies has come a
step closer following the enactment of the Localism Act on 15 November 2011. However,
until such time as the RSS is formally revoked by Order, limited weight has been
attributed to the proposed revocation in considering this application.

Joint Structure Plan for Hull and the East Riding of Yorkshire (2005)

DS4  Development in the countryside

DS7  Development Infrastructure
SP1  Settlement Character
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SP4  Landscape Character

SP5  Design of New Development
ENV3 Species Protection

ENV6 Built and Historic Assets
ENV7 Archaeological Remains
NAT6 Coastal Management

East Yorkshire Borough Wide Local Plan (1997)

EN2 Development in Open Countryside

EN3 Wolds Area of Landscape Protection

EN9  National Nature Conservation Sites

EN10 ILocal nature conservation sites

EN11 Species Protection

EN14 Safeguarding of landscape features

EN16 Foul and Surface Water Disposal

EN17 Flood Risk

ENI18 Ground Water Protection

EN 19 Conservation Areas

EN20 Listed Buildings

EN25 Renewable Energy

TM4 Development and the Transport System

TM5  Highway Construction and Improvement

'TM8  Protection of public rights of way

CZ1  Flamborough Headland Heritage Coast

CZ8 Wind Turbine Development in the Coastal Zone
National Planning Policy

National Planning Policy Framework (2012)

Planning for Renewable Energy: A companion guide to PPS22 (2004)
Overarching National Policy Statement for Energy (EN-1) (2011)
National Policy Statement for Renewable Energy Infrastructure (EN-3) (2011)
Emerging East Riding of Yorkshire Local Plan

Core Strategy Development Plan Document - Further Consultation (October 2011)




Preferred Approach Core Strategy (May 2010)

SS1 Promoting sustainable patterns of development and addressing climate change
SS3 Development in the Countryside

HQE2 Promoting a high quality landscape

HQE3 Valuing our heritage

HQE4 Enhancing biodiversity and geodiversity

HQE7 Developing renewable energy

Evidence Base Documents:

East Riding Landscape Character Assessment ~ 2005

Interim Planning Documennt:
East Riding of Yorkshire Interim Planning Document on Renewable Energy — 2009
Other:

Flamborough Head to Gibraltar Point Shoreline Management Plan (Humber Estuary
Coastal Authorities Group 2010)

P
AN

Renewable Energy Legislation and Guidance

Meeting the Energy Challenge: A White Paper on Energy (May 2007)
The Energy Act (2008)

'The Climate Change Act (2008)
Adapting to Climate Change in England: A Framework for Action (2008)

Building a low-carbon economy - the UK's contribution to tackling climate change
(Committee on Climate Change 2008)

Renewable Energy Directive 2009/28/EC (2009)

The UK Renewable Energy Strategy (HM Government, July 2009) <)
The UK Low Carbon Transition Plan ~ National Strategy for Climate Change
and Energy (HM Government, July 2009)

Renewable Energy Capacity in Regional Spatial Strategies — Final Report
(2009)

Climate Change Plan for Yorkshire and Humber (2009 - 2014)

The UK National Renewable Energy Action Plan (July 2010)

Statutory Instrument (2011 No. 243) - The Promotion of the Use of Energy
from Renewable Sources Regulations 2011 (February 2011)

The Renewable Energy Review (Committee on Climate Change May 2011)
National Policy Statement EN-1 - Overarching National Policy Statement for
Energy (July 2011)
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National Policy Statement EIN-3 - Renewable Energy Infrastructure (July
2011)

Renewable Energy Road Map (July, 2011)

Planning Our Electric Future: A White Paper for Securing Affordable and
Low Carbon Electricity (July 2011)

Annual Energy Statement (November 2011)

How Local Authorities Can Reduce Emissions and Manage Climate Risk (Committee on
Climate Change May 2012)

Meeting Carbon Budgets - 2012 Progress Report to Parliament (Committee on Climate
Change June 2012)

RELEVANT PLANNING HISTORY

11/01511/STPLF  Erection of a 70m High Meteorological Wind Monitoting Mast
for a Temporary Period of 3 years - Approved 31* May 2011

CONSULTATION REPLIES

Barmston and ~ Recommend Refusal:
Fraisthorpe
Parish Council « Visual impact on the landscape.
« Already have a large industrial complex at Carnaby, a wind farm at
Lissett, proposed CO2 gas pipeline and offshore wind farm cables.
« Adverse effect on tourism and resulting loss of employment.
»  View from Park Resorts at Barmston.
« No trees or hedges to hide them from the cliff walk.

Carnaby Parish  Recommend Refusal:
Council
.  Turbines will be too near the coast where erosion is a problem.
«  All roads into Bridlington will have turbines- alien industrial features out
of scale and not in keeping with a holiday resort.
Shadow flicker across a main road is not acceptable.
Turbines are too near to peoples homes which will drop n price.
Noise and flicker will lower peoples quality of life.
Amount of paperwork attached to the plans is overwhelming.
Seriously detrimental to the environment.

Wind farms are not proven to be cost effective, and they have health
implications.

Bridlington Strongly recommended for refusal on the grounds that it will be seriously
Town Council  detrimental to the environment, wind farms ate not proven to be cost

effective, they have potential health mmplications to the residents and is
totally unacceptable i this area.
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The Council fully support the noted objections of the local Parish Councils.

Highway No objection.
Control

The proposed development should not generate an unacceptable increase in
the level of vehicle tuming movements and on-street parking on the adjacent
public highway network.

The proposed means of vehicular access serving this development should be
at least 7.3m wide and provided with a 15m turning radius on the northern
(traffic approach) side and a 30m tuming radius on the southern (traffic
departure) side of the junction with the A165, Kingsgate (as shown on the
attached layout drawing no. DC/12/ 00640A/STPLFE/STRAT). This will
provide a purpose-built means of vehicular access similar to that serving the
Lissett Airfield site and will accommodate two-way traffic movements ar, )
the turning manoeuvres of the abnormal load vehicles delivering the wind ™
turbine components without closing the adjacent lay-by.

A site inspection undertaken on 22™ February 2012 has revealed that
visibility for the drivers of emerging vehicles is restricted to 2.4 x 175m on
the southern (traffic departure) side of the existing lay-by exit. However, this
will comply with the minimum 2.4 x 120m requirements of the Highways
Agency’s ‘Design Manual for Roads and Bridges® (1992) for the temporary
40 m.p.h. speed limit that is proposed during the construction phase.

No development shall take place until a Traffic Management Plan has been
submitted to and approved in writing by the Local Planning Authority. The
Traffic Management Plan shall include details of construction vehicle
routing, management of junctions to and crossings of the public highway,
lay-bys and other rights of way, schedule of timing of movements, details of
escorts for abnormal loads, temporary warning signing, and
banksman/escort details. The development shall not be brought into use.
until it has been carred out in accordance with the approved Traff )
Management Plan.

Development shall not begin until details of any temporary or permanent
improvements to the existing site access and the adjacent public highway
network have been submitted to and approved in writing by the Local
Planning Authority. No development shall take place within the site curtilage
until the highway improvement works have been catried out in accordance
with the approved details.

The existing public highway between Fraisthorpe village and Auburn Farm is
extremely narrow and cannot accommodate two-way vehicle movements. It
will not be able to accommodate the manoeuvring requirements of the
delivery vehicles that will require access to the site during the construction
phase and it will not be possible to provide a direct means of vehicular
access from the A165 to serve the area of the site where turbine number 1 is
located. This will have to be linked to the service road providing access to
turbine numbers 2-9 across the adjacent public highway leading to Auburn
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Officer

Farm. Details of this vehicular crossing arrangement will need to be
submitted to and approved in writing by the Local Planning Authority
before work commences on site.

No development shall take place until a Construction Method Statement has
been submitted to and approved in writing by the Local Planning Authority.
The Construction Method Statement shall address the siting and details of
the arcas on site designated for the storage of heavy duty plant and
equipment, including vehicles and car parking facilities for construction site
operatives and visitors. The development shall not be brought into use until
it has been carried out in accordance with the approved Construction
Method Statement.

There has been one recorded injury accident on the adjacent section of the
A165 within the period 2007 - 2011,

The applicant underestimates the scheme's impact on the setting of several
heritage assets. I therefore disagree with the Environmental Statement (ES,
volume 1, 7.8.9, p. 230) that no mitigation is necessary or even desirable.

Mitigation is needed to reduce the scheme's impact in order for me to be
able to support the application.

St Edmund's Chapel (Grade IT listed)

I cannot follow the applicant’s assessment of St Edmund's Chapel.
According to his own Assessment Methodology (ES, volume 1, table 7.4, p.
221) a setting's contribution to the understanding and appreciation of a
heritage asset is classified as high, if e.g. the asset is in a prominent location
and in surroundings that are believed to have changed little from those when
the asset was created. This clearly applies to this chapel. It stands
prominently on a mound and the setting has few modern itrusions. The
picture is quite similar to that of 1892 to 1893 when the church was rebuilt.

The chapel also includes fabric from the 13® century and looking at the
earthworks to the south of it, it becomes obvious that this chapel has a close
relationship to the history of the village that goes further back than the late
19" century. I therefore come to the conclusion that the setting makes a high
contribution to the grade II listed asset. Following the applicant's
Methodology Assessment (ES, volume 1, table 7.5, p. 221) this would mean
that the sensitivity of setting of a receptor would be classified as high.

The ES also states that views of the chapel from the road and from the
village will be unaffected (ES, volume 1. 7.7.6, page 228). Looking at the
applicant's photo-montage ID 43 (ES, volume 2 of 3, part 3 of 3) it becomes
obvious that this is not the case. Turbine 1 will be clearly visible and during
those months of the year when the trees shown in this photo are not n leaf,
turbines 2 and 3 will be very prominent, especially as turbme 2 would only




be ca. 700 metres away.

Unfortunately, there is no photo-montage showing the turbines when seen
from within the church-yard, however, the applicant states that the proposed
turbines would be visible within the view to the north-east of the chapel.
Due to the proximity (distance to the closest turbine ca. 600 metres) and the
open countryside, the whole scheme is likely to be visible. Instead of a flat
agricultural landscape with hardly any modem intrusion, the visitor would
see tall vertical structures with moving rotors. The scheme's magnitude will
change the surroundings to such a degree that the baseline setting would be
substantially altered, not moderately as suggested.

Taking into account the medium value/sensitivity of the chapel, the high
contribution of the setting and the magnitude of the impact, I come to the -
conclusion that the scheme would have a major impact on the setting of th
chapel.

Manor Farm (Grade IT listed)

The scheme's impact magnitude on Manor Farm is described as medium in
the NTS and appendix 7.2 (ES, volume 2 of 3, part 1 of 3). There is no
explanation of how the applicant has reached this conclusion. As stated
before the farm is not mentioned at all in the heritage section of the ES.

'The visualisation for viewpoint 12 (ES, volume 3 of 3, part 2 of 2) shows
part of turbines 2, 4, 5 and 6 when looking at the vehicular access to the
Manor Farm site, but there is no montage or wire-frame showing the
turbines in context with the main building. This is surprising as this is, along
with St Edmund's Chapel, the Listed Building that is closest to the proposed
scheme. It is also interesting, that the distance between the building and the
nearest turbine is ca. 600 metres and not 0.8 km as stated by the apphcanf
(ES, volume 2 of 3, part 1 of 3, page A 197). It might be that the applicart._
measured the distance between the unlisted Manor House Farm and the
turbines which is indeed about 800 metres.

Manor Farm is described by Pevsner as a most interesting late 17* century
house which retains some Artisan Mannerist details. I agree with applicant's
assessment that the setting contributes moderately to the understanding and
appreciation of the Listed Building. The rural setting gives Manor Farm a
historic context and it complements its appearance. Although the setting has
not changed significantly within the last century, it will differ from the late

17" century setting and 1s not in a prominent topographic location.

There is one photo-montage from the entrance to Manor Farm, which
demonstrates that parts of several turbines would be visible when driving
onto the farm but none showing the turbines behind the two storey building.
The Listed Building in its entirety can be best seen from some distance, e.g.
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the A 165, and I am sure that parts of the turbines and their rotor blades
could be seen above the building's roof line. Seeing a multitude of rotor
blades appearing and disappearing above a large farmhouse with subservient
outbuildings will have an impact that can not be described as moderate. I
assess the scheme's potential magnitude of impact as being high.

This would result in a major negative effect on the setting of Manor Farm.

I also feel that the applicant underestimates the scheme's impact on other
heritage assets including Conservation Areas.

Hilderthotpe Conservation Area

In appendix 7.2 (ES, volume 2 of 3, part 1 of 3, page A 197) the applicant
has come to the conclusion that the magnitude of impact on the
Conservation Area would be imperceptible. I assume that therefore the ES
does not explicitly refer to this Conservation Area.

Interestingly, three of the five Brdlington Conservation Areas
(Hilderthorpe, Quay and Old Town) seem to have been assessed together as
they are all shown to be 4.8 km away from the nearest turbine. The other
two Conservation Areas in Bridlington (Bessingby and Sewerby) have been
looked at individually.

The Hilderthorpe Conservation Area is actually only about 2.4 km away
from the nearest turbine. I can therefore not understand how the applicant
can describe the turbines as being imperceptible. The photo-montage from
viewpoint 9 (ES, volume 3 of 3, part 2 of 2) shows that turbines 1,3,2,6,8
and 5 will be clearly visible when looking at the Conservation Area from
South Marina Drive. It might be the case that most of the turbines would
potentially not be visible from within the area itself, however the Area is of
course experienced in a wider context. Whilst South Marina Drive and the
beach are not within the Conservation Area boundaries, it is obvious that
these houses were built here to be seen from these locations and to allow
views over the sea and the largely horizontal landscape.

From the beach and South Marina Drive, the Lisset turbines are visible on
most days, but they appear as small features on the horizon. The proposed
Fraisthorpe turbines which are far closer would challenge this perception, as
their rotor blades would appear above the roof-scape and harm the ability to
appreciate and expetience the Conservation Area. Looking at the height of
the turbines and how their blade tips appear above the roof line I fear that
they would be visible from the Bowling Green to the south of Trafalgar
Crescent which lies within the Conservation Area. The turbines would

definitively be visible from within the Conservation Area at Belvedere
Parade.




The scheme would certainly have at least a moderate impact, and assessing
the significance of the impact as negligible is clearly an understaterent.

Bridlington Quay Conservation Area and harbour piers (north and
south, both grade II listed)

The Quay area is functionally and historically tightly connected to the
harbour piers. They are Bridlington's interface where the mainland meets the
open sea. The busy harbour and densely built up townscape are in stark
contrast to the wide horizons of the open sea. Looking at table 7.4 of the
Methodology Assessment (ES, volume 1, page 221) I come to the
conclusion that the setting makes a high contribution to these assets and not
just 2 moderate one as described in the ES (ES, volume 2 of 3, part 1 of 3,

page A 199). This location makes a strong positive contribution to-.

understanding the siting and its historic and architectural context an_

occupies a prominent position, between the sea and town, between the flac

coast to the south and the steep coast to the north.

I also have difficulties understanding how the applicant can describe the
impact magnitude as low. The photo-montage for viewpoint 04 (ES, volume
3 of 3, part 2 of 2) shows that all nine turbines can be seen when looking
south past the Hilderthorpe Conservation Area and the low lying landscape.

I therefore feel that the applicant's estimated significance of the predicted
effect will be much higher than minor. It will be at least moderate, if not
major.

Burton Agnes Hall (a cluster of several Grade I and Grade II listed
assets within the Conservation Area)

)

Burton Agnes is a very complex site of outstanding architectural and histox(\,__)

mterest. The Hall itself is Grade I listed, as i1s the Gatehouse, the Manor
House and other assets. There is a multitude of Grade IT listed structures
within the site. The Hall's setting can not be restricted to the extent of the
Burton Agnes Conservation Area, as indicated in the ES (ES, volume 2 of 3,
part 1 of 3, page A 191) . The Hall is located on the slope of the Wolds and
its orientation and fenestration clearly enables views far beyond the
boundaries of the Conservation Area.

From the long gallery on the second floor level, the existing Lissett turbines
can be seen. They appear quite prominently beyond and above the
Gatehouse which in itself is a grade T listed structure. The ES (ES, volume 2
of 3, part 1 of 3, page A 191) states that the impact magnitude of the
Praisthorpe turbines would be imperceptible. The additional photo-
montages we received in May 2012 (APM, figure 5.44) show turbines that
would appear slightly taller than the Lissett ones. Although the Fraisthorpe
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turbines will not be seen in direct context with the Gatehouse, at least eight
of the nine turbines will be visible on the horizon.

Whilst the applicant (Response to Stakeholders, LVIA and Heritage, 2.3.1,
page 11) says that the turbines would be visible, the applicant still maintains
that the effect on the setting would be negligible. The methodology
assessment (ES, volume 1, table 7.7, page 222) states that on an asset with
high sensitivity of setting the magnitude of impact has to be imperceptible to
result in a negligible effect.

As the turbines are clearly visible and more than barely distinguishable, their
level of magnitude of impact must be higher than stated by the applicant
(Response to Stakeholders, LVIA and Hetitage, 2.4.1, page 12).

I feel that this is again an under assessment of impact. The view from the
second floor gallery over the formal garden, the gatehouse and the low lying
landscape behind would be changed by the visibility of at least eight turbines
on the horizon. I therefore feel that the level of magnitude is at least low to
medium.

The situation in regards to the Manor House is similar. Although the
turbines would be visible from its first floor level framed by the Hall and the
Gatehouse (both grade I listed as well), the applicant states that the impact
would be of negligible significance. This is a view which has so far not been
altered by existing or proposed wind turbines. Therefore the scheme would
certainly have more than a imperceptible impact. It should be classified as at
least as low if not as moderate.

The guidance the applicant has used for assessing wind farm noise is “The
Assessment and Rating of Noise from Wind Farms” ETSU-R-97 (E'TSU).
ETSU recommends controlling wind turbine noise by the application of
noise limits at the nearest noise-sensitive properties.

ETSU states that: “Noise from the wind farm should be limited to 5 dB(A)
above background for both day and night-time, remembering that the
background level of each period may be different.

The LA90, 10min descriptor should be used for both the background noise
and the wind farm noise, and when setting limits it should be borne in mind
that the LA90, 10min of the wind farm is likely to be about 1.5-2.5 dB(A)
less than the LAeq measured over the same period. The use of the LA90,
10min descriptor for wind farm noise allows reliable measurements to be
made without corruption from relatively loud, transitory noise events from
other sources.

A fixed limit of 43 dB(A) is recommended for night-time. This is based on a
sleep disturbance criteria of 35 dB(A) with an allowance of 10 dB(A) for
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attenuation through an open window (free field to internal) and 2 dB(A)
subtracted to account for the use of LA90,10min rather than LAeq,10min.
Both day- and night-time lower fixed limits can be increased to 45 dB(A) to
increase the pexmissible margin above background where the occupier of the
property has some financial interest in the wind farm.

In low noise environments the day-time level of the LA90, 10min of the
wind farm noise should be limited to an absolute level within the range of
35-40 dB(A). The actual value chosen within this range should depend upon:
the number of dwellings in the neighbourhood of the wind farm, the effect
of noise limits on the number of kWh generated, and the duration of the
level of exposure.”

ETSU recommends that noise from the wind farm should be limited to 5 dB...
(A) above background for both the day and night-time noise. . )

As mentioned above, ETSU also recommends that in low noise
environments, which this proposed development would fall mto, the day
time level of LA90, 10min of the wind farm noise should be limited to an
absolute level between 35-40 dB(A).

We appreciate that we are unable to object to this application on the grounds
of noise so long as the noise levels are within the ETSU guidelines and,
therefore, we are only able to express our concerns that there may be a loss
of amenity and/or possible nuisance.

With this in mind, we would therefore wish to impose conditions, which
inchude those dealing with operational noise recommended by the applicants®
agents, in line with the recent Spaldington Aitfield Planning Inquiry, should
permission be granted.

Trees and No objections subject to conditions requiring retention of existing trees an()

Landscape hedges and their protection during development. Existing hedge on west

Section boundary of site entrance should be reinforced following completion of the
development.

Yorkshire No comments.

Water

Environment  No objection subject to condition regarding surface water discharge scheme.

Agency

English The development would, in our view, have a more significant impact than is
Heritage presented by the ES and its associated information. The ES assessment is
that the magnitude of impact of the Fraisthorpe development on Burton
Agnes Hall, Gatehouse and Manor House would be ‘low’ or ‘imperceptible’,
and the degree of the predicted effect on them would be of ‘negligible
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Team

significance’.

However, the application, due to its limited interpretation of the significance
of the settings of the Burton Agnes Hall heritage assets, significantly
underestimates the visual impact and the potential significance of the effects
of the proposed windfarm on the setting and heritage significance of the
Burton Agnes Hall complex. In our view, the magnitude of impact would
materially alter the baseline setting, and would be greater than the application
states, and the significance of the predicted effect of the Fraisthorpe
development would be correspondingly more significant.

In our view the application underestimates the impact and consequent level
of harm of the development on the setting and significance of the Burton
Agnes Hall complex of heritage assets (the Hall, Gate House, Manor House,
gardens and park, Conservation Area). We consider that the windfarm would
have a harmful impact on the setting and heritage significance of these
designated heritage assets. We consider that the degree of harm, in NPPF
terminology, would be ‘less than substantial’ but it would nevertheless be
significant, and according to national policy the application requires clear
justification in the public interest, and the harm should be weighed against
the wider benefits of the application (NPPF para 134).

It is possible that the impact on setting might be reduced if the Fraisthorpe
turbines were to be more closely clustered as seen in views from the Burton

Agnes Hall complex, either by resiting or by omitting those turbines that
appear to be more dispersed.

In English Heritage’s view the development would have a harmful impact on
the settings and on the significance of several designated heritage assets,
including Burton Agnes IHall, Burton Agnes Manor House, and. Burton
Agnes Conservation Area. The impact of the proposed development on the
significance of these assets would be (in NPPF terminology) less than
substantial but would nevertheless be significant, and raises serious concerns,
and we recommend that this harm needs to be carefully weighed by the local
authonty against the public benefits of the proposal.

Object.

The proposal will affect landscape character along the coastal strip and have
an adverse effect on the visual resource of the area, when experienced from
key short and medium range perspectives. Key affected views include those
from Bridlington looking south and those from the Flamborough Headland
Heritage Coast when experencing the outstanding views across Bridlington
Bay. The National Policy Statement for Renewable Energy Infrastructure
(ENE3) outlines how the potential harm of renewable energy development
should be minimised through careful design, taking account of
environmental effects on the landscape and siting, operational and other

37




Natural
England

relevant constraints, to minimise harm to the landscape, including by
reasonable mitigation. 'The location of this proposal close to the coastal
edge will result in a direct, negative physical effect on landscape character
and the visual resource of the area here, when experienced by high and
medium sensitivity receptors. Also, given the outstanding views across
Bridlington Bay that are offered from within the Heritage Coast, the
proposed development will have an indirect negative effect, as perceived
from outside of the immediately affected Landscape Character Area.
Accordingly, it is regarded that the proposal, as submitted, does not achieve
the necessary balance required to be sought between maximising encrgy
capture and achieving an acceptable design in terms of landscape and visual
effects. It is therefore not possible to support this proposal.

Internationally and Nationally designated sites:

Flamborough Head and Bempton Cliffs Special Protection Area (SPA)
Homsea Mere SPA

Flamborough Head Special Area of Conservation (SAC)

Flamborough Head Site of Special Scientific Interest (SSSI)

Homsea Mere SSSI

It is the view of Natural England that this proposal will not be likely to have
a significant effect upon these SPA/SAC/SSSIs, as, although The
Flamborough Head and Bempton Cliffs SPA supports 2.6% of the breeding
population of kittiwake, the proposed development site offers no suitable
breeding habitat for this species and no evidence of its presence was found
during surveys.

The Flamborough Headland Heritage Coast lies around 5.8km distant from
the nearest turbine location within the proposed development site. Heritage
Coasts are nationally defined protected landscapes, the special purposes of
which include the conservation, protection and enhancement of the natur*c(.
beauty of the Heritage Coast area. It is Natural England’s opinion that, based
upon the information provided, the proposal will not have a detrimental
impact upon the special purposes of the Flamborough Headland Heritage
Coast. It is for the Local Authority to decide, in conjunction with others
who have an interest and views on the quality of the landscape in the area,
whether the magnitude of change is acceptable within the local landscape
character area, 20C Bridlington to Hornsea Coastal farmland.

A survey for European Protected Species has been undertaken in support of
this proposal. On the basis of the information available to us, our advice is
that the proposed development would be unlikely to affect a European
Protected Species and we do not object to the proposal on this bass.

Natural England guidance note TINO51 recommends a buffer of 50m from
turbine blade tip to any habitat feature which may be used by bats as a
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foraging or commuting route. Section 8.2.8 of the ES (Ecology chapter)
notes that two of the turbines are positioned such that they are within the
buffer envelope. However, as the adjacent hedgerows exhibited little and no

bat activity during surveys, the turbine positions are acceptable in this
instance.

We have not assessed the survey for badgers, barn owls and breeding birds1,
or white-clawed crayfish. These are all species protected by domestic
legislation and you should use our standing advice to assess the impact on
these species.

Previous omithological surveys did not fully conform to Natural England’s
guidance on birds and windfarms- Assessing the effects of onshore wind
farms on birds (TTINO69) and we previously noted that we would expect to
see surveys which conform to guidance, or a clear explanation and

agreement for any changes to be covered within the Environmental
Statement.

We have now reviewed the further information submitted on 15 May 2012.
The letter provided a more detailed explanation for the deviation from

accepted survey methodologies and addressed the pomnts raised in our
response.

Natural England is satisfied, as stated in our previous response, that this
proposal will not be likely to have a significant effect upon the Flamborough

Head and Bempton Cliffs Special Protection Area (SPA) and Hornsea Mere
SPA.

We suggest that the local planning authority seek the advice of its in house
ecology team with regard to potential impacts upon any local or national
Biodiversity Action Plan bird species, in accordance with its biodiversity duty

under section 40(1) of the Natural Environment & Rural Communities Act
2006.

I note that the Natural England (INE) consultation response dated 05 July
2012 shows that NE are satisfied that sufficient omnithological information
has been submitted to satisfy the requirements of TIN 069 (Assessing the
effects of onshore windfarms on birds).

It is also noted that the earlier NE response dated 03 April 2012 shows that
NE have considered the application against the guidance provided in
TINO51 (Bats and onshore wind turbines) and are satisfied that the siting of
the turbines is ‘acceptable in this instance’. Moreover. NE acknowledge that
‘a survey for European Protected Species has been undertaken in support of
the proposal’ and are satisfied that ‘the proposed development is unlikely to
affect a European Protected Species’.
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Authority

Bridlington
and District
Civic Society

The application is supported by the findings of a comprehensive series of
ecological surveys that have been undertaken to inform this planning
application. These have followed appropriate guidance and current best
practice. An appraisal of the subsequent ES determines that it contains
enough detail to demonstrate that the surveys have been carried out
satisfactonly and provide an appropriate level of information about the
environmental characteristics of the site.

On the basis of the information provided within the report, it can be
determined that the immediate area of the development is of limited intrinsic
ecological value with few habitats or species of note and it is unlikely that the
proposed development will cause significant harm to any local or national
Biodiversity Action Plan bird species. The findings of the surveys support
the conclusions that the ecologists have drawn.

Nevertheless the prevention of damaging impacts to the nature conservation
interests of the site and the prevention of deliberate harm to the protected
species are significant material considerations in determining this planning
application. Therefore I would recommend that the mitigation measures
outlined in Section 8.8 and the Compensation and Enhancement proposals
set out in Section 8.9 of the ES (Ecology Chapter) should be imposed as
planning conditions on any planning approval that may be granted.

Has no responsibility for safeguarding sites other than its own.

The plans should conform to existing legislation, specifically structures 300
feet or over need to be charted on aeronautical charts and structures of 150
metres or more need to be lit in accordance with the Air Navigation Order.

Certain turbine developments may result in unacceptable impacts in certain
areas.

Further comments received following notification of the appeal: ( )

The NERL and the MOD, as with all aerodromes and technical sites, are
responsible for the safeguarding of their own operations and remain
responsible for providing expert testimomy as to any impact on those
operations. It is for the wind turbine developer to propose and agree
mitigation solutions with the affected operators, if options for mitigation
exist. The lack of a statement of objection or support from the CAA should
not be taken to mean that there are no aviation issues, or that a comment
from an operator lacks weight.

Object.
Doubt over the efficiency of turbines.

Turbines will have a negative impact on local tourism.
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Humber
Archaeology
Partnership

Royal Society
For The
Protection Of
Birds

Council For
The Protection
Of Rural
England

Ministry of
Defence

BBC

Cable And
Wireless
Worldwide

Negative impact on the area as a whole m particular promotion of views
associated with David Hockney's Bigger Picture, and the development of the
Way of the Roses coast to coast cycle route which is built around the
premise of attractive scenery.

Accumulation of existing and proposed turbine developments will result in a
complete change in the rural nature of the East Riding and will result in the
area having a more industrial outlook.

The site lies in an area of archacological importance.

If the decision cannot be deferred until more information is known about
the extent of archaeological deposits a condition should be imposed
requiring the implementation of a programme of archaeological work in
accordance with an approved written scheme of investigation.

No comments submitted.

No comments submitted.

Objects.

The turbines will be 21.2 km from, will be detectable by, and will cause
unacceptable interference to the AD radar system at Staxton Wold.

Wind turbines can have detrimental effects on the operation of radar which
include the desensitisation of radar in the vicimity of turbines, and the
creation of “false’ aircraft returns.

The probability of the radar detecting aircraft flying over or in the vicinity of
the turbines would be reduced, and the RAF would be unable to provide full
air surveillance in the area of the proposed development.

If the developer is able to overcome the stated issues then all turbines need
to be fitted with appropriate red or infra-red lighting,

No homes or transmitters would be affected by the turbine development.

No objection.




TUs
Connections

Racal
Vodaphone

Bntish
Telecom

National
Telecommunic
ations Limited

Home Office
YEDL
T-Mobile

Telefonica
(formerly O2)

Radio
Communicatio

ns Agency

Orange
Personal
Communicatio
ns Services
Virgin Mobile

Humberside
Police -
Operations

KCom

SPECTRUM
(Ofcom)

Joint Radio
Company

BAE Systems

No comments subrmitted.
No comments submitted.
No comments submitted.
No comments submitted.
No comments subrnitted.
No comments submitted.

No comments submitted.

No comments submitted.

No comments submitted.

No objections, mobile phone communications will not be affected by the
turbines.

No comments submitted. ( )

No comments submitted.

No objections.

No comments submitted.

Does not foresee any radio intetference as a result of the development.

No comments submitted.
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NERL
Safeguarding

Countryside
Access Officer

The Ramblers

East Yorkshire
Barn Owl
Survey And
Conservation
Group

Humberside
Fire Brigade

Department of
Trade and
Industry

National Grid
Plant
Protection

British Horse
Society

Northern
Power Grid

PUBLICITY

Object.
Turbines will generate false primary plots.

Due to the distance from the radar, it is predicted that the reflected power
will be of adequate value to be detected by the radar and as a result false
plots will be generated. A reduction in the radar’s detection of real targets is
also expected.

No objections.
Object.

The turbines will have an adverse effect on the beauty of the countryside
around Fraisthorpe.

No comments submitted.

No comments submitted.

No comments submutted.

No comments submitted.

No comments submitted.

Land is affected by a Wayleave Agreement.

The application has been advertised by press notice, site notices and direct notification to

neighbours.

365 letters have been received are against the proposals which raise the following issues:
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'The proposed development is close to the existing wind farm at Lissett, and many
residents feel that they will become surrounded by turbines.

Will destroy the most beautiful bay in Yorkshire.

The turbines will ruin the landscape and spoil the view from Bridlington.

The view from Brdlington would become mechanical and industrial rather than
natural.

The levels of noise caused by the turbines will affect houses that are close by.
Nearby houses will also be affected by flicker.

Landowners and companies are proposing the development just to make a profit
from it.

The effect on the already unstable coastline during the construction of the wind
farm.

Wind turbines are not efficient and would be better placed in an offshore wind farm.
Wind turbines are a hazard to local residents and their properties. There have been
instances where turbines have caught fire, come down in violent storms and blades
also falling off. Many are concemed about who would be held accountable if this
happened to the proposed turbines.

Desecration of the beauty and tranquillity of the area.

The value of local property will be diminished.

The infill and concrete used in the construction would displace ground water.

The turbines are too high.

Tourism would suffer due to the turbines being visible from major tourist
destinations such as Bridlington.

Views from hotels in Bridlington will be ruined and this will cost tourism business.
Surrounding towns will get a reputation as a wind farm town.

The turbines may remain in situ after they have reached the end of their lives thus
becoming a turbine graveyard.

'There are too many in the area already and Lissett is an eyesore.

The MoD radar system could be affected by the turbines.

Potential hazard to rescue helicopters.

The amount of current and proposed amount of turbines would clutter the East
Yorkshire landscape.

TV, radio and mobile phone reception could be affected.

Local artists such as David Hockney, who take inspiration from the unspoilt East
Yorkshire landscape, will go elsewhere if the turbines are constructed.

Adverse effect on the setting of Burton Agnes Hall.

Bridlingtons best asset, its beach, would be blighted by the turbines.

Bridlington would loose its seaside charm and become industrial.

Bridlington could be a jewel with the addition of a marina but the town will be
blighted by the turbines.

Can already see Lissett turbines from Sewerby, and these will be much more
prominent.

The view from Flamborough Head Heritage Coast would become industrialised.

The proposed turbine locations are too close to the surrounding houses.

Inhabitants of Fraisthorpe will be subject to constant noise and danger to life should
the turbines malfunction.

ETSU-R-97 regulations are dated and inadequate, and the fact that a wind farm

44

TN
i !

i/ ‘-\-‘




appears to comply with it in an EIA is no guarantee that there will be no noise
problems for people living in the area.

Potential effects from shadow flicker.

The public consultation by TCI Renewables was not adequate, nor was the noise
assessment which was not in accordance with E'TSU-R-97 as it was done in a
residents back garden which is not an open field assessment.

The impact that the turbines will have on nature conservation.

Application is in breach of Local Plan policy CZ8 as would visually dominate the
landscape.

The site is close to the major resort of Bridlington which makes it have ‘high
sensitivity’ as set out in the East Riding of Yorkshire Landscape Character
Assessment.

The turbines will cause a rise in energy costs.

The roads leading up to the proposed site are narrow or non-existent. This would
cause traffic disruption during the construction of the turbines.

1f the application is approved, more proposals for wind farms will follow.

The wind farm would damage the economy of Bridlington.

Future investors would be put off Bridlington.

The coastal erosion will increase due the ground disturbance the construction of the
turbines will cause.

The turbines are costly to build and maintain.

All turbines should be out at sea now, there 1s no need for them on land.

The turbines are a threat to birds and other wildlife.

The reduction in CO, emissions that the tutbines generate is outweighed by the
emissions generated through the production, construction and maintenance of the
turbines.

The ERYCs targets for remewable energy have been exceeded by wind farm
proposals for 2010-2021.

'The red light on the turbines would be flashing constantly.

Turbines would be a distraction to drvers particulatly those travelling from the
south on the A165 and already passing Lissett.

The turbines are out of character with the surrounding environment and landscape.
The turbines could be a hazard to the emergency air ambulance.

'The wind turbines would be detrimental to any future tourism plans such as the
Hockney Trail.

Regular tourists have written to say they will not continue to come to Bridlington if
the turbines are constructed.

High profile Visit England advert (featuring Harry Potter actor Rupert Grint) shows
Fraisthorpe beach as an unspoilt location.

Danger to horseriders.

If permission is granted for a large windfarm then the Council should grant
permission for lifting of agricultural restrictions on local properties as the land
classification would no longer be rural. |

Offer by TCI Renewables to pay a subsidy for electricity to local residents within
1km of the windfarm could be bribery. It has been upsetting and confusing to
elderly residents.

There are inconsistencies within the Environmental Statement.

45




7.1,

7.2.

7.3,

+ The photomontages are inaccurate and unrepresentative.

+ Inadequate pre-application consultation by the developer which did not involve the
town of Bridlington.

. Cumulative impact of with Dogger Bank cables and Carbon Capture Project pipeline
which will connect nearby.

« Government debate is ongoing regarding windfarms and decisions should be
delayed until a clear Government stance is established.

+ The Coalition Government want local communities to have a much greater say in
whether there should be wind farms in there area or not.

Letter from Rt Hon Greg Knight MP, objecting on grounds of

As we have reached our 2020 target for onshore wind, I would contend that any
application should not be judged purely on planning grounds, we will comfortably hit our
national target without having to site wind farms in inappropriate places.

Two letters have been received which support the proposals for the following reasons:

«  The turbines, contrary to popular belief, will not actually interfere with TV, radio
and mobile phone signals.

«  The turbines blend in well with the surrounding landscape.

« The UK needs to use more renewable energy sources and should take advantage of
the large quantity of wind in the British Isles.

+ The turbines would be good for the local and national economies as the energy
produced by the turbines could be exported to Europe.

CASE ON BEHALF OF THE APPLICANT
The applicant has submitted the following documents in support of their proposal:
+ Environmental Statement - including Chapters on Landscape and Visual Impact,

Residential Visual Amenity, Heritage, Ecology, Omithology, Traffic and Access,
Noise and Aviation. Includes photomontages and wireframes.

« ES Non-Technical Summary

+ Planning Statement

+  Design and Access Statement

Additional information submitted since the application has been under consideration
includes an NPPF update to the Planning Statement received on 30™ May 2012, and
Responses to Stakeholders LVIA and Heritage (includes further photomontages and
wireframes) received on 14" May 2012. Further information has also been submitted as a

result of issues raised by Natural England; this was received on 18% May 2012.

The conclusion of the Planning Statement is summarised as follows:
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9.

9.1

National planning policy is wholly supportive of renewable energy development,
recognising its contribution towards sustainable development and tackling climate
change. In strong terms, policy requires local authorities to be positive in their approach
towards renewable energy generation development proposals.

The proposals would bring about substantial benefits in accordance with overarching
policy objectives for addressing climate change by adding to renewable energy generation
capacity and safeguarding the reliability and security of the UK’s energy supphes.

The environmental, economic and social impacts resulting from the proposals have been
assessed, and have been balanced against the significant weight to be attached to meeting

and exceeding targets for renewable energy generation, and the mitigation available by
imposing planning conditions.

The range and assessment of environmental effects of the proposed development are set
out within the ES. Whilst it may be the case that a particular proposal for renewable
energy would give rise to environmental impacts, some of which may be harmful, it 1s not
the indication of national policy that proposals are therefore unacceptable.

Whilst there may be elements of harm applicable to this proposal, they are not so
significant to represent a reason for refusal when placed in the planning balance.

The proposals accord with the objectives of national planning and energy policy, and the
statutory development plan.

KEY ISSUES

Policy Context

Landscape and Visual Impact

Residential Amenity and Living Conditions - Noise
Residential Amenity and Living Conditions - Shadow Flicker
Residential Amenity and Living Conditions - Visual Amenity
Radar and Communications

Heritage and Archaeology

Ecology and Omithology

Highway Issues

Public Rights of Way

Loss of Agricultural Land

Flood Risk, Drainage and Geology

Connection to the National Grid

» Socio-Economic Issues

OFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan unless there
are material considerations which indicate otherwise. The National Planning Policy
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9.2

9.2.1

9.2.2.

9.2.3.

9.2.4.

9.2.5.

9.2.6.

Framework (NPPF) is also a material consideration which must be taken into account in
planning decisions. If the NPPF contains policy guidance that is relevant to this
application the report below will explain this, and consider the extent to which
development plan policy is consistent with the NPPF and the weight to be given to that
policy. For 12 months (from March 2012) full weight may still be given to relevant
development plan policies adopted since 2004. In other cases due weight should be given
to relevant policies according to their degree of consistency with the NPPF.

Policy Context
National Policy and Guidance

The national commitment towards increasing renewable energy production is well
documented in a number of policy documents which are listed in Section 3.6 of this
report. The Government has made clear its commitments in order to make the country
more energy secure, helping to protect consumers from fossil fuel price fluctuations, and
driving investment in new jobs in the renewable energy sector. The current goal is for
15% of the UK’s energy demand to be met from renewable sources by 2020, in the most
cost effective way. This target was set by the Renewable Energy Directive (2009).

The ambition extends beyond 2020 - advice from the Committee on Climate Change
(CCC) has made clear the long term role for renewable energy. The CCC concluded that
there is scope for the penetration of renewable energy to reach 30 - 45% of all energy
consumed in the UK by 203C.

Renewable energy accounted for 54 TWh (3.3%) of the UK’s total energy consumption
in 2010, having increased steadily since 2005, There will need to be more than a four-fold
increase in the renewable energy consumption by 2020 if 15% of the UK’s energy needs
are to be met from renewable sources. Consumption of renewable energy will need 1o
rise by 17% per annum to meet that goal.

The proportion of the electricity supply that will need to come from renewable energy
sources in order to meet this target is projected in the renewable energy strategy to be
30% or more by 2020, and the indicative target is for onshore wind to provide just under

a third of this target.

'The UK Renewable Energy Roadmap (July 2011) identifies 8 technologies that have
either the greatest potential to help the UK meet the 2020 target in a cost effective and
sustainable way, or offer great potential for the decades which follow. Onshore wind is
the first of these technologies. 'The Roadmap sets out aspirations for the onshore wind
contribution to the targets, and mentions the common barriers which include delays in

the planning system and interference with aviation radar as well as improving onshore

transmission capacity. The CCC stress that onshore and offshore wind together can
deliver 30% of the UK's electricity supply by 2020 and be part of a radical
decarbonisation of the economy by 2030.

The latest CCC report to the Government ‘Meeting Carbon Budgets” (June 2012) noted
that investment in onshore wind increased slightly (to 0.6 GW) but fell short of their
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9.27.

9.2.8.

9.29.

9.2.10.

indicator trajectory for a second year in a row, and well below the levels required by 2020
(1.5 GW). 'There is already sufficient capacity in the project pipeline to meet the CCC
2020 indicator onshore, however planning approval rates for onshore capacity have
fallen to around 50%, and determination periods remain long. There is also evidence that
onshore projects with approval are moving slowly through to construction. This is likely

to reflect current uncertainties over support mechanisms and difficulties with radar
interference and grid connection. The CCC report advises the Government to ensure
that the planning process appropriately accounts for the benefits of onshore wind, in
order to avoid higher levels of investment in more expensive technologies that would
have adverse affordability impacts. Tt also urges continuing work with industry, the
Ministry of Defence and others to address radar interference strategically and
collaboratively. The CCC concludes that given appropriate actions, it is realistic that
ambitious renewable energy targets for 2020 can be achieved, and that wind generation

can make a valuable contribution to power sector decarbonisation required to meet
carbon budgets.

The UK is required by EU Directive to submit details of its target performance in order
to meet the 2020 figure. The UK is already behind the 2010 target of just 10% of
electricity from renewable sources. In these circumstances and having regard to a
potential increase in the headline target from 20% to 30% by 2020, it is considered
significant weight must be placed on the need for the provision of new sources of
renewable energy of which onshore wind is an important element. The proposed
development would contribute to intemational and national objectives of promoting
renewable energy technologies.

The high priority placed by Government on the achievement of sustainable sources of
energy supply through the planning system is reflected in the National Planning Policy
Framework (NPPE), which during the course of this planning application has replaced
the planning policy guidance notes and statements which previously set out central
Government planning policy. This includes the deletion of PPS22 Renewable Energy and
PPS1 Delivering Sustainable Development and its supplement ‘Planning and Climate
Change’. The Companion Guide to PPS22 ‘Planning for Renewable Energy’ has not
been replaced and remains a material consideration.

The NPPF aims to contribute to the achievement of sustainable development, which has
three dimensions: Economic, Social and Environmental. The Environmental role is
specified in paragraph 7 as ‘contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt to
climate change including moving to a low carbon economy’. The economic role refers to
contribution to a strong, responsive and competitive economy, identifying and
coordinating development requirements, including the provision of infrastructure. The
social role refers to supporting strong, vibrant and healthy communities, by creating a
high quality built environment. Paragraph 8 states that these three roles should not be
taken in isolation, because they are mutually dependent.

At the heart of the NPPF is a presumption in favour of sustainable development.
Paragraph 14 states that this means approving development proposals that accord with
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9.2.11.

9.2.12.

9.2.13.

the development plan without delay, and where the development plan policies are out-of-
date, granting permission unless any adverse impacts of doing so would significantly and

demonstrably outweigh the benefits, when assessed against the policies in the NPPF as a
whole.

Twelve core planning principles are set out in paragraph 17 whlch should underpin both
plan making and decision taking. One of these principles is to “support the transmission
to a low carbon future in a changing climate, taking full account of flood risk and coastal
change, and encourage the reuse of existing resources, including conversion of existing
buildings, and encourage the use of renewable resources (for example, by the
development of renewable energy)”.

Section 10 of the NPPF deals with Meeting the challenge of climate change, flooding
and coastal change’. At paragraph 93 it states that planning plays a key role in secuting
radical reductions in greenhouse gas emissions and supporting the delivery of renewable
and low carbon energy and associated infrastructure. Paragraph 97 specifies that to help
increase the use and supply of renewable and low carbon energy, local planning
authorities should recognise the responsibility on all communities to contribute to energy
generation from renewable sources. At paragraph 98 it states that when determining
planning applications, Local Planning Authorities should not require applicants for
energy developments to demonstrate the overall need for renewable energy (this is a
change from the guidance set out in the former PPS22). It goes on to say that the
application should be approved if its impacts are (or can be made) acceptable.

A footnote to paragraph 97 notes that in assessing the likely impact of potential wind
energy development when identifying suitable areas, and in determining planning
applications for such development, planning authorities should follow the approach set

- out in the National Policy Statement for Renewable Energy Infrastructure (EN-3).

9.2.14.

National Policy Statements were approved by Parliament in July 2011 and were already a
material consideration, even for projects that were not nationally significant
infrastructure. The NPPF effectively incorporates the relevant National Policy
Statements for the purposes of determining wind energy applications and requires

determinations by local planning authorities to be in accordance with the approach set
out therein.

The Overarching National Policy Statement (NPS} for Energy EN-1 highlights that to
meet emissions targets, the consumption of electricity will need to be almost exclusively
from low carbon sources. Thus, in the short term, much of the new capacity would need
to come from on and off-shore wind generated electricity. To meet the 2020 target for
energy from renewable sources, EN-1 identifies that there is an urgent need to bring
forward new renewable electricity generating projects as soon as possible. Onshore wind
is highlighted as the most well established and currently the most economically viable
source of renewable energy available for future large-scale deployment. EN -1 also
highlights the wishes of the UK to ensure security of supply by maximising domestic
supply, to avoid the UK becoming more susceptible to fluctuations in price and
volatilities with demand. EN-3 reiterates the important role of on-shore wind and deals
with issues including landscape and visual impact, noise, biodiversity, the historic
environment recognising that there will always be significant landscape and visual
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9.2.15.

9.2.16.

9.2.17,

9.2.18.

9.2.19.

impacts. The weight given to ENF3 has been increased by its inclusion within the
National Planning Policy Framework.

This national planning policy context establishes the priority given to be given to the
promotion of renewable energy development, taking into account the wider benefits in
environmental and economic terms, but makes in clear that in the decision making
process these matters are to be weighed in the balance with any adverse effects in
relation to matters such as landscape, visual impacts, residential amenity, radar,
communications and aviation safety. National planning guidance is also clear that the
need and viability of renewable energy proposals should not be questioned, and that a

sequential approach should not be used in determining such planning applications in a
particular location.

In summary, thus it is clear that there is strong support in principle for renewable energy,
and continues to be so from Central Government. It is clear that it is not the role of the
planning system to query either the need or viability of renewable energy projects,
including onshore wind. Wider environmental and economic benefits of a project are
material considerations to be given significant weight, although there is still 2 need to

have regard to adverse effects including any mitigation which might adequately address
such effects.

Development Plan Policies and Local Guidance

The Development Plan in respect of this site comprises the Regional Spatial Strategy for
Yorkshire and the Humber (2008) (RSS) , the Joint Structure for Kingston Upon Hull
and the East Riding of Yorkshire (2005) (JSP) and the East Yorkshire Borough Wide
Local Plan {1997) (Local Plan). There is little of direct relevance in the ‘saved’ policies of
the JSP in respect of the principle of renewable energy development.

RSS Policy EINV5 sets local targets for contributing to renewable energy capacity. It 1s
the case that the regional East Riding target of 148MW by 2021 will be met or exceeded
by projects with planning permission and Members will be aware that the legislative
requirements are now in place to enable the current Government to revoke the RSS,

which the Government has stated it intends to do. However, the binding European and
UK targets remain in place and must be met. It is also clear from the numerous wind
farm planning appeal decisions within the East Riding that the targets set through policy
ENVS5 are indicative only and should be considered as a floor rather than a ceiling, and
that the requirement to meet the binding national targets is a material consideration m
the decision making process.

Also prepared at the regional level, the AECOM Low Carbon and Renewable Energy
Capacity in Yorkshire and Flumber Final Report (March 2011) assesses the resource for
low carbon and renewable energy capacity across the region, and provides an evidence
base for Local Planning Authorities to prepare their own policies, strategies and targets
for renewable energy development at the sub regional and local level. The thrust of the
document is similarly supportive in principle of renewable energy development. The
report is not a policy document rather one that may be used to underpin policy
formation e.g. for the Local Development Framework. The evidence collated in the
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report does however point to that there is a substantial gap between the current installed

capacity and the regional target.

9.2.20. Whilst dated compared to the more recent guidance on renewable energy development,

9.2.21.

9.2.22.

9.2.23,

the East Yorkshire Borough Wide Local Plan contains an overarching ‘saved policy’
referring to renewable energy proposals, policy EN25. This states that renewable energy
proposals will be permitted providing that they will not unduly harm the appearance of
the landscape, nature conservation interests, residential amenity or sites of archaeological
interest. It accepts in its supporting text that wind energy installations are most likely to
require prominent locations where they will benefit from high wind speeds. The policy
states that regard will be had to the size and scale of the development and ancillary
infrastructure, proximity to existing development, visual and physical impact on the
environment, the effect on nature conservation interests, and site restoration. The

capacity of the highway network for the transportation of the turbine components
should also be assessed.

At an even more local level, saved Local Plan policy CZ8 specifically relates to wind farm
development in the Coastal Zone. The proposals map shows that the site is wholly
within the Coastal Zone (which in this area is to the east of the A165). It states that
proposals for commercial wind energy projects will only be permitted within the
Holdemess Plain Coastal Zone where there are supported by information sought under
policy EN25 and are sited so as not to: 1) visually dominate the landscape; or 2) lead to
an increase in visitor pressure likely to dominate existing communities; or 3) harm areas
of nature conservation importance; or 4) be detrimental to highway safety; or 5) restrict
public access to the cliff top and beaches; or 6) be within 400 metres of the cliff top. The
policy only permits turbines intended to solely serve an individual farm holding or small
group of buildings within the Flamborough Headland Coastal Zone - this area is further
to the north of Bridlington so this part of the policy does not apply to this development.

The Local Plan was adopted in 1997 so therefore is outside of the period set out in the
NPPF which states that full weight may still be given to relevant development plan
policies adopted since 2004 (The Joint Structure Plan and Regional Spatial Strategy were
adopted in 2005 and 2008 respectively). However the NPPF does mention that in other
cases due weight should be given to relevant policies according to their degree of
consistency with the NPPF. The aims of policies EN25 and CZ8 which specifically
related to wind turbine development are broadly in compliance with the policies set out
in the NPPF and the advice in EN-3; they do however go into more detal particularly in
relation to the Coastal Zone (CZ8) which is specific to the local level therefore is not
detailed within the national policy. EN-3 does however refer to the need for wind
turbines to minimise effects on landscape and visual amenity (paragraph 2.7.49). Generic
Jandscape and visual effects set out in Section 5.9 of EN-1 and other impact assessment
principles set out in paragraphs 2.7.29 to 2.7.83 of EN-3 are considered to be reflected in
the relevant Development Plan policies and therefore they should be given approprate
weight.

There are relevant policies within the Preferred Approach Core Strategy of the emerging
Local Development Framework, now called the East Riding Local Plan as set out in
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Section 3.5 above. The NPPF Annex 1 gives weight to relevant policies in emerging
plans according to the stage of preparaton and the degree of consistency with the
policies in the NPPF. At present the Publication Core Strategy is due to be reported to
Cabinet and then Full Council at the end of this summer/autumn. It will then be
published for consultation prior to submission to the Secretary to State. The weight
given to it is limited at this stage of its preparation.

In particular proposed policy HQE7 sets out the Council’s approach to developing
renewable energy. It states that grid connected renewable energy targets in the RSS will
be exceeded by a variety of renewable energy types; that proposals for renewable energy
development will be supported where possible, weighing the wider environmental and
economic benefits against any harmful effects; and that where a 1isk is foreseen a
precautionary approach should be taken, the developer will provide evidence to show
that any significant adverse effect will not occur or can be mitigated. It specifies that
developments should consider the capacity for landscapes to accept renewable energy
development avoiding areas of high landscape value where possible; should take into
account cumulative impacts and effects on a number of criteria including biodiversity
built heritage and radar; ensure the impact on the local community is fully considered;
and to ensure that adverse effects are mitigated against as far as possible.

The Council also has specific guidance relating to renewable energy developments.
Planning for Renewable Energy Developments - Interim Planning Document 2009’
(IPD) seeks to promote the development of renewable energy in those areas identified as
having capacity to accommodate it. The IPD document however should not be viewed
as means of directing wind turbine development to (and away from) certain landscape
character types because this would amount to sequential approach to siting turbines,
which would be contrary to national planning guidance in the NPPF. The IPD has not
being through a formal consultation process, so weight cannot be attached to it as a
policy document. The inspector for the appeal decisions into the Spaldingron Airfield
(and Ivy House Farm) inquiry (May 2011 - ref. 09/04550/STPLFE) attached limited
weight to the IPD. He referred to the IPD’s assessment of the sensitivity of landscape
character types in the East Riding to accommodate wind energy developments. He stated
that Local Planning Authorities should not create buffer zones and apply policies that
prevent the development of renewable energy projects, and given the absence of an
adopted Development Plan Document and apparent conflict with national guidance.

The thrust of local and regional planning policies is thus also in principle generally
supportive of renewable energy development, whilst also needing to consider relevant
detailed considerations, which are discussed in the sections below.

Landscape and Visual Impact

Impact on Landscape Character

Whilst the thrust of Central Government planning guidance contained in the NPPF and
National Policy Statements is positive towards wind farm development, it also recognises
that wind turbines are likely to have visual and landscape effects. Section 11 of the NPPF
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requires the planning system to contribute to and enhance the local environment by
protecting and enhancing valued landscapes (paragraph 109). National Policy Statements
1 and 3 (Section 59. of EN'1 and 2.7. of EN-3) also provide guidance on landscape
impacts of renewable energy proposals. The principle of protecting the character of the
countryside and valued landscapes is reflected in the policies of the development plan.

The companion guide ‘Planning for Renewable Energy sets out a number of key issues
including issues of landscape and visual impact that should be addressed at the scheme-
specific level. It requires Local Planning Authotities to recognise that the landscape and
visual effects will only be one consideration that must be considered alongside the wider
environmental, economic and social benefits that arise from renewable energy projects.
Factors to consider in analysing the landscape and visual effect of individual applications
include landscape character areas, landscape sensitivity, and cumulative effects.

Development Plan policies relevant to landscape include those specific to wind farm
development - Local Plan policies EN25 and CZ8. Others relate more generally to the
protection of the character of the countryside, including Local Plan policy EN2 which
states that proposals should not harm the character of the surrounding area; should
safeguard sites and features considered important for their landscape, amenity or
historical value; and should not harm the landscape setting of settlements. Joint Structure
Plan policy SP4 is also relevant and states that (a) the distinctive character of the...
Holderness Regional Landscape Character Area should be protected, and that
development should protect and where necessary enhance or restore distinctive
Jandscape character. It also advises that attention should be given to the unique local
landscapes of (iv) Flamborough Head. Regional Spatial Strategy policy ENV10 states that
the Region will safeguard and enhance landscapes that contribute to the distinctive
character of Yorkshire and the Humber, which includes (B) The coastal landscapes of the
East Coast.

Emerging East Riding Local Plan (Preferred Approach Core Strategy 2010) proposed
policy HQEZ2 requires development to demonstrate an understanding of the intrinsic
qualities of the landscape setting. It specifically refers to the East Riding Landscape
Character Assessment and the need to respect and enhance Jandscape character. Policy
HQE7 requires renewable energy developments to consider the capacity for landscapes

to accept renewable energy development. These emerging policies are consistent with the
NPPF therefore have some limited weight.

‘The East Riding of Yorkshire Landscape Character Assessment (2005) (LCA) identifies
and describes the characteristics and features of the East Riding landscape, dividing the
County mto Landscape Character Types and Areas. The study is intended to help inform
decision making at the landscape type level. It provides a starting point for identifying
key characteristics in an area and the potential effect on character. It does not negate the
need for detailed considerations of landscape and visual impact on a case by case basis.

The site lies within Landscape Character Type 20: Holdemess Coastal Farmland, and

specifically within Landscape Character Area 20C ‘Brdlington to Hornsea Coast. This
landscape character type is a narrow strip of coastal farmland with the following key

54

.

O




9.3.5.

9.3.6.

9.3.7.

9.38.

characteristics:

Flat to gently undulating topography sloping gently eastwards.

Boulder clay cliffs eroding into the sea.

Seaside resorts of Bridlington, Hornsea and Withernsea.

Coastal static caravan parks are prominent.

Limited tree cover due to exposed windswept coastal landscape.
Smaller villages and farmsteads and minor roads threatened by erosion.
Fragments of historic field pattern around villages and hamlets.
Tourism development along the coast.

More specifically Area 20C is summarised as a mix of recreation and tourism facilities
amongst large scale arable farmland punctuated with occasional small scale villages of
historic interest. The quality of the landscape is assessed to be ‘ordinary’ overall but the
LCA recognises the high value of this coastal landscape to the tourist industry and states
that this should be recognised when considering landscape quality and development
proposals.

The LCA acknowledges that wind farm development close to the coast would be highly
visible and impact on the character of the coastline, and states that this ordinary quality
landscape does have the capacity to accept some change as a result of wind farm
development that is set back from the coast and located to respect settlement and
landscape pattern. It assesses landscape semsitivity to this type of development as
‘medium’ overall. However, it also recognises there are areas where this would change to
‘high’ sensitivity, for example close to major resorts. Such a major resort would be
Bridlington. It recommends that location and design of wind farm development should
consider Jandscape pattem and visual amenity of residents and tourists. Views of the
North Sea on the approach roads to major resorts should also be considered. The heighe
of tutbines will be a key factor in determining the magnitude of potential impact.

The Council’s Interim Planning Document on Renewable Energy Developments
published in 2009 sets out Zones of Natural Heritage Sensitivity to clarify the sensitivity
of the range of landscape character areas in the East Riding. The application site is
identified within Zone 3 ‘Medium Sensitivity’, in common with most of Holderness.

Adjoining important landscapes should be considered in the determination of this
application given the height of the turbines and the long distance views of them. The
Wolds Area of Landscape Protection lies some 2 km to the west of the site. The
landscape mself is not considered to be affected by the development however the
presence of sloping hills in this direction mean that there are clear views of the coast and
the Fraisthorpe area from these hills. Burton Agnes Hall and associated buildings, which
are an important group of Grade I Listed Buildings, are set on a plateau which has clear
long distance views over the application site area. The impact on the setting of these
buildings are discussed in detail in Section 9.8. It should be noted that the Wolds is a
local, not national, landscape designation.

55




939.

9.3.10.

9.3.11.

The Heritage Coast at Flamborough is some 6.5 km away from the site to the north of
Bridlington. Heritage Coasts are defined by Natural England and represent stretches of
our most beautiful, undeveloped coastline, which are managed to conserve their natural
beauty and, where approprate, to improve accessibility for visitors. This is a national
definition and the purpose includes to conserve, protect and enhance the natural beauty
of the coasts, their marine flora and fauna, and their heritage features; and to facilitate
and enhance their enjoyment, understanding and appreciation by the public.
Flamborough Head is the most northerly outcrop of chalk in Europe, famous for its
sheer cliffs, beautiful views and scenic village, while in summer the nearby Bempton
Cliffs are home to over 200,000 sea birds. Flamborough has been internationally
recognised as a Special Area of Conservation (SAC). The scenic views make it a popular
destination for both toutists and locals. Significantly, paragraph 114 of the INPPF states
that Local Planning Authorities should maintain the character of the undeveloped coast,
protecting and enhancing its distinctive landscapes, particularly in areas defined as
Heritage Coast, and improve public access to and enjoyment of the coast.

The applicant has provided a significant amount of material by way of photomontages
and wireframes, to evidence the potential impact on landscape character, and associated
significance. The LVIA chapter of the Environmental Statement has been completed in
accordance with the approach outlined in the Landscape Institute/TEMA ‘Guidelines for
Landscape and Visual Impact Assessment (GLVIA) (2002) and therefore seeks to
evaluate the effects of the development on the Jandscape and visual resource. The
viewpoirts presented offer a satisfactory assessment of key and representative views of
the development at its most visible, as experienced by a range of receptor groups, from a
spread of different directions and over varying distances: it therefore provides a suitable
basis for determining the significance of the effects. The associated photomontages and
wireframes provide an appropriate basis upon which to undertake an evaluation
regarding such effects. Further information was provided during the course of the
consideration of the application to provide additional viewpoints and assessment of
views from the Heritage Coast (and from Burton Agnes as requested by English
Heritage).

Impact on Jandscape is considered to be a key area of contention with this proposal. The
proposal will inevitably affect landscape character along the coastal strip and have an
adverse effect on the visual resource of the area when experienced from key short and
medium range perspectives. Key affected views include those from Bridlington and its
beaches looking south and those from the Flamborough Heritage Coast when
experiencing views across Bridlington Bay. The location of this proposal close to the
coastal edge will result in a direct, negative physical effect on landscape character and the
visual resource of the area, as experienced by high sensitivity receptors who enjoy the
expansive coastal views in this area. Also, given the outstanding views across Bridlington
Bay that are offered from within the Heritage Coast, the proposed development will have
an indirect negative effect, as perceived from outside of the immediately affected
Landscape Character Area. Accordingly, it is regarded that the proposal, as submitted, is
unable to achieve the necessary balance sought between maximising energy capture and
achieving an acceptable design in terms of landscape and visual effects. The proposal is
not supported by Officers in this respect.
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Accordingly, the proposal does not appear to accord with guidance offered in National
Policy Statement for Renewable Energy Infrastructure (EN-3) regarding the way the
potential harm of renewable energy development should be minimised through careful
design, taking account of environmental effects on the landscape and siting, operational
and other relevant constraints, to minimise harm to the landscape, including by
reasonable mitigation. 'The temporary nature of the development does not offset
significant concerns about the impact on the character of the landscape.

Visual Impacts

As discussed above, this landscape is undoubtedly sensitive to visual change, especially
that which results from the introduction of new built features that are uncharacteristic to
the area. The LCA identifies how, although this Landscape Character Area’s sensitivity
to wind farm development is generally medium, in areas closer to the major resorts in
this landscape, this changes to a high level of sensitivity. Therefore, given its close

proximity to the principal resort of Bridlington, the sensitivity of this landscape to this
form of development is high.

The charactenistics of this Landscape Character Area combine to offer some outstanding
long-distance views along the coastal strip. The landscape here is also important in terms
of providing views into it, most notably those that can be enjoyed from the Heritage
Coast looking across the sweeping expanse of Bridlington Bay which are generally devoid
of tall structures. This contributes to the relatively unspoilt views that can be enjoyed

from within this character area and into it when experienced across the Bay from the
Hermtage Coast.

All other wind farms whether operational (at Lissett) or approved (nearby at Carnaby and
further south at areas around Roos and Withemwick) differ from this proposal as they
are/would be set well back from the coast and do not or would not dominate views from
the Heritage Coast. In accepting this, consideration of this proposal must be undertaken
in the context of whether it is to any extent able to respect the inherent characteristics of
the area and, as a result, limit the effects on the visual resource offered by the landscape
and views from Bridlington in particular.

The visual effects of this proposal will be of greatest significance when experienced both
from within close proximity of the site and from wider views experienced from along the
coastal strip. Key visual receptors here will be residents and settlements, tourists and
recreational users and users of the public right of way and transport networks. These
receptors are likely to experience such effects on the visual resource of the area when
experienced from Fraisthorpe, Ulrome and Barmston from the south and Bridlington
and Sewerby to the north. The development’s close proximity to the edge of the coastal
strip ensures that the visual effects of this proposal are maximised in the context of this
Landscape Character Area, as experienced by the high sensitivity receptors identfied. It
is also clear that local residents, in substantial numbers, attach significant weight to the
relatively unspoilt nature of this landscape. The receptors that are most sensitive to the
effects of this type of development when experienced from within Landscape Character
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Area 20C will include recreational users of the beach and coastal footpaths, for example
Bridlington beach and the promenade, Fraisthorpe beach and the public right of way
network in the area (most notably those around Wilsthorpe and routes between
Barmston and Fraisthorpe).

The effects will also be experienced by users of the public highways in the area, for
example the A165 and other minor lanes that run close to the site. Receptors on such
roads will be of medium-high sensitivity to this type of development yet the views
experienced when travelling along such routes will only be intermittent and the most
significant of these will be those experienced when in close proximity to the
development. Such receptors will generally not, when travelling on these routes,
experience the adverse effects this development will have specifically on the coastal strip
and those views of the development that are experienced will only be temporary as the
receptor travels along the highway. Such effects will then reduce as the distance between
development and receptor point increases. There would be significant impacts for traffic
travelling at lower speeds (and more so for walkers and cyclists) using the unclassified
road between the village of Fraisthorpe and the beach which has a well used car park.
This road meanders through the development itself and users of this road may well feel
‘hemmed in’ by the dominant tall structures.

Regarding views into the Landscape Character Area across Bridlington Bay from the
Heritage Coast, of key importance is this area’s role as an enduringly popular destination
for tourists and those seeking active and passive recreation, notably local users,
holidaymakers, walkers, omithologists etc, who all access the area to enjoy the special,
unique and distinctive environments this Heritage Coast area provides. As such, these
receptor groups are recognised as being of high sensitivity to changes to the visual
resource, both within the Heritage Coast area itself, and the indirect effects that are
perceived when experiencing views or other Landscape Character Areas. The visual
effects of the proposal on key receptor points along the well-used public right of way
network here, notably the routes between South Landing, Danes Dyke and Sewerby,
mean the development will have a significant negative effect on the visual resource the
Heritage Coast offers, and a dominant feature of those outstanding views across the
Bridlington Bay that help to make it distinctive, as experienced by these high sensitivity
receptors. Also important is the way that the footpath here falls and rises into the ravines
at locations such as South Landing and Danes Dyke: in such locations, views across the
bay are restricted temporanly and then upon re-emerging, offer a new, refreshed
panoramic perspective. The effect of this development on these ever-evolving views

experienced along the Heritage Coast footpaths will damage the special visual amenity
experience this area it offers users.

Cumulative Impacts

This area is potentially sensitive to the effects of an accumulation of wind farm
development and there is therefore the potential for a cumulative impact on the
landscape. Tt s therefore important to reflect upon the likely cumulative i impacts of this
proposal in the context of other operational or consented windfaxms. This issue has been
raised by many of the objectors to the proposal. It is unquestionable that this proposal
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will introduce further vertical intervention into the landscape. However at its current
scale, distribution and magnitude, such development is not considered to, as yet, have an
overriding negative cumulative effect. It will be important to help guard against the
potential proliferation of wind farm developments across the landscape that would lead
to a profound re-characterisation of the area and create entirely unacceptable, wider-

ranging visual impacts beyond the specific effects of this development when considered
in isolation.

Objectors have raised the issue of a ‘wind farm landscape’ when travelling by car in this
area however due to the separation distances between the nearest sites (Lissett and
Carnaby at 4.5km and 1.5km away), the views when travelling along the A165 are not
considered to be a significant concern and traffic will be passing at speed.

The most significant potential cumulative impacts of the development when, experienced
from both Landscape Character Area 20C and from the Heritage Coast, will be those
related to the nearby operational wind farm at Lissett Airfield. Although this is a
development that has affected both landscape character and the visual resource of the
area, this development is located imland, away from the immediate coastal strp.
Although there will be a cumulative effect from specific perspective experienced in this
area, the degree of separation between the developments means that there will be only
limited visual tension between the wind farms and that this area will not cross the

frontier between its current state of a ‘landscape with wind farms’ to that of a ‘wind farm
landscape’.

Similarly, whilst other operational and consented windfarms in the Plain of Holderness
may be perceptible from both Landscape Character Area 20C and the Heritage Coast,
these are at such distances that there will be no overriding cumulative impacts when
experienced across the wider coastal strip. There will be undoubtedly be a ‘sequential’
cumulative impact of this form of development where a number of windfarms come into
view in a sequence of visual ‘envelopes’ as the receptor ‘travels’” across the Holdemess
landscape rather than being visible as a collective in the same view. Whilst there is an
impact from such ‘sequential visibility, the effect of this at present is not regarded to be
unacceptable in the wider context of landscape character and the visual resource it offers.

Opverall whilst the cumulative impact is not considered to be significant the impact of the
development on the landscape and visual amenity is considered to be substantial and
Officers would have recommended refusal in this respect.

Residential Amenity and Living Conditions - Noise

NPPE paragraph 123 states that planning decisions should aim to avoid noise from
giving rise to significant adverse impacts on health and quality of life as a result of new
development, and should mitigate other adverse impacts through the use of conditions.
It highlights that areas of tranquillity should be identified and protected. Local Plan

policy EN25 relating to renewable energy specifically requires anticipated noise profile to
be assessed.
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Noise is an important consideration when assessing the potential impact on residential
amenity both during construction and once the tutbines are operating. 'The application
was accompanied by results from noise monitoring locations. Background day and night
time noise levels were recorded and compared with predicted operational noise levels
and predicted construction phase noise levels.

The proposed wind farm is located in an area of relatively low population density. The
noise environment in the surrounding areas is generally dominated by traffic noise from
the A165 and natural noise such as wind, the sea, rustling vegetation, and birds. Other
noise sources include minor local roads and agricultural vehicle movements. Carnaby
Industrial Estate is some 1500m to the north-west of the site.

The guidance document used by the applicant for assessing wind farm noise is “The
Assessment and Rating of Noise from Wind Farms” ETSU-R-97, (“ETSU”) published
by the Department of Trade and Industry. ETSU recommends controlling wind turbine
noise by the application of noise limits at the nearest noise sensitive properties.

ETSU concluded that there is no evidence that low-frequency noise is at a sufficient level
to harm human health. National Policy Statement for Renewable Energy EN-3 refers to
the report at paragraphs 2.7.55 to 61, stating that the applicant’s assessment of noise
from the operation of the wind wrbines should use it, taking account of the latest
industry good practice and including any guidance on best practice that the Government
may publish. It states that the decision maker should satisfy itself that the noise from the
operation of the wind turbines is within acceptable levels, and that where the correct
methodology has been followed and the wind farm is shown to comply with ETSU-R-97
recommended noise limits, the decision maker may conclude that it will give little or no
weight to adverse noise impacts from the operation of the turbines.

The Hayes McKenzie report to the DTI in May 2006 also concluded that there is no
evidence of health effects arising from infrasound or low frequency noise from wind
turbines. The ETSU report is referred to in EN-3 and it is accepted by the DTI that
there are no health effects.

In the case of this particular proposal, the predicted noise limit levels are within ETSU
standards, and thus there is no objection to the proposal on noise grounds. The
Environmental Control Officer has confirmed this. They recommend a range of
conditions which also take into account construction noise. Recommended conditions
include a submission of a construction programme, lmiting construction hours,
micrositing (within 50m of the proposed co-ordinates is deemed acceptable),
decommissioning, conditions to ensure the noise emissions do not exceed those set out
in the application, and requirement to assess and measure noise ermssions should
complaints about noise be received, and provide reports to the Local Planning Authority.
'The wind turbines are required to be turned off if a further assessment is required.

Subject to conditions setting noise limits, and procedures to deal with potential noise
complaints in the event of an appeal be allowed, and submission of a detailed
construction programme, the development is considered to be acceptable with respect to
noise issues.
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Residential Amenity and Living Conditions - Shadow Flicker

Shadow flicker occurs at certain times of the year when a rising or setting sun is perfectly
aligned and shines towards a building through rotating turbine blades. Shadow flicker is
usually experienced through a window. Shadow flicker effects are significant only within
a distance of ten rotor diameters of a wind turbine and within approximately 130 degrees
of either side of north from the turbine positions. A specific set of circumstances need to
occur at the same time for shadow flicker to affect amenity, including: the sun must be
shining; the wind turbine must be operating; the building must lie in the shadow of the
turbine; it must be no more than 10 rotor diameters from the turbines and there must be
no obstructions (e.g. trees) in between the viewer and the turbine.

With respect to the current wind farm proposal, ten rotor diameters is equivalent to a
maximum distance of 1000m from each turbine (the blades would be up to 100m
diameter). A shadow flicker analysis has been undertaken using a worst case scenario
evaluation process and assumes directly facing windows, no intervening objects such as
trees and rotor directly facing the house. The analysis produces a detailed breakdown of
the exact times that shadow flicker may occur on each day.

16 receptor properties have been identified as being located within the area of potential
impact, and 10 of these have the potential to be affected by shadow flicker. Aubum
Farm, to the eastern end of the site, is the only property to be potentially affected for
more than 30 hours, with maximum potential of up to 38.9 hours over the year (when
adjusted with the sunshine index for this area). However this property is financially
involved. The level of flicker at this property would be limited by the large outbuildings
to the west of the property and an area of trees between the property and the turbines.
All other receptors would receive less than 30 hours of shadow flicker. The other
properties most affected would be Gravel Pit Cottages to the north west of the site at
23.79 hours, the next highest being Kingsfield Cottages at 17.65 hours.

Potential shadow flicker is not considered to be significant and would be lessened by the
presence of intervening vegetation, outbuildings and boundary treatement around the
affected properties. The effects of shadow flicker are also reduced by cloud cover and

‘when rotors are not spinning, therefore the worst case scenarios identified are unlikely to
be experienced.

A suitably worded condition can be imposed to mitigate the effects of shadow fhicker on
the identified properties, which will require the developer to submit a scheme for
approval to deal with shadow flicker. The condition would ensure that if complaints are
received, turbines will be turned off until such time as the concemns are resolved.
Potentially further planting could be imposed by condition to further lessen the impacts.

Residential Amenity and Living Conditions - Visual Amenity

National Policy Statement EN-3 recognises that modern wind turbines are large
structures ad for some distance around a site there will always be significant visual
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effects. Assessments are required to take place in accordance with the Guidelines for
Landscape and Visual Impact Assessment 2005, and should identify significant or
substantial visual effects on residents. It is necessary to establish whether the proposals
would affect the outlook of residents to such an extent that the property would become
an unacceptably unattractive place to live; ‘the public interest test’.

The applicant has submitted as part of the Environmental Statement a Residential Visual
Amenity Study (RVAS), in conjunction with the submitted Landscape and Visual Impact
Assessment (LVIA). The RVAS identifies the significance of the potential effects of the
turbines on the private visual amenity experienced by residents of properties within 1
kilometre of those turbines, and determines if there would be an overbearing visual effect
on any residential property within 1km of the site. The study is limited to an assessment
of impacts on views from the dwelling itself and its curtilage. The parameters of the
RVAS are considered to be acceptable, however some properties just outside the 1km
radius are excluded and should be assessed given their clear and unrestricted views — East

Cottages and Chiff Farm at Wilsthorpe to the north of the site. These are considered
further below.

It is a long standing planning principle that there is no right to a view, however 1t has
been established through several previous wind farm appeal decisions that in some cases
turbines can have such an overbearing, overwhelming or oppressive effect on residential
visual amenity that such a property would become an unattractive place to live. This

would result in a detrimental effect on living conditions which may not be in the public
interest.

Just because a property experiences a significant visual effect, it does not necessarily
follow that there will be an overbearing effect on the property — there are several appeal
decisions which clanfy this point. The fact that wind turbines would be seen as
prominent from a number of dwellings in the sutrounding area and would significanty
change views of the countryside is not determinative in itself.

The submitted RVAS identifies which residents within 1km of the turbines would
experience a significant effect on any view from the dwelling or its curtilage. The location
of the view is also considered - e.g. views from primary living areas and heavily
frequented areas of garden are identified as having a high sensitivity, views from hallways
and bedrooms and other parts of the garden as having a medium sensitivity, and views
from bathrooms and storage areas as having a low sensitivity. Maguitude of impacts are
also identified, ranging from Very Low to Very High Magnitude of Change, with Very
High being a change in view that has a dominating or overbearing influence. This
methodology is considered to be acceptable.

The hamlets of Fraisthorpe and Wilsthorpe are clearly the most affected settlements and
respectively lies to the immediate south-west commer and to the north-east of the

application site.

There are 46 residential properties within 1km of the turbines. The nearest property to
any of the proposed turbines is Manor Farmhouse, some 593 metres to the west of the
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nearest turbine, and having 3 turbines within 1km of the house. The second closest is
Auburn Farm, some 602m to the east of the nearest turbine (next to the beach car park),
and having 6 turbines within 1km of the house. These two properties are both owned
and occupied by landowners of the application site so are ‘involved’ properties.

There are eight other properties located within 665m of the turbines. These are
Westward Ho (617m to nearest turbine), Manor Dene (619m), The Lodge (632m), 9
Gravel Pits Cottage (646m), Fields Cottage (647m), 5 Honeysuckle Cottage (659m), 4
Honeysuckle Cottage (662m) and The Old Smithy (662m). Of these properties 9 Gravel
Pits Cottage and Fields Cottage have four proposed turbines within 1 km of the house
and the other six properties have three proposed turbines within 1 km of the house.

The RVAS assessment concludes that during summer months there would be a
substantial visual effect on at least one room in 19 out of the 46 residential properties
within 1km of the turbines - South Holme, Windshaven, Gull Cottage, Flats 1-16
Gledhow, Mayfair and Grosvenor Houses, Stakyard Farm, 1 and 2 West Cottages, Hill
Farm, 8 Fields Cottage and 9 Gravel Pit Cottages, Westward Ho and Manor Dene. A
further two properties would have substantial effect from at least one room in winter
only — Bridge Farm and South Kingsfield Farm. A further two properties would have
substantial effects from their curtilage only (not from the house} in summer and winter —
West Farm and Shasta.

23 out of 46 (50%) properties within 1km of the proposed turbines are assessed by the
applicant’s RVAS to experience a substantial visual affect on the view from the dwelling
or curtilage, during some part of the year.

Of the properties identified as likely to experience a substantial effect, seven properties
have been identified as having scope for mitigation including tree and hedgerow planting.
These are Stackyard Farm, West Farm, Hill Farm, Bridge Farm, Shasta, Westward Ho
and Manor Dene. The applicant has stated that they are prepared to carry out such
mitigation if considered necessary or desirable by the Local Planning Authority. They
envisage that most of the mitigation planting offered could be achieved on land within
the control of the site provider. Remaining properties likely to experience a substantial
effect on views from the house lying within 750m of a turbine and no scope for
mitigation are South Holme, Windshaven, 8 Fields Cottage and 9 Gravel Pit Cottages.

As stated above although loss of view is not a material planning consideration, in some
cases turbines can have such an overbeaning, overwhelming or oppressive effect on
residential visual amenity that the property would become an unattractive place to live.

As set out earlier in this report a relatively large number of properties would experience a
substantial visual effect from their windows and/ or residential curtilage. However it does
not necessarily follow that the effect would be overbearing. Although 50% (23) of the
properties within 1km of the turbines would experience a substantial effect during some
part of the year only seven of these lie within 750m of the nearest turbine - South
Holme, Windshaven, 8 Fields Cottage, 9 Gravel Pit Cottage, Westward Ho, Manor Dene
and Shasta. These are discussed further below. This distance is considered to be
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sufficient to avoid any direct overbearing effect. Four of these seven properties have no
scope for mitigation planting (South Holme, Windshaven, 8 Fields Cottage and 9 Gravel
Pit Cottages). Concerns relating to other properties are highlighted by the applicant as
having potential for mitigation by planting and this could be required by
condition/Section 106 Agreement should the appeal be allowed.

South Holme and Windshaven are pair of detached properties at the end of the coastal
road at Wilsthorpe, to the north-east of the site. They are 718 and 728m away from the
nearest proposed turbine (18). The submitted RVAS assesses them (as worse case
scenario) having a substantial effect on their visual amenity from both the house and
residential curtilage in both summer and winter. The view from the principal windows of
the properties face west-east therefore the view of the turbines would be at an oblique
angle. The main garden areas for these properties are to the east side (facing the sea) and
the curtilages to the rear (west) are more given over to storage and parking, There is a
hedge to the south side of South Holme. Given that the turbines would be at an oblique
angle to these properties and that the main views and the garden are to the east {over the
sea), the turbines are not considered to have such an overbearing effect on the residential
amenities of either of these properties so that they would become unattractive places to
live.

8 Fields Cottage and 9 Gravel Pit Cottages - are a pair of semi-detached cottages
some 646m from the nearest turbine (T7). They are situated to the east side of the A165,
between Fraisthorpe and Carnaby. The submitted RVAS assesses them (as worse case
scenario) as having a substantial effect on their visual amenity from both the house and
residential curtilage in both summer and winter. These particular properties are oriented
north-south. The main garden areas are to the south side. The turbines would be at a
slight oblique angle and T4 to the south in particular would be in full view. The
propetties are bounded by hedges and fencing around 2m high. The view to the south is
generally unrestricted and they also have views to the east from the curtilage. Given that
the closest turbine T7 would be at an oblique angle (to the south-east) to these properties
and the turbine in most direct view (T4) would' be some 687m away from them the
turbines are not considered to have such an overbearing effect on the residential
amenities of either of these properties so that they would become unattractive places to
live (there is an issue with shadow flicker at these properties which is dealt with in
Section 9.5).

Westward Ho and Manor Dene are two storey semi-detached properties located in the
village of Fraisthorpe some 617m to the south-west of the nearest turbine T2. Their rear
windows face east and are likely to have direct views of 'T'1, 12 and I3 to the east and
more oblique views to all other turbines. There are outbuildings to the rear of Westward
Ho and buildings at Manor Farm to the north which would obstruct views of several of
the bases from ground level. There are trees belis to the immediate east which would
provide good screening (in the winter only). Electricity and telegraph poles are visible
across the site which present an existing vertical feature in the landscape in the
foreground of the view. Views from the front and side windows of these properties
would be unaffected. The turbines would be partially visible over the obstructions of
trees and buildings in the foreground. The magnitude of impact to these properties is
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assessed in the RVAS to be high and the worst case visual elfects would be substantial all
vear round. There is potential for planting just beyond the rear garden boundary to
reduce the impact from substantial to moderate. Without such mitigation the impact has
the potential to be overbearing when the existing vegetation is not in leaf.

Shasta is a relatively isolated detached dormer bungalow located to the east of the A165
at Carnaby Sticks. It would be located around 679m from the nearest turbine T9. T7 is
also within 1km of this dwelling. It is surrounded by gardens and mature screening of
trees, both deciduous and evergreen. The property faces south-west. The trees on the
boundary and beyond the site would provide some screening and filtering of the turbine
bases. Electricity and telegraph poles traverse the middle ground of the view. All views of
the turbines would be oblique (to the south-east) rather than direct given the south-
westerly orlentation of this property. Views from the gardens would be more direct
depending on which direction the receptor was facing, the time of year and the density of
the landscaping on the boundaries. There are gaps between the trees and shrubs which
would provide some clear views of the turbines, however more long distance views
would be partially screened by copses of trees in the wider landscape to the east. Views
to the north and west of the property would be unaffected. The magnitude of impact
from this property is assessed in the RVAS to range from medium in the house to high
in the gardens. The worst case visual effect is assessed to be substantial all year round
from the garden, and moderate from the house itself. There is a good potential for
mitigation which could involve planting of evergreen trees along the eastern and
southemn boundaries of the garden to reduce the visual effect to moderate. If such
mitigation is not put in place the turbines could appear overbearing when the existing
trees are not in leaf to the detriment of living conditions.

East Cottages and Cliff Farm were excluded from the applicant’s RVAS as they are
just outside the 1km criteria however given the proximity of these properties just to the
north of the 1km zone and that they have clear views over the site it is considered that
further assessment of these properties is necessary.

1 and 2 East Cottages are located some 1050m away and Cliff Farm some 1180m away
from the nearest turbine T8. All three properties are two storey and have a principal
(front) elevation facing south. The site is at a slight oblique angle to the south-west of
these properties. There are principal living areas or kitchens and bedrooms which face
south. Cliff Farm has low level vegetation to the front garden and enjoys a clear view
from all front windows over the fields to the south. East Cottages have hedges to their
front boundaries which are at present around 1.5m in height. Views are unrestricted from
first floor windows over the fields to the south. All three properties have lawned front
gardens. Small groups of trees and to a lesser extent hedges would partially filter views of
some parts of the turbines however these properties would be able to see every one of
the turbines from their front windows. A number of telegraph and electricity poles and
wires traverse the site and these present vertical features in the landscape traversing the
foreground of the view. Existing turbines at Lissett are visible on the horizon on a clear
day. The magnitude of impact to these properties is considered to be high in both
summer and winter, and the significance of effect substantial. This is the same as for
“West Cottages’ just to the west of these properties (which are just within 1km). These
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properties also have side facing windows which would have some more oblique views of
the turbines. They would continue to enjoy open views to the rear (north) side of their
properties. Overall the turbines would take up a narrow proportion of the wide field of
view available and views from these properties would remain open and agricultural in
character. These properties are more than 1000m away from the turbines and despite
their view being substantially affected the impact is not considered to be so overbearing
or oppressive that it would make the dwellings become unattractive places to live.

The other built elements of the wind farm, including the switchgear building and the
anemometry mast , are unlikely to have any significant impact on the visual amenities and
outlook of the nearest residential properties, given their relatively small scale, form and
distances from these properties.

In conclusion Officers would not have recommended refusal on the basis of impact on
living conditions.

Radar and Communications

Wind Tutbines may have an adverse effect on two aspects of air traffic control
movement and safety. Firstly they may represent a risk of collision with low flying
aircraft and secondly, they may interfere with the proper operation of radar by limiting
the capacity to handle air traffic and aircraft instrument Janding systems. In respect of
wind turbines it is the developer’s responsibility to address any potential impacts, taking
account of Givil Aviation Authority, Minstry of Defence (MOD), and the Department of
Transport guidance, before planning applications are submitted. Local Planning
Authorities are required to satisfy themselves that such issues have been addressed
before considering planning applications. If an objection is raised by either a civil
aviation or Defence Estates consultee, the onus is on the applicant to prove that the
proposal will have no adverse effect on aviation interests.

NPPF paragraph 164 refers to the need for Local Planning Authorities to work with the
MOD to ensure they take into account the most up-to-date nformation about defence
and secutity needs in the area. EN1 Section 5.4 specifically refers to effects on aviation.
Paragraph 5.4.14 requires proposals to be designed to minimise adverse impacts on the
operation and safety of aerodromes and that reasonable mitigation is carried out. If it is
considered that the development would significantly impede or compromise the safe and
effective use of defence assets or have an impact on the safe and efficient provision of en
route air traffic control services for civil aviation, consent should not be granted
(Paragraph 5.4.17). Emerging East Riding Local Plan (Preferred Approach Core Strategy
2010) policy HQE7 refers to proposals for renewable energy development and
specifically states at B2 that developments should take into account the effects of the
development on navigation and radar.

An Aviation Study has been carried out by the applicants to assess the potential impacts
on both civil and military aviation. Potential mmpacts on aviation include effects on

primary and secondary survellience radar systems, physical safeguarding of aerodromes,
and low flying activities.
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The presence of moving turbine blades can affect radar such as obscuration of unknown
aircraft, difficulty tracking aircraft through clutter, and presentation of abnormal radar
returns from turbines which could appear like an aitcraft. The turbines at Fraisthorpe will
be visible on both military and civil radar.

It is noted that numerous applications for both wind farms and single wind turbines
within the East Riding and adjoining authorities are currently held up because of
objections relating to radar issues. DECC is working with the signatories of a new
Memorandum of Understanding to develop, resource and implement radar mitigation
programmes for defence and civilian aviation radar over the next few years. However at
this moment in time for this particular site it is not certain when any proposed mitigation
will take place, e.g. at Staxton Wold or Claxby.

Military Aviation Radar

The site lies approximately 21.2 km from an RAF station with a radar at Staxton Wold.
Pre-application discussions between the applicant and the Ministry of Defence (MoD)
related to a different scheme on the site and the MoD had previously stated to the
applicant (in April 2011) that they had no objection to the original six turbine scheme but

would object to the additional three. The current nine turbine scheme occupies a similar
area.

The MoD have been consulted on the application submission and have objected on the
grounds that the probability of the radar detecting aircraft flying over or in the vicinity
of the turbine would be reduced and the RAF would be unable to provide a full air
surveillance service. This objection clearly raises significant issues in relation to potential
air surveillance and associated air safety issues.

"The applicant maintains that such issues can be dealt with by condition however without
confirmation that this would satisfy the MoD the application should be rejected.

Civil Aviation Radar

Consultation on the effects of radar on civil aircraft have taken place with the Civil
Aviation Authority and the National Air Traffic Safeguarding. There are no civil or
military aerodromes within 15km of the site. The CAA do not raise any particular
comments but advise consultation with other relevant bodes.

National Air Traffic Services En Route Ltd (NATS or NERL) have also objected m
relation to safeguarding criteria for Claxby radar station, which is on the Lincolnshire
Wolds. This radar dome controls UK civil aircraft. The applicant states that mitigation is
available and a condition is under negotiation with NATS however this has not been
forthcoming. In the absence of this, the potential impact of the wind turbines on civil
aviation radar needs to be included as a reason for refusal.

The site is located in an area used by the Leconfield Helicopter Training Area. RAT
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Leconfield and Bridlington Coastguard have been consulted and responses are awaited.

The Civil Aviation Authority have confirmed that the NERL and MOD are responsible
for the safeguarding of their own operations and remain responsible for providing expert
testimony as to any impact on those operations. It is for the wind wurbine developer to
propose and agree mitigation solutions with the affected operators, if options for
mitigation exist. The lack of a statement of objection or support from the CAA should
not be taken to mean that there are no aviation issues, or that a comment from an
operator lacks weight.

The Local Planning Authonty is willing to work with the appellant, NERL and the MOD
to establish if an appropriate Grampian condition can be devised to overcome the radar
issues. However without the confirmation from the aviation authoritles that such a
condition would be workable, radar issues must be included as a reason for refusal.

Telecommunications Apparatus

The relevant bodies regarding communication issues have been consulted with respect to
navigational/ radar/ microwave/UHF links. Wind turbines, as with any large structures,
can potentially interfere with microwave or electromagnetic signals, particularly in
relation to mobile telephones and radar. For example, if a turbine is located such that
the blades pass through a mobile telephone link the link will be broken and the mobile
service disconnected therefore turbines either have to be located outside of the link or
the link has to be moved. In order to determine where the links are and whether the
turbines will cause any disruption Ofcom are consulted.

There is little evidnce of adverse interactions with radio transmission and reception,
including domestic radio services, CB and emergency services communications and other
cellular telephone systems, due to the low frequency of the signals. No further
assessment is required. The relevant bodies regarding communications issues who have
responded confirm that the turbines are unlikely to cause concerns with regard to
navigational/ radar/ microwave/ UHF links.

Television Reception

The proposed development is unlikely to impact on TV quality as the transmitter which
covers the East Yorkshire region has completed the switch to digital TV. Ofcom reports
that digital signals are much better at coping with signal reflection and do not suffer from
‘chosting’ of images on screen and as the digital switchover occurs across the UK, the
strength of transmitters is increasing, much reducing the chance of interruptions in
signals. Tests of digital TV signals have shown that they are more robust and less
affected by the wind turbines.

As the development will take place after the switch over to digital television in this area,
it is unlikely that the development will effect terrestrial television reception. A condition
could be included in the event of the appeal being allowed to ensure no adverse impacts
if considered necessary.
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Heritage

Effect on the Setting of Listed Buildings

National policy regarding impact on heritage assets is set out in section 12 of the NPPF
‘Conserving and enhancing the historic environment’. Paragraph 129 states that Local
Planning Authorities should identify and assess the particular significance of any heritage
asset that may be affected by a proposal (including by development affecting the setting
of a heritage asset), taking account of the available evidence and any necessary expertlse
'The impact of a proposal should avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal. Paragraph 132 states that the more

“important the asset, the greater the weight should be given to its conservation.

Substantial harm to heritage assets of the highest significance (including Grade I and IT*
Listed Buildings) should be wholly exceptional.

Paragraph 133 goes on to say that where a proposed development will lead to substantial
harm Local Planning Authorities should refuse consent, unless it can be demonstrated
that the substantial harm is necessary to achieve substantial public benefits that outweigh
harm or loss. Where a development proposal will lead to ‘less than substantial’ harm to

the significance of a designated heritage asset (para 134), this harm should be weighed
against the public benefits of the proposal.

Also relevant is paragraph 137 regarding developments within the settings of heritage
assets, where local authorities are advised ‘to look for opporturnities for new development
within Conservation Areas... and within the setting of hertage assets to enhance or
better reveal their significance. Proposals that preserve those elements of the setting that
make a positive contribution to or better reveal the significance of the asset should be
treated favourably.”’ Paragraph 131 states that local authorities should take account of
‘the desirability of new development making a positive contribution to local character
and distinctiveness’. Paragraph 97 regarding climate change mitigation is also relevant.
This states that local authorities should ‘design their policies to maximise renewable and
low carbon energy development while ensuring that adverse impacts are addressed
satisfactonily, including cumulative landscape and visual impacts’.

Regional policy relating to the historic environment is set out in ENV9 which requires
the safeguarding and enhancement of the historic environment, ensuring that historical
context informs decisions about development.

Joint Structure Plan policy ENV6 states that the setting, character or appearance of
strategically important buildings, features and areas of historic or architectural interest
should be protected and where appropriate enhanced. Local Plan policy EN20 refers to
proposals affecting Listed Buildings and states that proposals will only be permitted
where the character, appearance and setting of the building and its curtilage will be
retained. These saved policies are compatible with the NPPF Section 12 ‘Conserving and
Enhancing the Historic Environment’. They do not however detail ‘public benefit’ issues
as set out n Paragraphs 133 and 134 (see 9.8.2. above).
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The nearest Listed building is Manor Farmhouse (Grade II} in Fraisthorpe to the
immediate south-west of the site, some 600m from the nearest turbines (T2 and T4). St
Edmunds Chapel (Grade 1I) is further to the south some 610m away from T2. The
nearest Conservation Area is Bridlington Hilderthorpe approximately 2.2km to the north.
There are a number of other Listed Buildings in the area and the applicant has identified
and assessed all Listed Buildings (and other heritage assets) within 15km of the proposed
turbine within their Environmental Statement.

The Conservation Officer has considered the appellant’s heritage assessment and
concludes that they have underestimated the scheme’s impact on the setting of several
heritage assets, and disagrees with their comment that mitigation is not necessary.

In relation to St Edmunds Chapel, this building stands prominently on a mound and the
setting has few modermn intrusions. The Conservation Officer considers that the setting
makes a high contribution to the asset and the sensitivity would be classified as high.
Whilst the appellant suggests that views of the chapel will be unaffected it is considered
that the whole wind farm would visible during the winter from the church, due to the
proximity and the open countryside setting. Instead of a flat agricultural landscape with
hardly any modem intrusion, the visitor would see tall vertical structures with moving
rotors. The scheme's magnitude will change the surroundings to such a degree that the
baseline setting would be substantially altered, not moderately as suggested by the

appellant. It is concluded that the scheme would have a major impact on the setting of
the chapel.

Manor Farmhouse is the closest Listed building to the turbines however it is not
mentioned in the heritage section of the Environmental Statement. The property is late
17" century in origin. The Listed Building in its entirety can be best seen from some
distance, e.g. the A 165, and parts of the turbines and their rotor blades could be seen
above the building's roof line. Seeing a multitude of rotor blades appearing and
disappearing above a large farmhouse with subservient outbuildings will have an impact
that can not be described as moderate. The Conservation Officer assesses the scheme's

potential magnitude of impact as being high, resulting in a major negative effect on the
setting of Manor Farm.

The complex of Grade 1 Listed buildings at Burton Agnes Hall lies approximately 5.2km
to the north-west of the site. All wrbines would be in view from Burton Agnes Hall
which is et on the Wolds slopes overlooking the coast. This includes its Gatehouse and
Manor House, and the church of St Martin (all also Grade I Listed). This is an important
complex of Listed Buildings of national significance and it is this site which English
Heritage has raised serious concerns about in their consultation response. They state that
the close grouping of highly significant designated heritage assets at Burton Agnes is
exceptional in the East Riding, and represents arguably the most significant group of this
kind in the county. Their detailed consultation response sets out the importance of the
buildings and their setting and note that the views of the landscape surrounding the Hall
and the Gatehouse with its prominent horizon make a significant contribution to the
appreciation of the siting and context and form an essential part of their ‘baseline’
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landscape setting. The views looking south and east are identified as key.

The applicants assessment states that the turbines would not intrude on specific ‘key
views and vistas’ and concludes that the predicted impact on the complex would be ‘low’
or ‘imperceptible’, and the degree of predicted effect would be of ‘negligible significance’.

English Ieritage (and the Conservation Officer) regard this as a significant
underestimate of the effect. The prominent visibility of the turbines in wider views would

be significant and harmful to the setting and significance of the Hall, Gatehouse and
Manor House.

English Heritage also consider that the potentially significant impact on ‘dynamic’ or
‘lanetic’ views by visitors moving through the historic property are not sufficiently
assessed by the applicant, nor are potentially significant cumulative impacts when seen in

conjunction with the other turbines in the area are not adequately assessed (existing and
consented).

They consider that the impact of Lissett on the setting of the complex is somewhat
mitigated by the distance of the turbines and their clustering as a discrete group, which
means that visually they are more easily accommodated by the viewer than a closer
and/or more dispersed series of turbines would be. The Fraisthorpe turbines would be
closer to Burton Agnes and dispersed along the horizon, with only a partial clustering
and would potentially be more visually disruptive in views.

The Conservation Officer feels that the level of magnitude on the Hall and Manor House
would be at least low to medium, not ‘imperceptible’ as assessed by the appellant.

English Heritage and the Conservation Officer view that the applicant underestimates
the potential impact of the development on the setting and significance of the hertage
assets of the complex. English Heritage consider, in NPPF terms, that the harm would

be less than substantial but nevertheless be significant. They do not specifically object |

but recommend that the harm needs to be carefully weighed against the public benefits
of the proposal (as set out in paragraph 134 of the NPPF).

Overall 1t is considered by Officers that while the impact on setting of these particular
Listed buildings has been underestimated, and would result in some harm to setting, the
impact would not be substantial. The fact that the wind farm comprises structures that
will only be in situ for a temporary period is accepted. It is concluded that the public
benefits of the proposal in relation to provision of renewable energy would outweigh the
impacts but only if a mitigation scheme is put in place and secured by condition and/or
legal agreement if the appeal were allowed. This would include further tree planting to
help break up the views between Manor Farm and St Edmunds Chapel and the wind
farm. It is understood that such mitigation is feasible as the land required is in the
ownership of the appellant.

Effect on the Setting of Conservation Areas

There are several Conservation Areas in and around Bridlington mcluding Hilderthorpe,
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Old 'Town, Quay, Bessingby and Sewerby. The nearest Conservation Area to the site is
Hilderthoipe some 2.3km to the north. Most of the turbines would be clearly visible
when looking at the Conservation Area from South Marine Drive, which is the main
road which runs along the seafront in the town, terminating at Kingston Road/Belvedere
Parade within the Conservation Area. It is clear that the houses within this area were
built to be seen from these roads and the beach and to allow views over the sea and the
largely horizontal landscape.

From the beach and South Marina Drive, the Lisset turbines are visible on most days,
but they appear as small features on the horzon. The proposed Fraisthorpe turbines
which would be far closer would challenge this perception, as their rotor blades would
appear above the roofscape and harm the ability to appreciate and experience the
Conservation Area. Looking at the height of the turbines and how their blade tips appear
above the roof line the Conservation Officer fears that they would be visible from the
Bowling Green to the south of Trafalgar Crescent which lies within the Conservation
Area, and they would be highly visible from within the Conservation Area at Belvedere
Parade.

It 1s concluded that the wind farm would certainly have at least a moderate impact on the
Hilderthorpe Conservation Area, and the appellants assessment of the significance of the
impact as negligible is cleatly an understatement.

Bridlington Quay Conservation Area further to the north is functionally and historically
tightly connected to the Grade II Listed harbour piers, where the mainland meets the
open sea. The setting is considered to make a high contribution to these assets and not
moderate as described by the appellant. This location makes a strong positive
contribution to understanding the siting and its historic and architectural context and
occupies a prominent position, between the sea and town, between the flat coast to the
south and the steep coast to the north. All nine turbines would be visible when looking
south past the Hilderhorpe Conservation Area and the low lying landscape.

It is concluded that the appellant’s estimated significance of the predicted effect will be
much higher than ‘minor’, and will be at least moderate.

The setting of the other Conservation Areas in the Bridlington area (Old Town,
Bessingby, Sewerby) are not considered to be adversely affected.

Overall it is considered by Officers that while the impact on setting of these particular
Conservation Areas (Hilderthorpe, Quay and to a lesser extent Burton Agnes) has been
underestimated, and would result in some harm to setting, the impact would not be so
substantial as to recommend refusal on these grounds. The setting in terms of landscape
and visual impact from these areas on receptors is considered to be the most significant
issue as set out in Section 9.3. of this report.

Archaeology

Local Plan policy EN13 and Joint Structure Plan policy ENV7 require that where sites
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are of archaeological significance, full provision should be made for the protection of the
site, or where this is not practicable or justified the proper investigation and recording of
it. Sufficient details are required to enable such an assessment to be made.

The submitted ES includes a desk-based assessment of the heritage assets on and around
the site. The area includes Romano-British and Medieval occupation (connected with

Auburn Sands to the east) as well as numerous World War I and II defensive structures
including several pillboxes.

Fumber Archaeology Partnership (HAP) have commented on the application,
confirming that the site lies within a sensitive archaeological landscape, and mention
several finds already recorded in this area. No surveys (trial trenching or geophysical)
have yet been carried out therefore HAP cannot make an informed decision on the
archaeological impact. The ES recommends a programme of evaluation that HAP
support. If the evaluation shows that there are significant archaeological deposits which
will be affected by the proposed development, mitigation measures should be explored
to ensure their preservation. A condition is recommended should the appeal be allowed.

Ecologyand Omithology

NPPF paragraph 118 states that Local Planning Authorities should aim to conserve and
enhance biodiversity, and that if significant harm resulting from a development cannot
be avoided (through locating on an alternative site with less harmful impacts), adequately
mitigated or compensated for, then planning permission should be refused.

The Habitat Regulations and the Wildlife and Countryside Act afford protection to
internationally and nationally designated sites, habitats and species outside of designated
sites, and conservation of species of species protected by law. These requirements are
also reflected in the development plans through Regional Spatial Strategy policy ENVS,
Structure Plan policy ENV3 and Local Plan policies EN8, 9 and 11,

The site is not located within or adjacent to any sites designated for nature conservation
at the national, regional or local level. The nearest European designation is Flamborough
Head SPA, SAC and SSSI. An Ecological Impact Assessment has been submitted as part
of the Environmental Statement. It evaluates the likely impact of the proposed
development on species and provides details on mitigation to reduce impacts and
proposed enhancements.

The habitats at the proposed wind farm site comprise arable fields, hedges with narrow
strips of rough grassland at the field margins, drainage ditches, scrub, two small ponds
(and a larger pond with scrub and reedbed on the site boundary) and three small copses.
These habitats are all common in the surrounding landscape. Although of low mtrinsic
(primary) value, the hedges and copses have some secondary ecological value as potential
flight-lines and foraging areas for birds and bats. The ecological value of the hedges
could be improved by ‘gapping-up’ with native shrubs.

The only direct impacts on these habitats would be from widenmg of six existing field
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accesses to accommodate the proposed access tracks for the wind farm, which would
result in the loss of a maximum of 42m of hedge habitat. This would be compensated by
creation of approximately 140m of new hedgerow to join up two separate sections of
hedge south of Turbine 7 running east to west from the centre of the site, leading away
from a block of woodland. 'This is likely to improve ecological connectivity across the
site for species such as bats and birds, in a location well away from turbines.

There is a Badger sett on site and the applicant states that there would be no works with
heavy machinery within 30m of the Badger sett and night-time driving along the access
tracks will be avoided to reduce the risk of injury to Badgers. The site will be re-surveyed
for Badgers prior to construction in case any new setts have been built. There will be no
direct impacts on Badgers as a result of the wind farm.

Bat use of the site was found to be very low, and most of the recorded activity was of
commuting and foraging bats along the hedges and around the copses in the northemn
half of the site. Surveys found very little bat activity in the open fields and this was
mainly by Common Pipistrelles. Low levels of bat activity are to be expected in coastal
locations where wind speeds are high and in a landscape with little foraging or
commuting habitat. Turbines in the northern part of the site would all be at least 50m
away from hedges in accordance with guidance from Natural England. Some in the
southern part of the site would be within 50m however these were found to have very
Jow bat activity and are very gappy. Natural England are satisfied that the siting of
turbines is acceptable in terms of their guidance on Bats and Onshore Wind Turbines.

'There is some potential for reptiles on the site and no Great Crested Newts were found
during surveys. Overall Natural England are satisfied that the proposed development is
unlikely to affect a European Protected Species.

There is predicted to be only negligible ornithological impacts within the wind farm and
no impacts outside of the wind farm site. Surveys found only low numbers of common
bird species. Small numbers of water fowl and sea birds were identified flying over the
site, and occasional sightings of small flocks of waders including Oystercatcher, Golden
Plover and Northern Lapwing. A total of 46 common species were recorded during the
breeding bird surveys, 29 of these being breeding species.

Collision risk monitoring took place to provide an indication of risk posed by the wind
turbines to birds known to be at higher risk of collision. Northem Lapwing and Golden
Plover were recorded in slightly greater numbers and the worst case collision risk
modelling suggested that up to six Northem Lapwing and fewer than three Golden
Plovers would be at risk of collision with turbines during winter. Displacement is likely to
occur and there are large amounts of suitable habitat in the nearby landscape which they
may relocate to. The impact of collision from the proposed wind farm is deemed to be
msignificant.

Natural England are satisfied that sufficient ornithological information has been
submitted to satisfy the requirements of TIN 069 (Assessing the effects of onshore
windfarms on birds).
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Mitigation, compensation and enhancement should be secured by condition should the
application be allowed. This would include further pre-construction surveys, details of
new hedge planting, and rough grassland creation.

The application is supported by the findings of a comprehensive seres of ecological
surveys that have been undertaken to inform this planning application. These have
followed appropriate guidance and current best practice. The submitted Environmental
Statement determines that it contains enough detail to demonstrate that the surveys have

been carried out satisfactorily and provide an appropriate level of information about the
environmental characteristics of the site.

On the basis of the information provided within the report, it can be determined that the
immediate area of the development is of limited intrinsic ecological value with few
habitats or species of note and it is unlikely that the proposed development will cause
significant harm to any local or national Biodiversity Action Plan bird species. The
findings of the surveys support the conclusions that the ecologists have drawn.

Nevertheless the prevention of damaging impacts to the nature conservation interests of
the site and the prevention of deliberate harm to the protected species are significant
material considerations in determining this planning application. Therefore the mitigation
measures outlined in the Ecology Chapter of the ES should be imposed as planning
conditions should the appeal be allowed.

Highway Issues

"The thrust of relevant Local Plan policies TM4 and TMS5 requires development proposals
to relate to the existing transport network and that the network, together with nay
improvements will provide adequate capacity for likely wraffic generation. Traffic
movements during the operational phase of the windfarm arc likely to be minimal,
related to infrequent maintenance visits. The most significant effects in terms of traffic
generation will be during the construction and decommissioning phases. Construction is
expected to take between 6 and 12 months (depending on factors such as ground
conditions or the time of year at which construction begins). Traffic generation
associated with the construction phase has been estimated based on an eight month
programme.

'The proposed transport route would be from the docks at Hull along the A165 directly
to the site entrance within an existing layby to the north-west comer of the site. Both
construction materials and abnormal loads are likely to come from a southerly direction.
There would be no access via the village of Fraisthorpe. The proposals will involve the
installation of around 4km of new track within the site. The route along the A165 has
been evaluated as part of a submitted Transport Assessment (TA). This concludes that
the site can be safely accessed from the public highway by HGVs and abnormal load
vehicles. Swept path analysis drawings show all roads to the site can be navigated without
major alteration. Some limited removal of street furniture may be required as a temporary
measure during the delivery of the turbine components. The highway would be surveyed
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before, and after, to ensure that any damage caused would be rectified by the applicant.

Over the 8 month programme, there is likely to be approximately 3908 return vehicle
movements. These include deliveries of road stone, plant and equipment, cabling,
concrete, cranes and the turbine equipment itself. "The TA anticipates that there would be
an average of 24 movements per day. The maximum traffic impact is predicted to occur
in the third month of construction, with an average of 56 movements per day. Pouring of
concrete would be the most intensive period of vehicle movements - for 9 days in the 8
month period 144 vehicle movements per day are predicted to occur. This represents
only 3.4% of the annual working weekdays and should not be significant.

Traffic movements are predicted to only slightly increase traffic volumes overall on the
A165 (by less than 2%) and would be temporary for the 6-12 month anticipated period
of construction. Beyond this operational impacts would be limited to planned
maintenance and sexvicing. The impacts during decommissioning would be no greater
than during construction. A decommissioning traffic assessment should be undertaken
and a new Traffic Management Plan prepared and agreed by condition prior to
decommissioning,

The unclassified road between Fraisthorpe village and the beach traverses the site and
one of the turbines (T1) is to the south of this road, therefore it will need to be crossed
by heavy vehicles. This would involve temporary closure of this part of the road as part
of a Traffic Management Plan which should be submitted for approval by condition
should the appeal be allowed.

The Highway Control Officer is satisfied with the proposed access and transport
arrangements. He states that the proposed development should not generate an
unacceptable increase in the level of vehicle turning movements and on-street parking on
the adjacent public highway network. Conditions are recommended in the event of the
appeal being allowed, relating to the submission of a Traffic Management Plan; details of
improvements (temporary and permanent) to the access and highway network; a
Construction Metbod Statement (relating to siting and storage of construction
equipment, compound, and car parking); and details of wheel cleaning facilities.

It is considered that subject to these conditions the development would be acceptable in
respect of access, general traffic management and other highways issues.

Public Rights of Way

The site contains one public right of way, which is the minor unclassified road linking
Fraisthorpe village to the beach. The closest turbine to this road is T2, which would be
150m away. This separation distance is fall over distance plus 10% from the base to the
tip which is in excess of the recommendations previously set out in PPS22 Companion
Guide. There are no bridleways or footpaths within or adjoining the site. There is a
public footpath to the north-east linking Wilsthorpe to Southshore and the rest of
Bridlington, and a public bridleway along the road to the north at Wilsthorpe. These are

a significant distance from the nearest turbine and their use would be unaffected.
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The Ramblers have objected to the application stating that the turbines will have an
adverse effect on the beauty of the countryside around Fraisthorpe, however do not
specifically mention use of particular public nghts of way. No comments have been
received from the British Horse Society. It is considered that the development when
operational would no discernible impact on rights of way or bridleways.

There may be some disruption causes to users of the road through the site during
construction, as it would need to be crossed for the construction of Turbine T1 to the
southern end of the site. However there is only one turbine involved and the effects
would be temporary. A Traffic Management Plan would ensure minimum disruption
which would be conditional in the event of an approval.

Loss of Agricultural Land

‘Saved’ Local Plan policy EN2 Open Countryside aims in part to avoid the loss of the
best and most versatile agricultural land. NPPF paragraph 112 states that Local Planning
Authorities should take into account the economic and other benefits of the best and
most versatile agricultural land and where significant development of that land is
necessary, development should be directed to areas of poorer quality land in preference
to that of a higher quality. The fields where the development would be sites are of grade
2 agrcultural land, which is defined under the Agricultural Land Classification of
England as being of good quality.

The loss however would only be for the temporary period whilst the windfarm is
operational (25 years), and after that time the land would be restored back to agricultural
use. This can be subject of a planning condition in the event of the appeal being allowed.
The land in the fields around the wind farm would remain in agricultural use, and the
wind farm itself would not prevent access to the fields for farming. The temporary loss
of land in respect of the wrbine bases, new access tracks, associated hardstandings, mast
and switchgear building would be in the region of 4ha. It is understood the agricultural
land holding the development would be sited on extends to 265ha.

On the basis of the temporary nature of the loss, the development is considered to
accord with Local plan policy EN2 in this respect.

Flood Risk, Drainage and Geology

The site lies in flood zone 1 - low flood risk, though nevertheless site covers a
comparatively large area and regard has to be made to flood risk issues, in accordance
with the NPPF and development plan policies on flood risk. A Flood Risk Assessment
has been submitted to establish whether the proposed development is at risk of fluvial,
tidal or pluvial flooding. There are no main watercourses running through the site
however Auburmn Beck is located on the north-east boundary close to turbine number 8.

The ground will be compacted during construction, access roads will be laid and turbine
bases and substation buildings built which will all increase surface water run off in this
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field. The uncontrolled discharge of surface runoff into local watercourses and drains
during storm events has the potential to cause localised flooding and increase risk
downstream. The FRA sets out various mitigation measures including Sustainable
Drainage Systems (SuDS) to control the runoff.

Yorkshire Water have no comments and the Environment Agency have no objection
subject to condition regarding a surface water discharge scheme.

The potential of flood risk is limited, and subject to submission of detailed surface water
drainage scheme by condition in the event of a planning approval, the development is
considered acceptable in this respect.

There are no geological designated sites on or in the vicinity of the site. The site and
surrounding areas are relatively level and there are no steep slopes or areas of landslip.
The ground is stable and there are no historic records which suggest contamination.
There are no groundwater protection zones in the vicinity of the site.

The cliffs further to the east are subject to coastal erosion and the Shoreline Management
Plan (2010) refers to no active intervention to protect the shoreline in this area.
Nevertheless, it is not anticipated that erosion will affect the site in the lifetime of the
scheme (25 years). The indicative expected shoreline position in 2055 is just to the east of
Auburmn Farm which is well outside of the application site boundary.

Connection to National Gnd

The electricity produced by the turbines will be generated at between 690V and 1,000V
depending on the rating of the turbine. This is stepped up by a transformer located either
within the turbine or externally in a separate cabinet to a voltage suitable for connection
to the local grid. The turbines will be connected together in a single electrical circuit with
three cables. The cable trenches will be laid below ground and carry earthing and
communications cables running together at the control building, which will also house
metering equipment, control equipment and switchgear. The control building will be
located west of Turbine 7 and be connected to the existing distribution network by
underground cables.

Where ultimately the electricity would feed into the grid is determined through a separate
consenting process initiated by the relevant Distribution Network Operator., An initial
Grid Connection Feasibility Study has been conducted by the applicant and a point of
connection identified at Brett Street in Bridlington. The electricity generated by the wind
turbines will be fed into the local electricity distribution network via underground cables
installed between the site control building and the point of connection and where
possible the route will follow existing tracks on the landowner’s land and be within
public highways, verges and footpaths.

The main planning consideration in respect of electrical connections is normally visual

impact and this is referred to by Local Plan policy EN25. In this case both the electrical
cabling from the turbines to the switchgear building and export cable are to be installed
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underground, and this can be controlled through a planning condition in the event of an
approval. The control /' switchgear building itself would be a relatively modest building
in simple form that would be seen against the backdrop of much larger turbines, and is
considered acceptable n visual amenity terms.

Socio-Economic Issues

The development would generate construction work, and would more broadly contribute
to the development of the renewable energy industry in the UK. The applicant states that
the wind farm has the potential to provide economic benefits to the East Riding through
business rates, a community fund, employment and local business opportunities,
increased tourism and farm diversification.

In terms of the level of business rates that may be payable to the Council if the wind
farm is approved this is not a material planning consideration.

The applicant has stated that they will set up a community fund to the local community,
with payments amounting to £2500 per megawatt of installed capacity per year for the
life of the project, which would equate to £56,250 per annum or £ 1.4 million over the 25
year period. They have carried out consultation and the current consensus is that the
benefit would be split in four ways: 1) Rebate on energy bills for those living closest to
the scheme (not for those financially involved); 2) Bridlington (including Spa); 3) The
parishes of Carnaby and Barmston; and 4} Support for employment opportunities.
Residents living within 1km of the turbines could receive a rebate on the cost of their
electricity, the level of which would be determined according to how much they are
affected in terms of distance and significance of change to their outlook (using the
Residential Visual Amenity Study). Such a fund would need to be secured by Section 106
Agreement if the appeal was allowed. However, it needs to be made clear that the
provision of a fund carries little if any weight, in relation to making a decision either to
approve or refuse a planning application. Little weight has been given the provision of
such funds through the planning appeal decisions in the East Riding.

Construction of the wind farm and associated infrastructure would involve the creation
of jobs locally and regionally. Local business opportunities include use of local
accommodation for construction workers, use of local quarries for aggregates, use of
local concrete suppliers, and suppliers of plant products and other services. Employment
opportunities would potentially involve funding of training schemes, apprenticeships and
work experience in green technologies.

The applicant cites research into public attitudes to wind farms (in an area of Scotland)
which the majority of respondents state that the presence of wind farms made no
difference to the likelihood of them visiting the area.

Aubum Farm to the east of the site runs a small caravan and camp site. This is an
involved property which would financially benefit from the proposal if approved. The
applicant states that the additional funds would allow the owners to improve the facilities
within the immediate location and potentially provide a café and changing facilities for
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users of Fraisthorpe Beach. It is also anticipated by the applicant that tours could be
arranged around the wind farm.

The wind farm could be viewed as a form of farm diversification. A limited amount of
agricultural land would be lost for the tracks and bardstandings and the rest of the land
could continue to be used for arable farmland.

In terms of tourism, several objectors to the planning application have raised concerns
that windfarm has the potential to have a detrimental impact on tourism, as the site lies
in close proximity to the beach at Fraisthorpe, several caravan parks, and the main resort
of Bridlington. Objectors have also raised the concern that the site would affect views
of the landscapes that renowned local artist David Hockney has painted, and the
development may detract from efforts to market the area for tourism on this basis.
Additionally the beach was used by Visit England as part of their television
advertisement campaign this year.

However there is no conclusive proof either way in terms of the effect of windfarms on
tourism. There is no possible way that any cause and effect could be established for such
a large industry with such a multitude of influences. Some studies have concluded that
there is no overall detrimental impact, although by and large these studied have been
commissioned by the renewable energy industry. Rather, it is more likely to be the case
any such impact would depend on the subjective view of one person or another, in terms
of whether they take a positive or negative view on windfarms. In the absence of any
conclusive evidence that the proposed development would harm tourism significantly, 1t
is considered the development would be acceptable in this respect.

CONCLUSION

The proposed wind farm would provide renewable energy which is encouraged by
national and local planning policy. However the need to provide renewable energy must
be balanced with the local impacts of a scheme in the proposed location.

The application site is in an exposed open landscape which contributes significantly to
the character of the Coastal Zone where open and relatively unspoilt views are enjoyed
by numerous receptors over Bridlington Bay. The views are expansive and horizontal in
nature and contribute to the enjoyment of visitors to the Flamborough Headland
Heritage Coast further to the north. The proximity to the major tourst resort of
Bridlington means the sensitivity of the site is high to a large number of receptors
whether they live and work in the area or visit the area on holiday or for day trips. The
high sensitivity of the location is noted in the Landscape Character Assessment.

The site differs from other sites in the East Riding which have been previously accepted
for commercial wind farm development as it lies within the coastal strip and is subject to
assessment by Local Plan policy CZ8. It lies closer to the cliff edge (500 metres away)
than any other wind farm development in this area and the proposed number and height
of turbines would make them highly visible from a number of locations, most
significantly from Bridlington and the Heritage Coast to the north where the horizontal
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sweep of the bay would be punctuated by the turbines. The application would have been
recommended for refusal based on landscape and visual grounds.

Whilst there are other wind farms (both in operation and proposed) in the area, the
cumulative impact is not considered to be significant given the separation between them
and the distinction between the character areas. The other developments are set much
further away from the coastline and would appear much more distant within key views
from Bridlington and the Heritage Coast.

There is considered to be some substantial impacts on residential visual amenity,
particularly from dwellings around Fraisthorpe and Wilsthorpe, and to the south of
Carnaby. However whilst views from these dwellings are considered to be significantly
affected the impact would not be so overbearing that it would make their living
conditions intolerable. Mitigation measures such as planting schemes would help to

reduce impacts on views from dwellings (which should be conditioned if the appeal is
allowed).

Other impacts on living conditions including noise and shadow flicker would not be
significant subject to appropriate conditions.

The site lies within an area which is subject to aviation radar issues, both at Staxton Wold
(MOD) and Claxby (NERL). The relevant aviation consultees object to the application as
the turbines raise significant issues with relation to air surveillance and safety. Officers
therefore would recommend a reason for refusal on this basis. However should an
appropriate Grampian condition be put forward by the appellants which satisfies the
relevant bodies the Local Planning Authority may reconsider this issue.

The site Les in close proximity to two Listed buildings (Manor Farmhouse and St
Edmunds Chapel in Fraisthorpe) and is also within clear view of the important complex
of Grade I Listed buildings at Burton Agnes Fall. The setting of nearby Conservation
Areas at Bridlington (Hilderthorpe and Quay) would also be affected. These heritage
assets have been carefully considered and whilst the appellant has underestimated the
impact on these buildings and Conservation Areas the impact on their settings is less
than significant and is not considered so harmful to warrant a recommended reason for
refusal, and would be outweighed by the benefits of the provision of renewable energy.
The potential harm to the nearest Listed buildings could be reduced by the imposition of
conditions/ legal agreement requiring a planting scheme to provide some screening.

The effects of the development have also been considered with regards to likely effects
on telecommunications, highway safety, public rights of way, loss of agricultural land,
flood risk, drainage and geology, nature conservation and socio-economic issues. The
application is considered acceptable in all of these respects.

The significant benefits relating to the provision of renewable energy have been taken

into account and weighed against the adverse effects of the scheme. Officers consider
that the adverse landscape and visual impacts of the scheme outweigh these benefits and
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would therefore have recommended refusal on this basis. Radar issues have also not been
resolved in good time.

Members are asked to confirm that, on the basis of the information which is currently
available to them, the application would have been refused for these two reasons.

HUMAN RIGHTS

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

RECOMMENDATION

That the Commuttee endorse the view that, should determination of the application still
have been within their jurisdiction, the application would have been REFUSED for the
following reasons:

The height, number and location of the turbines associated with the proposed wind farm
would introduce uncharacteristic vertical structures into the relatively unspoilt coastline
of Bridlington Bay. The area is within an area designated as Coastal Zone (Holderness
Phin) by East Yorkshire Borough Wide Local Plan. The proposal would visually
dominate the Jandscape and conflicts with policy CZ8.

East Riding of Yorkshire Landscape Character Assessment (Landscape Character Area
20Q) recognises that the landscape has the capacity to accept commercial wind farm
development that is set back from the coast, however it also states that the sensitivity of
the location would change to high close to major resorts. The close proximity of the
turbines to the coastline would have a direct and negative physical effect on the character
of the area. The area extending from Ulrome to the South to the town of Bridlington and
Flamborough Headland Heritage Coast to the north would be significantly adversely
affected by the development. Benefits relating to the provision of renewable energy
would not outweigh these adverse landscape and visual effects.

The proposal does not accord with NPPF paragraph 109, guidance offered in National
Policy Statements 1 and 3 (Section 5.9. of EN-1 and 2.7. of EN-3), Regional Spatial
Strategy (Yorkshire and Humber Plan) policy ENV10(b), Joint Structure Plan for Hull
and East Riding of Yorkshire policy SP4(a), and East Yorkshire Borough Wide Local
Plan policies EN2 (2, 3 and 5), EN25, CZ1 and CZ8(1).

The proposed wind farm would cause unacceptable interference to the radar at RAF
Staxton Wold, 21.2km from the site, and Claxby, 66.5km from the site. The Ministry of
Defence (MoD) have objected on the basis that the probability of the radar detecting
aircraft {lying over or in the vicinity of the turbine would be reduced and the RAF would
be unable to provide a full air surveillance service. NATS En Route Plc have objected on
the basis that turbines of the proposed size are likely to create false primary plots to be
generated by its radar at Claxby.
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The proposed wind turbines at this location would be in conflict with paragraphs 93 and
164 of the National Planning Policy Framework, and National Policy Statement (EN1)
section 5.4. The benefits of generating green energy does not outweigh the significant
harm the proposed wind turbines at this location will have in securing a safe RAF Air
Defence radar at Staxton Wold and civilian Primary Radar Service at Claxby.

Alan Menzies
Director of Planning and Economic Regeneration

Contact Officer

Mrs Susan Hunt
Principal Development Management Officer
X. 3840
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Agenda I[tem No. |

EAST RIDING OF YORKSHIRE COUNCIL

Repott to;  Planning Committee
13 September 2012

WARDS: Cottingham South

Application for Alterations to existing building and erection of building for use as
a garden centre

At Twipacre Nurseties Ltd Castle Road Cottingham East Riding Of Yorkshire
HUI16 5JF by Mx M Rozenbroek

Application Number: 12/00677/STPLF

Report of the Director of Planning and Economic Regeneration
A Executive Summary
Application reference 12/00677/STPLF is referred to the Committee for decision.
B. Corporate Priorities
Valuing our environment
Local problem solving
Revitalising our communities
Retaining the East Riding character
A Well Managed Authority
C. Application Type
Strategic - Full Planning Permission
D. Parish
Cottingham Parish Council
E. Applicant
Mr M Rozenbroek
F. Target Date

27 September 2012
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1.1

1.2

1.3

1.4

15

Envitonmental Impact Assessment

Before this application was submitted it was considered within the context of The Town
and Country Planning (Environmental Impact Assessment Regulations) 2011 with a view
to determining whether an Environmental Impact Assessment was required. Taking into
account the requirements of the Regulations and the guidance contained in Circular

02/99 it was determined that an Environmental Impact Assessment was not required in
this case.

Recommendation

That the application be DEFERRED for receipt of outstanding consultation response
from Public Protection. Upon receiving confirmation of no objection, the Director of
Planning and Economic Regeneration be authorised to APPROVE the application

subject to the following conditions, and any conditions required by Highway Control and
Public Protection

INTRODUCTION

The application is referred to Planning Committee for a decision following a strong
objection being received from Cottingham Parish Council.

The application relates to the Twinacres Nurseries site which occupies an area of
approximately 4.5 hectares on the southern side of Castle Road on the western outskirts

of Cottingham, opposite Castle Hill Hospital and approximately 650m from the junction
with the A164.

Outline planning permission was granted on appeal in November 2005 for the erection
of a building for use as a garden centre (application reference 03/064581/STOUT)
alongside an application for full planning permission for the change of use of existing
land and buildings to use as a garden centre (application reference 03/06484/STPLE). A
reserved matters approval for the new building was approved in February 2009. In total,
these permissions granted consent for a garden centre with a total floorspace of 7367
square metres (4422 square metres being internal and 2945 square metres being external),
incorporating an aquatics centre and café.

Also granted at the same appeal in 2005 was a full planning permission for the
construction of a new access and car/lorry parking areas (application reference
03/06491/STPLF). A further application was approved in 2010 (application reference
10/02853/STVAR) that varied a condition on the consent for the car park to allow the
car park to be used by staff working at Castle Hill Hospital untl such time that the
garden centre comes into operation, after which the car park will revert to sole use for
the garden centre during opening hours of the garden centre. The permission has been
implemented and the car park is currently operational providing 249 spaces for users of

Castle Hill Hospital.

This application seeks consent for a revised scheme for a new garden centre. A large
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1.6

1.7

1.8

1.9

N

amount of glasshousing has been removed from the site, and currently remaining on site
is an existing portal framed building and a range of packing sheds that would be retained,
and some remaining glasshouses which are currently in a state of disrepair and would be

removed. A new building would be erected incorporating the existing buildings to be
retained.

This application seeks to reconfigure the garden centre proposal, reducing the size of
external area compared to the previous consent by 195 square metres but increasing the
internal area and the overall floorspace by 2588 square metres, resulting in a total sales
area of 9955 square metres. The revised proposals would include a farm shop selling
local produce and speciality foodstuffs and a café-restaurant facilicy.

The proposed building would mainly comprise glasshouses adjoining the western side of
the existing buildings. It would be predominantly glass, with a series of elements of

differing width and height and some feature panels of slate clad or random stone clad
walls.

It is proposed to maintain the existing car patk as a public pay and display car park which
would be available for customers of the garden centre to use. The car park would be

extended to create a total of 368 spaces, 257 in the main car park, 75 in the overspill and
36 for staif.

The site is outside development limits and therefore in the open countryside. It also lies
within the Open Area of Strategic Importance between Cottingham and Willerby, as
defined in policy E4 of the Beverley Borough Local Plan.

PLANS AND ILLUSTRATIONS

Appendix 1 - Site Location Plan.

Appendix 2 - Site Layout Plan.

Appendix 3 - Proposed Elevations

Appendix 4 - Previously Approved Site Layout Plan (03/06481/STOUT,
03/06484/STPLF and 03/06491/STPLF)

Appendix 5 - Previously Approved Elevations (08/05248/STREM)

KEY PLANNING POLICIES

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

Regional Spatial Strategy

YH1 Overall Approach and Key Spatial Priorities

YH6  Local Service Centres and Rural and Coastal Areas
YH7 Location of Development

HE1 Humber Estuary sub area policy

ENV5 Energy
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E7  Rural Economy

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategy in whole or in part. The Government stated intention to revoke can be treated as
a material planning consideration with weight to be attached to this intention being left
to the decision maker in each case.

Joint Structure Plan

EC1 Employment development to be concentrated in DS1-3 settlements. Hull Cicy
Centre to act as sub-regional focus. Principal towns and towns to provide
complementary role commensurate with size and function. Humber Bridge
Head and Kingswoed identified as strategic employment sites - tests established
to ensure that development at these sites does not adversely affect the role of the
city centre.

SP2  Viality and viability of strategic centres to be maintained and strengthened.
SP5  Development proposals to achieve high standard of design.

Beverley Borough Local Plan

E2  Development limits of settlements are those set out on the Proposals Map.
Outside of those is Open Countryside.

E3  General presumption against development outside development limits and
criteria for when it might be acceptable.

E4  Protect the strategically important open areas.

National Planning Policy
National Planning Policy Framework

Technical Guidance to the National Planning Policy Framework
Planning for Town Centres

" RELEVANT PLANNING HISTORY

03/06481/STOUT  Erection of a building for use as a garden centre - Refused June
2004; appeal allowed November 2005.

03/06484/STPLF  Change of use of existing land and buildings for use as a garden
centre - Refused June 2004; appeal allowed November 2005.

03/06491/STPLF  Construction of access and car/lorry parking in connection with

garden centre - Refused June 2004; appeal allowed November
2005.

08/05248/STREM  Erection of a building for use as a Garden Centre following
outline permission 03/06481/STOUT (Access, Appearance,

Landscaping and Scale to be considered) - Approved February
2009.
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10/02853/STVAR  Variation of condition 11 (hours of use) of planning permission

03/06491/STPLE to allow use of approved car park by hospital
staff - Approved October 2010

CONSULTATION REPLIES

Cottingham Parish

Council

Highway Control

Strong objection for the following reasons:

Massive overdevelopment of the site

Overbearing Nature of the proposal

Increase in traffic

Concerns over sutface water/flooding and sewerage
Out of character and inharmonious with the area
Light 8 Noise pollution

Wildlife nterruption

Yorkshire Water - The system is surcharged.

The application site includes an existing tarmaced pay and display
car park which was approved on appeal, and there are two other
permissions on the site for a garden centre which the applicants
have indicated are extant. Whilst there is mention of the car park
being associated with the hospital, it is understood that there is no
formal arrangement with Castle Hill Hospital in connection with the
use of the private car park which is currently operated by the
applicants. The consent for the car park included a condition
requiring the improvement of the existing public highway which has
not been cammied out to date.

The applicants have submitted with this application a transport
assessment (TA) to consider the impact of the current development
proposals on the surrounding highway network. The application
also includes information on highway improvements required by the
previous consents obtained at appeal but which have not yet been
implemented. A Highway Authority acceptance for construction
purposes notice for the highway improvement works was dated 9
August 2010.

There are draft highways agreements (Section 38 and Section 62 of
the Highways Act 1980) currently with the developer which would,
when returned to the Council for sealing, enable works on the
outstanding highway improvements to be commenced subject to
agreement on the details and location of utility company equipment
and also to the contractors complying with the terms and conditions
of the agreements and all other related highway legislation.

Castle Road is a bus route served by a mumber of bus stops in close
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proximity to the site as a consequence of the location of the hospital
and therefore the location of the garden centre would be relatively
sustainable compared to other similar businesses which are not as
well connected to sustainable means of transport. ‘The
improvements required to the highway network as a consequence of
the development will, when completed, improve a link to the bus
stop in the vicinity of the development

The applicant’s consultants Local Transport Projects as part of the
overall updating of the Transport Assessment have considered the
vehicle trp rates to the development. The previous TA on the
consented garden centre was produced in 2004 and used the TRICS
data which was current at the time relating to information between
1990 and the end of 1999. This produced traffic generations in the .
peak hours for a garden centre development of 366 two way vehicle (_ )
trips on Sunday and 61 peak hour trips on weekdays. Whilst there
would normally be a presumption that that a larger garden centre
equals greater vehicle movements LTP in their TA considered an
updated version of the TRICS database and are as a consequence
predicting a reduction in traffic generation in the most trafficked
peak hour from the previous 366 down to 304 two way vehicle
movements. As part of reasons for this reduction the TA notes that

the trips are based on the most up to date data, which notes a
slowed/declined rate of sales at garden centres and a reduction of
45% in the traffic levels at the nearest traffic count location
between 2004 and 2010.

The applicant’s consultants have also included information on
improvements that the Council are constructing on the A164 which

will provide additional capacity on the nearby highway network
which were not accounted for in the previous Transport Assessment
carried out by Sanderson’s. ( >

The details on highway matters supporting the application are
considered to be appropriate and resilient assessment of the likely
impact of the development on the surrounding highway network
and is based on industry standard recognised methods of
assessment. Accordingly based on the submitted information, that
there is a consented scheme for a garden centre at the site and
taking account of highway improvements that need to be
implemented, appropriate highway conditions are recommended.

Public Protection Awaited,
Division

Trees and Landscape  No objection to the landscaping details shown on Drawing ROS 11
Section 3 a dated 26.3.2012,
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7.1

Yorkshire Water
Services Limited

Environment Agency
(Planning Liaison)

Nature Conservation
Officer (Biodiversity)

PUBLICITY

Neighbours/
Publicity

I would recommend the following modifications to the selection of
trees annotated on the Drawing: Replace Copper Beech, with
Hombeam (Carpinus betulus Fastigiata Frans Fontaine), Field
Maple cultivar (Acer campestre Elegant) and Pyrus calleryana
Redspire (great autumn colour), which is in accordance with the
email of 2.9.2010 for the application 11/30001/CONDET for a
corresponding application.

A maintenance regime condition is necessaty.
No objection to the proposed drainage.

The Flood Risk Assessment {(contained within the Supporting
Statement) (prepared by East Riding Consultants Limited - dated
19th March 2012) is satisfactory from Yorkshire Water's viewpoint.

No objections.

The proposed development will only meet the requirements of the
National Planning Policy Framework if the measure(s) detailed in
the Flood Risk Assessment submitted with this application are
implemented and secured by way of a planning condition on any
planning permission, and subject t conditons relating to
groundwater and contaminated land.

No comments.

1 letter of support has been received from 208 Sigston Road,
Beverley, raising the following points:

» The plan is a very good idea for the area and also for jobs

« This is not an overdevelopment because this garden centre is
smaller than the monstrosity of greenhouses that was there
before.

Urge all concerned to approve the application for jobs and the area

CASE ON BEHALF OF THE APPLICANT

A Retail Statement has been submitted with the application which concludes:
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7.2

The proposed development has particular locational and operational requirements which
severely constrains the consideration of sequentially preferable site and the applicability
of the sequential test as set out within the NPPF, Furthermore, the current scheme
represents revised proposals for a site which has already been granted planning
permission for garden centre development. Notwithstanding this, sequentially preferable
sites have been examined at Cottingham and Beverley and none are available or suitable
for the proposed development.

The scheme fully complies with the requirements of paragraph 26 of the NPPF. There
would be no adverse impacts on existing, committed or planned public or private sector
investment within centres. The proposed development would not undermine any such
investment either by reducing expenditure capacity or providing any sort of comparable
alternative provision. The proposed development would mainly draw trade from other
garden centres and retail warehouses in out-of-centre locations. Impact on in-centre
turnover would range from very low to negligible. Furthermore the impacts must also be
assessed against the fall back position which would already permit a significant amount
of retail development at the application site. The additional floorspace would generate
approximately £ 3million of additional turnover, however once the fall back position is
taken into account the already limited impacts on existing centres become negligible. The
scheme would have positive impacts in terms of consumer choice, economic
development and job creation.

A Supporting Document has also been submitted which concludes:

Policy S10 of the Local Plan does not set any limits on the size of the garden centre. The
only criteria are road safety, appearance and nature conservation. The proposal would
not conflict with any of those criteria.

The Inspector required that Castle Road be improved and details were submitted
pursuant to the first car park permission. They are being resubmitted with this
application.

The garden centre is larger than approved on appeal. However, the issues remain largely
the same; visual impact and traffic. The purpose designed garden centre will be visually
more attractive than the current approval.

KEY ISSUES

Planning history

Principle of development

Impact on the character and appearance of the area

Access and parking

Residential amenity

Flood risk, drainage and groundwater source protection zone
Ecology

Sustainability

- L] L] L] L] L] - L]
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2.1

9.2

9.3

9.4

9.4.1

9.4.2

OFFICER COMMENTS

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

The National Planning Policy Framework (NPPF) is 2 material consideration which must
be taken into account in planning decisions. If the NPPF contains policy guidance that is
relevant to this application, the report below will explain this, and consider the extent to
which development plan policy is consistent with the INPPF and the weight to be given
to that policy. For 12 months full weight may still be given to relevant development plan
policies adopted since 2004 even if there is a limited degree of conflict with the
Framework. The RSS falls into this category. For policies in the JSP and the existing

Local Plans due weight should be given according to their degree of consistency with the
NPPF.

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

Planning History

The application site, although closely related to the edge of Cottingham, is located
outside the development limits of the village and therefore in the open countryside.
When the permission was granted at appeal in 2005, the planning inspector considered
the principle of development in this open countryside location. It was concluded that the
existing horticultural enterprise operating from the site was no longer viable due to the
small scale of the holding resulting in the business not being able to compete with larger
producers. The Inspector concluded that a proposed garden centre would allow the site
to be used for the growth of bedding plants and related items that would be more viable
in the long term. In allowing the appeal the Inspector considered that the proposal would
generate a turnover of £3million and provide 20-30 new jobs, which would have clear
benefits to the local economy, and there would be no environmental or economic benefit
in the enterprise failing resulting in job losses and the land falling into disrepair. It was
also concluded that there were no soundly-based objections to the proposal on retail
planning policy grounds at the time. As such, the Inspector found the principle of this
scheme, essentially a rural diversification scheme, acceptable in principle.

The Planning Statement for this application asserts that a materal start to the
development of the garden centre (03/064581/STOUT) has taken place within the
required timescale, and that the permission is therefore valid and is a realistic fallback
position. However, in the absence of a formal application for a Certificate of Lawfulness
providing all available evidence, the Local Planning Authority is unable to make a formal
judgement regarding the status of the permission, As such, the previous appeal is a
material consideration but the proposal should also be fully ‘considered against current
planning policy, which has changed since the previous appeal.




9.5

9.5.1

9.5.1
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953

Principle of Development

The National Planning Policy Framework (NPPF) introduces a presumption in favour of
sustainable development, stating that permission should be granted unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits. A core
principle of the NPPF is to proactively drive and support sustainable economic
development, responding positively to opportunities for growth. The NPPF sets the
framework for achieving this and includes the requirement to manage development
patterns to achieve development in sustainable locations where people have a choice of
means of access and support sustainable town centres. Whilst ensuring the viability of
town centres is 2 key aspect of the NPPF, the NPPF also seeks to support approptiate
economic growth in rural areas, encouraging the growth and expansion of existing
businesses through the conversion of existing buildings and well- designed new build.

Regional Spatial Strategy (RSS) policy YHZ sets out the locational priorities for
development in Yorkshire and Humber. Towns are identified to be hubs for the rural
economy, being the prime focus for employment and shopping in their area. A key
priority of RSS policies YH5 and E2 is to enhance the vitality and viability of town
centres, strengthening their role and performance. Simular to RSS policies, Joint
Structure Plan (JSP) policy ECL seeks to locate most town centre uses to Hull City
Centre as a first priority, however it states that towns should provide complementary
office, shopping and other commercial uses commensurate with each centre’s role and
function. However, notwithstanding the emphasis on securing town centre viability
through retail provision, RSS policies YH1, YH6 and E7 in line with the NPPF do
encourage the diversification of the rural economy, where it would bring economic,
social and environmental benefit. It notes a priotity for utilising existing buildings, and
supports schemes where they would be an appropriate scale for their location.

Beverley Borough Local Plan policy E2 defines development limits, and policy E3 relates
to sites outside the development limits in the open countryside. It notes a number of
special circumstances when development in the open countryside may be acceptable, one
of which being for rural diversification or uses appropriate to 2 rural area, so long as they
are located, designed and landscaped so as to minimise visual impacts. Policy S10
specifically identifies garden centres as a type of retail development that would be
appropriate in a rural area, subject to consideration of access, impact on the character of
the locality and nature conservation interests.

These policies from national to local level all aim to achieve development in sustainable
locations and strike a balance between ensuring town centres are protected and
promoted and allowing diversification in rural areas where it would support the rural
economy, so long as there would be no harm to town centre viability, To ensure this is
the case, the NPPF advocates a sequential approach for all retail developments, and
requires impact assessments to be submitted.
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9.5.4

9.5.5

9.5.6

957

Diversification

The site was formerly a horticultural enterprise comprising at its most 30,000 square
metres of buildings and outbuildings. Whilst this is a horticultural use, it would not
normally be considered as previously developed land, a number of buildings are still
present on the site that would be incorporated into the development, and the main part
of the new development would be glasshouse construction in place of previous
glasshouses. The Inspector previously agreed that development of a garden centre on
this site would be diversification, and on this basis the principle of this proposal would
comply with paragraph 28 of the NPPF, RSS policies YH1, YH6 and E7 and Local Plan
policy E3. The current proposal is larger than previously agreed and now seeks
permission for the sale of a greater range of products than can be grown on site (the
previous permission states that 75% of the products sold would be produced on the site).
Nevertheless, Local Plan policy $10 supports garden centres in the open countryside and
does not require all of the produce sold at garden centres to be grown on site.

Accessibility

The NPPF secks to locate development to make full use of alternative modes of
transport, however by the nature of this type of use a high level of urips are likely to be
carried out by private car due to the bulky nature of goods sold. Although in the open
countryside, this site is well related to Cottingham and is within walking distance from an
established residential area. It is also located on a regular bus route connecting the village
and train station with Castle Hill Hospital. The site is well related to the strategic road
network being only 650m from the junction with the A164, and therefore is within a
short drive time from several centres of population including Hull, Beverley, Cottingham
and the other Haltemprice settlements. It is acknowledged that the majority of customers
are likely to arrive by car, however it is considered that there are alternative methods of

transport and the proposal is in a suitable location to limit the distance of trips being
made by private car.

Retail Sequential Approach

'The NPPF has now superseded Planning Policy Statements at a national level, however
the Planning for Town Centres guidance which accompanied PPS4 is still relevant
guidance. The NPPF and the guidance both require a sequential test for all main town
centre uses, of which retail is included, however the guidance makes it clear that different
uses have different operational and market requirements that should be taken into
account. In particular, retailers such as garden centres that sell bulky goods are
considered as complementary to the role of town centre retailing, and do not generate
sufficient sales productivity to trade in prime town centre locations. Attached to the
submitted Retail Statement are a number of appeal decisions where Inspectors have

taken this stance and considered that the sequential test is not of relevance to garden
centres.

In this case, the centres of Beverley and Cottingham have been considered, however due
to the constrained nature of both centres no sites have been considered available that
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9.5.8

9.5.9

9.5.10

9.5.11

would provide sufficient floorspace for the proposed use, given the large sales and
display areas required for plants and garden products and the requirement for surface
parking adjacent to the garden centre. There are also no sites identified on the edge of
either centre that could accommodate the proposal. As such, any available site other than
the application site would be considered to be out of centre and would not be
sequentially preferable to this site and the proposal therefore passes the sequential test.

Alongside the garden centre, the proposal includes 575 square metres for a
café/restaurant and 350 square metres for a farm shop. Whilst these uses are town centre
uses, they are complementary uses that are often found in garden centres in the open
countryside. Based on the scale of the proposed garden centre, these uses would be
genuinely ancillary to the main use, and subject to a condition ensuring they are only used
as part of the garden centre and not as independent uses i their own right, it is
considered that this element also passes the sequential test as they form an ancillary part
of the proposed development that could not be accommodated in the town centre.

It is considered that the proposal passes the sequential test on the basis that it is a garden
centre use selling bulky goods and this could not be accommodated in a town centre
unit. As such, it is considered necessary to restrict the type of goods that could be sold to
ensure the garden centre would not compete with town centre uses. We are told that 530
squate metres would be for ancillary products, and the main part of 7345 square metres
would be for garden centre goods. Within the Planning Statement, a condition has been
suggested by the Applicant which lists the type of products that could be sold in the
main floor area of 7345 square metres. Included in this list are products such as
gardening related books, cards, clothing and other unrelated items such as pets/fish,
pets/fish products, equestrian/camping/angling equipment and conservatones. It is
considered that these items do not constitute items that require a specialist open
countryside location, and these types of items could be sold within town centres or
designated retail parks. Should these be included in unrestricted volumes in the main
floorspace the proposal would not pass the sequential test.

In response to these concerns, the plans have now been amended to indicate specific
areas within the main floorspace for aquatics and pets. This is considered sufficient to
ensure that the scale of these sales remains ancillary to the garden centre use. It is
considered that an area of 530 square metres for ancillary goods in addition to these areas
is still a significant area for the sale of ancillary products such as gardening books and
clothing, and it is important that the type of goods sold remain genuinely gardening
related so as not to compete with main town centre uses. Officers have considered
conditions that have been used elsewhere and the condition suggested by the Applicants,
and recommend conditions 2 and 3 detailed below would be adequate to control the type
of goods that could be sold and ensure that the proposal passes the sequential test.

Retail Impact Assessment
In addition to the sequential assessment, the NPPF requires an impact assessment to be

carried out for all retail proposals in out of centre locations, giving consideration to
potential impacts of a proposal on both town centre vitality and viability and existing and
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9.5.12

9.5.13

95.14

9.5.15

95.16

commutted investment.

A Retail Assessment was submitted with the application. It identifies a catchment area
for the proposal including FHull, IHaltemprice and Beverley. This equates to roughly a 15-
20 minute drive time. It is considered that 85% of the trade would come from the
catchment area, with the remainder bemng inflow. Within the caichment, the forecast
expenditure for comparison goods in 2016 is £1420milliion and in 2021 of £ 1867 million.
The proposed store would have an estimated turnover in 2016 of £5.82million, which is

less than 1% of the total forecast growth in expenditure on comparison goods over the
same period.

The Retail Assessment considers that the proposed garden centre would draw most of its
trade from existing garden centres and out of town hardware stores such as Homebase at
Willerby Shopping Centre. Whilst some town centre shops offer similar products, they
have a much more limited range of products and serve a different market to garden
centres. The Retail Assessment considers the maximum impact the proposal may have
on centres would be 3.38% from Cottingham, 0.09% from Beverley and 0.05% from

Hull city centre. These figures are very low and are not considered to be significant trade
diversions.

It is considered that the trade draw would be dispersed due to the wide area of the
catchment. The main trade diversions, as stated above, are likely to be from similar
retailers, and due to the wide catchment it is considered this diversion would be
dispersed between a number of retailers. Nevertheless, these are all out of centre
developments and as such the impact on these units are not material considerations.

The proposed garden centre would also include 350sqm for a farm store which would
sell convenience goods which would have potential to compete with convenience goods
retailers in Cottingham centre, This shop would, however, be a farm store which would
sell a limited range of products, and this would change seasonally, based on what was
being produced locally. As such, the range would be unpredictable and the shop is
unlikely to be used for top-up shopping on a regular basis and take this trade from the
shops in the centre. The opening hours of the shop would also be restricted to those of
the garden centre, preventing it from operating as a shop unit in its own right. On this
basis it is considered to be different in nature to the offer of top-up retailers in the
centre, and the proposal is for a relatively small floorspace, it is not considered it would
not compete directly with retailers in Cottingham and affect the centre. Furthermore, in
addition to garden centres, Local Plan policy $10 specifically refers to farm shops as a
type of development that would be suitable in the open countryside.

Ovenall, 1t is considered that there is sufficient capacity within the forecast growth
expenditure on comparison goods to accommodate the proposed store, and by its nature
of offering a different type of retail offer to a town centre it would not have any
significant adverse impacts on the centres of Cottingham, Beverley of Full. As such,

thete are no retail planning objections to the scheme and the scheme complies with the
NPPF in terms of retail planning.
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9.5.17

9.6

96.1

962

9.6.3

9.6.3

Principle of Development Summary

The proposal is the diversification of an existing business located on the site. It is
considered to be a relatively sustainable location for the proposed use given the bus links
and potential for walking and cycling. There are not considered to be any sequentially
preferable sites for the proposed garden centre, and it is not considered there would be
any adverse impacts on the centre of Cottingham, Beverley or Hull. As such the proposal
is considered to be acceptable in principle.

Impact on the Character and Appearance of the Area

A core principle of the INPPF is 1o seek to secure high quality design, requiring that new
developments add to the overall quality of the area and reflects the local surroundings.
Joint Structure Plan policy SP5 and Local Plan policy D1 both require developments to
integrate with the surroundings. Local Plan policy D3 requires all new developments to
contain integrated landscaping schemes, and Dé seeks to ensure that parking areas do
not adversely affect the character and appearance of the area.

The site is located in the open countryside and therefore any proposal must be
appropriate in this setting and integrate with the surrounding open countryside. The site
also falls within the area identified in the Local Plan as an Open Area of Strategic
Importance. This area is identified as locally important in maintaining the separation of
the built up areas of Cottingham and Hull, making a significant contribution to the
setting of Cottingham. Local Plan policy E4 seeks to protect the open area by restricting
development that is not of an open nature.

The impact of a garden centre development on the Open Area of Strategic Importance
and compliance with Local Plan policy E4 was considered in depth by the Inspector in
2005 and it was concluded in the appeal decision that: “Although the nursery adjoins
open fields, it hes within a wider area which contains a variety of uses, including built
development, business and institutional uses, farm buildings, dwellings and sports
facilities, typical of the urban fringe. The frontage of the appeal site has recently become
more open, as a result of demolishing one of the glasshouses, and the overall effect of
the proposals would increase the degree of openness... Built development would not
encroach further into the important strategic gap between Cottingham and Willerby/ Full
or seriously erode the physical or visual separation between settlements. The appearance
of the surrounding countryside would remain unaltered... .In terms of views across the
Strategic gap, the proposals would make [ittle discernable change.”

The appeal decision goes on to consider the change in intensity from a nursery to a
commercial garden centre, and coocludes “the proposals would introduce a commercial
retail operation with a much greater degree of activity and traffic, and to some extent
erode the rural character of the site and introduce an element of urbanisation... However,
Twinacre Nursery lies on the fringe of the urban area, on a busy road opposite a major
hospital and close to a new business park. It is not an isolated site in the middle of the
open countryside.” 'The Inspector is clear in this assessment and the key consideration is
therefore whether this proposal changes the balance due to 1ts increased size and would
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have any adverse impact contrary to the Inspectors conclusions.

The current proposal still utilises the existing buildings on the site but amends the
configuration of the new build elements to reduce the amount of external sales area by
195sqm but increase the interal floorspace by 2783sqm. The proposed building would
remain on a roughly similar footprint, contained fully within the site that has previously
been occupied by glasshouses, and although the glasshouses are no longer present, the
total floorspace would be less than two thirds of the area that was, until recently,
occupied by glasshouse (12,280sqm were on site in 2005). The car park has already been
established on half of the site, which provides significantly more open space than when
the site was entirely glasshouses and now introduces views across the site to the Strategic
gap.

Whilst the floorspace would increase by 2588 sqm, the overall dimensions would remain
similar as the previously approved scheme included a number of voids between different
elements of the garden centre and was designed with the front elevation staggered which
reduced the total floor area . The current proposal is for a more compact development
that removes voids to maximise the floorspace. The amended design would result in the
overall width on the Castle Road frontage increasing from 73m to 79m, and the overall
depth increasmg from 115m to 119.5m. Both of these increases are considered to be
small and would not significantly alter the perceived scale of the development from any
of the main vantage points. The frontage car park adjacent to the building (which has
already been constructed) would be retamed providing views to the open countryside
beyond. The biggest increase in floorspace would come from consolidating the area to
the rear of the existing building, which was shown on the original plans as a
predominantly open area. The amended scheme would incorporate this area into the
building. Whilst this would increase the scale of built form, it would not extend any
further than the previous proposal into the Strategic gap and would be entirely contained
within the existing site. The proposed building would have stepped elevations to all sides
to result in each elevation comprising a number of smaller sections which would break
up the mass of the building, Overall, it is not considered that the proposed increase in
floorspace would have any detrimental impact on the appearance of the building or
relationship with Strategic Open Area.

In addition to an increased floorspace, the current proposal is also for a higher building
than previously approved. The new proposal includes 2 elements of new glasshouse that
would appear as large conservatories above the height of the existing building. The
previous proposal ensured the new build would be no higher than the existing building,
with a2 maximum eaves height of 5m, ridge height of 9m and feature tower of 11m. In
comparison, the current proposal includes 2 conservatories with an eaves height of 9m
and a ridge height of 11m.

The development along Castle Road is relatively low level and the existing building on
the site is one of the largest on this side of Castle Road. The Parish Council have raised
concerns that the proposed building would be overbearing and out of character with the
character of the area. It is considered that the proposed building at a height greater than
the existing building would be more imposing than the previous proposal. The design i,
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however, different and although taller some elevations would be more compact. Bearing
this in mind, although the proposal would have a greater height than previous proposals,
on balance 1t is not considered that the proposal would be significantly more overbearing
$0 as to unacceptably impact on amenity or character of the area.

The Inspector in 2005 found that this proposal would have positive impacts on the area
through introducing the car park and landscaping areas in place of glasshouses and
introducing views across the site from Castle Road to the Open Area of Strategic
Importance. This would be retained, and the car park and landscaped areas would be
increased in size. It is considered that this remains positive and the landscaping of the car
park would help to ensure the appearance of the car park is acceptable to comply with
Local Plan policies D3 and Dé.

The proposed landscaping is considered acceptable, subject to some amendments to the
planting requested by the Trees and Landscape Officer. A condition is recommended to
agree these amendments.

Access and Parking

The proposal utilises a car park that has already been granted consent under application
reference 03/06491/STVAR. Consent was onginally granted for the car park to serve the
previously approved garden centre, however an application was approved in 2010 to
allow the use of the car park by Castle Hill Hospital. It is currently operated as a public
pay and display car park on a 24 hour basis, and improvements to Castle Road and the
site access were made prior to the car park coming into use. Conditions on the existing
permission require the use of the car park by Castle Hill Hospital to cease during opening
hours of the garden centre as soon as the approved garden centre is brought into use,
and the car park to revert back to sole use for garden centre users during these times.
This proposal seeks to provide an additional 8 spaces, with an additional overspill area
for 75 cars, however continue to operate the car park as a pay and display car park with
unrestricted use by customers of the garden centre or Castle Hill Hospital.

Local Plan policies D6, D7 and D8 require the provision of adequate parking, safe and
convenient pedestrian movement and disabled accessibility within the site. The proposed
car park is well located adjacent to the building to allow easy access to and from the
building for customers purchasing bulky goods. The car park is also well connected to
the pedestrian footway that runs along the length of Castle Road by a separate pedestrian
access away from the vehicular access to the site.

Highway Control have considered the parking provision as existing and as proposed, and
subject to the agreement of a parking management strategy to ensure that sufficient space
for garden centre customers is maintained if the car park is to remain in use as a pay and
display car park, and subject to agreement of measures to ensure pedestrian and vehicular
access to the site is controlled to ensure safe access and egress from the site, the parking
arrangements are considered acceptable. Conditions are recommended to secure these

details.
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Traffic impacts and highway safety were a major issue dealt with at the appeal in 2005,
and the permissions granted at appeal required highway mmprovement works to be
carried out in Castle Road. These works have not yet been implemented, however
Highway Control confirm an acceptance for construction purposes notice was issued in
August 2010 which agreed the full details of the wortks, and that the works can be

implemented upon completion of highways agreements which are cwrrently under
negotiation.

A full Transport Assessment has been submitted with the application, and the
application also includes details of the highway improvement works already agreed under
the previous consents. The Transport Assessment provides details of the number of
vehicle movements likely to be associated with the proposed garden centre, and
conchudes that the number is likely to be less than previously predicted for the previous
applications (366 peak hour movements reduced to 304). The number of trips is
predicted to be lower due to a slow in average sales at garden centres in recent years
resulting in less activity, and a reduction in traffic volume in the vicinity by 4.5% between
2004 and 2010. 366 peak hour movements was previously accepted by the Inspector as
not having a detrimental impact on the road network. Highway Control confirm that the
Transport Assessment is robust, and on the basis that the number of vehicle movements
at the peak time is likely to be well below the level previously found to be acceptable by
the Inspector, it is considered that the proposal would be acceptable in terms of impact
on the highways. The previously agreed highway improvement works are still required
and these can be secured through a condition on any permission granted.

Residential Amenity

The site is bordered by a dwelling to the west, The Hollies, and a dwelling to the east, 79
Castle Road. 79 Castle Road is within the ownership of the applicant and adjacent to the
main site access, separated from the site by an established hedgerow. Immediately
opposite the site to the north is Castle Hill Hospital. The nearest dwelling to the north of
Castle Road is number 72 however this is offset so is not adjacent to the site.

The Hollies, a 2 storey detached dwelling, has main elevations facing north and south to
Castle Road and open countryside respectively. Its boundary adjoins the site to the east,
which is delineated by a well established hedgerow which provides significant screening
of the dwelling and its garden. The driveway of the dwelling provides a separation
between the dwelling itself and the site. The car park adjoins the boundary, with the
proposed garden centre building being over 120m from the boundary of the property.

The main access to the site is 170m from The Hollies and is proposed to be retained in
this position.

The garden centre building is considered to be a significant distance from The Hollies to
prevent any loss of amenity from impact on outlook. The existing screening prevents
views from the dwelling across the site which further limits potential for any impacts. It
is considered that lighting would need to be controlled so as not to result in any loss of
amenity through overspill, however this can be the subject of a condition. The car park
would be adjacent to the boundary, however this car park is already in existence and it is
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not considered that the proposed garden centre would result in any material change in
this situation. In addition, the existing access to the car park would be retained which is a
significant distance from The Hollies. Deliveries to the site would be to the opposite side
of the garden centre building from The Hollies, over 170m away. This is a significant
distance and the building would act as a buffer for any noise. The Inspector previously
imposed conditions restricting the hours of opening and the hours at which deliveries
could be taken and despatched, and in order to ensure amenity is protected at The
Hollies and other nearby dwellings a similar condition is recommended for this proposal.
Subject to conditions regarding lighting and hours of use, it is not considered there
would be any loss of residential amenity.

The NPPF requires new development to not adversely affect amenity in the locality. In
this case there are not considered to be any adverse impacts at any specific property,
however the Parish Council have raised concerns more widely regarding light and noise
pollution.

It has already been considered in section 9.6 above that the site is on the urban fringe
and its setting is heavily influenced by the existing development, most notably Castle Hill
Hospital, and Castle Road, a busy distributor road carrying significant volumes of traffic.
As such, although the site is open countryside it has a strong urban influence with
existing background noise and light levels being more typical of urban settings than rural.
Noise levels associated with the development would peak during times of highest activity
when the store would be open and when deliveries would be taken (which can both be
controlled through condition). This would be during the day time and coincide with peak
traffic movements on Castle Road and peak intensity of activity at Castle Hill Hospital.
At night the garden centre would be closed to customers and deliveries so there would
be no adverse impacts on the area from noise. In terms of lighting, the area is relatively
well lit at night, with streetlights along Castle Road and external lighting at Castle Hill
Hospital. This site is, however, on the opposite side of the road which is less well Lt and
adjacent to open countryside so a condition requiring a hghtmg scheme is recommended.

Subject to conditions restricting hours of use and requiring a lighting scheme it is not
considered there would be any detrimental impact on amenity in the locality as a result of
noise or lighting,

Flood Risk, Drainage and Groundwater Source Protection Z.ones

The site lies within flood zone 1, however as the site is over 1 hectare in size a flood risk
assessment i3 required and has been provided. The Environment Agency have
considered the flood risk assessment, and subject to conditions to secure the
recommendations of the flood risk assessment raise no objections to the proposal.

It is understood that some of the areas surrounding the application site were subject o
flooding during the June 2007 flood events. The councils Strategic Flood Risk
Assessment has taken account of the June 2007 flood events in considering areas where
there is a focalised drainage issue, however this site has not been identified as an area at

risk.
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It is proposed that foul drainage would go to the mains sewer in Castle Road, and that
sutface water would go to an existing watercourse along the rear (southern) boundary of
the site. This is the same arrangement as agreed under the previous application, subject
to conditions requiring the final details to be submitted for agreement. Although the
Parish Council have raised concerns that the drainage system is already surcharged,
Yorkshire Water raise no objection to the proposed connection to the mains sewer, or in
principle to the proposed drainage to the drainage ditch. They do, however, require an
additional plan to detail how the surface water dranage would connect to the existing
drain. This has been requested from the applicant. Yorkshire Water recommend a
number of conditions.

The site lies within groundwater source protection zone 3 (SPZ3) of the Xeldgate water
supply borehole. The Environment Agency raise no objections to the proposal in
relation to SPZ3 subject to a number of conditions to ensure that draimage, construction

and any potential land contamination that may be found is adequately managed to ensure
that the water supply is protected.

Subject to conditions and an amended plan to show the surface water connection 1o the
drainage ditch to the south of the site, the proposal is considered acceptable in terms of
flood risk, drainage and the SPZ.

Ecology

The Parish Council have raised concerns that the proposal would interrupt wildlife. The
site has always been part of the Nursery site and currently comprises a new car park
covering a large part of the site, existing buildings and recently cleared land. The natural
features of the site are the hedgerows to the site boundaries which would be retained as
part of this application. There are no objections from the councils Nature Conservation
Officer, and on the basis the natural features of the hedges would all be retained, and the
rest of the site has been heavily disturbed through clearance of glasshouses and

construction of the car park, it is not considered likely that there would be any
detrimental impact on wildlife interests at the site.

The NPPF states that new development should be planned in ways to reduce greenhouse
gas emissions and to minimise energy consumptlon RSS policy ENV5 specifically
requires that new developments over 1000m” of non-residential floorspace secure at least
10% of their energy from decentralised and renewable or low-carbon sources. A
condition is recommended to secure this.

CONCLUSION

The proposed garden centre would be a redevelopment of an existing mursery business
located in the open countryside on the edge of Cottingham. The site is accessible by foot
and bus from Cottingham and 1s well located close to the main road network if the A164.
By its nature, the garden centre requires a large site to sell bulky goods and plants, and on
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the basis that the retail unit is only used for the sale of plant and garden goods, it is not
considered that the proposed use could be accommodated within either of the nearest
centres of Cottingham or Beverley. It would utilise existing buildings on an existing site
for diversification which would meet the requirements of Local Plan policy E3, and
Local Plan policy S10 is supportive of garden centres in open countryside locations.
There is no evidence that the proposal would have any negative impacts on the centres
of Hull, Beverley or the Haltemprice settlements. The proposed development would
have an acceptable design that would not harm the Open Area of Strategic Importance,
the character of the area or residential amenity. The site could be adequately drained and
would not impact on ecology. Subject to confirmation from Public Protection that they
have no objections, the application is considered acceptable subject to conditions, and
would comply with policy.

HUMAN RIGHTS

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

RECOMMENDATION

That the application be DEFERRED for receipt of outstanding consultation response
from Public Protection and. Upon receiving confirmation of no objection, the Director
of Planning and Economic Regeneration be authorised to APPROVE the application
subject to the following conditions, and any conditions required by Highway Control and
Public Protection:

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

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

The premises shall be used as a garden centre with ancillary coffee shop and farm shop
only, and for no other purposes (including any other purpose in Class Al of the Schedule
of the Town and Country Planning (Use Classes) Order 1987, or in any provision
equivalent to that class in any Statutory Instrument revoking and re-enacting that Order
with or without modification).

This condition is imposed to ensure that the permitted retail development is appropriate
to an open countryside location and that the development does not detrimentally affect
the vitality and viability of local town and city centres.

The floorspace to be used for the sale of food not for consumption on the premises shall
not exceed 350 square meters, and the floorspace to be used for the café shall not exceed
575 square meters. The remaining floorspace shall be used only for the sale and display
of the goods listed in the schedule below, except for up to a maximum of 530 square
meters which may be used for the sale and display of ancillary garden centre goods not
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listed in the schedule below and the areas identified on drawing no. 0372/4E which
identifies areas to be used for the sales of aquatics products and pets, unless otherwise
agreed in writing by the Local Planning Authority.

Schedule of Garden Centre Goods for Sale:
Trees

Shrubs

Plants and flowers

Seeds

Bulbs

Tree stakes and plant supports

Turf

Topsoil and mulches

Composts

Peats

Gravel

Sands and grit

Grobags

Propagators and related accessories
Weedkillers

Pesticides

Fungicides

Fertilisers

Lawn care equipment and garden machinery
Terracotta gardenware and plantware
Troughs and planters

Garden, plant or flower related pottery, stoneware and glassware
Cut flowers

Rustic poles

Fencing and related accessories

Wood preservatives

Garden omaments

Barbeques and related equipment, fuel and accessories
Greenhouses and related equipment and accessories
Garden furniture

Garden sheds

Garden lighting and irmigation equipment
Floristry equipment and accessories
Trellises

Cranes

Timber decking

Garden related wrought ironwork

Garden ponds and pools

Flagstones

Walling

Rockery materials

Gardening tools and equipment




This condition is imposed to ensure that the permitted retail development is appropriate
to an open countryside location and that the development does not detrimentally affect
the vitality and viability of local town and city centres.

The farm shop and the café contained in the building hereby approved shall remain
ancillary to the use of the site as a garden centre and shall not be used for separate
purposes.

This condition is imposed to ensure that the permitted retail development is appropriate
to an open countryside location and that the development does not detrimentally affect
the vitality and viability of local town and city centres.

The use garden centre, farm shop and café hereby permitted shall not be open to
customers outside the following times: 9.00am to 5.30pm in the winter months
(October-March) and 9.00am to 6.00pm in the summer season (April-September) and
until 8.30pm in the summer season on Thursday nights only.

This condition is imposed in the interests of residential amenity.

No deliveries shall be taken at or despatched from the site outside the hours of 9.00am
to 5.30pm in the winter months (October-March) and 9.00am to 6.00pm in the summer
season {April-September) and until 8.30pm in the summer season on Thursday nights
only and not at any time on Sundays or Public Holidays.

This condition is imposed in the interests of residential amenity.

The development permitted by this planning permission shall be carried out in
accordance with the approved Flood Risk Assessment (FRA) 19 March 2012 by East

Riding Consultants Limited and the following mitigation measures detailed within the
FRA:

1. Limiting the surface water run-off generated by the development so that it will be reduced from the
excisting site and reduce the risk of flooding off-site. This will be achieved by a reduction in impermeable
area and using permeable materials.

The mitigation measures shall be fully implemented prior to occupation and subsequently
in accordance with the timing / phasing arrangements embodied within the scheme, or

within any other period as may subsequently be agreed, in writing, by the local planmng
authority.

This condition is imposed to prevent flooding by ensuring the satisfactory storage
of/ disposal of sutface water from the site.

Prior to the commencement of development, a scheme for the disposal of both surface

water and foul water drainage shall be submitted to and agreed in writing by the LPA.
The scheme shall include full details of proposed design together with the accompanying
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design drawings. The development shall thereafter proceed only in strict accordance with
the agreed scheme. The proposed development is in a very sensitive location, within the
Source Protection Zone 3 (SPZ3) of Yorkshire Water Services “Keldgate” water supply
borehole, that abstracts groundwater from the undetlying Chalk aquifer. The Keldgate
water supply borehole provides much or Full's drinking water. The development must
not therefore impact on the groundwater. It is understood from the submitted
Supporting Statement (dated 28™ June 2012) that a pervious paving area is proposed to
deal with the surface water drainage from the proposed car parking area. Full details of
the design, including cross sectional drawings, shall be submitted. The Environment
Agency expects that the design will conform with a Type C pervious paving design
detailed in Chapter 12 of CIRIA publication “The SUDS Manual (C697)’. This provides
comprehensive details on both design and construction considerations with reference to
the relevant standards for the pervious paving design proposed.

No infiltration of surface water drainage into the ground is permitted other than with the
express written consent of the local planning authority, which may be given for those
parts of the site where it has been demonstrated that there is no resultant unacceptable
risk to controlled waters. The development shall be carried out in accordance with the
approval details.

This condition is imposed to protect groundwater by ensuring against mobilisation of
contamination from infiltration. The proposed development s in an extremely sensitive
location, within the Source Protection Zone 3 (SPZ3) of Yorkshire Water Services
“Keldgate” water supply borehole, that abstracts groundwater from the underlying Chalk
aquifer. The Keldgate water supply borehole provides much or Hull’s drinking water. It
must be demonstrated that any infiltration associated with both the sutface water

drainage from the car parking areas and clean roof water is within ground free from
contamination.

Prior to the commencement of construction a Construction Environmental Management
Plan (CEMP) should be submitted to and approved by the Local Planning Authority.
The development shall be constructed in accordance with the approved CEMP. The
CEMP should include implementation of mitigation measures designed to protect the
eroundwater, and these details shall not be altered in any way without the prior written
approval of the local Planning Authoricy.

This condition is imposed to protect public drinking water supplies. The proposed
development is in a very sensitive location, within the Source Protection Zone 3 (SPZ3)
of Yorkshire Water’s “Keldgate” water supply borehole. The Keldgate water supply
borehole provides much or Hulls drinking water. Therefore it will need to be
demonstrated as part of any application how construction will be carefully managed to
ensure against pollution of the groundwater and protect public water supplies. This
should include an assessment of any foundations work to be undertaken that could
potential act as a pollution pathway and the appropriate mitigation required to protect
the groundwater.

No development approved by this planning permission (or such other date or stage in
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development as may be agreed in writing with the Local Planning Authority), shall take
place untl a scheme that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved, in
writing, by the local planning authority:

1) A preliminary risk assessment which has identified all previous uses potential
contaminants associated with those uses a conceptual model of the site indicating
sources, pathways and receptors potentially unacceptable risks arising from
contamination at the site.

2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.

3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.4) A verification plan
providing details of the data that will be collected in order to demonstrate that the works
set out in the remediation strategy in (3) are complete and identifying any requirements
for longer-term monitoring of pollutant linkages, maintenance and arrangements for
contingency action. Any changes to these components require the express written
consent of the local planning authority. The scheme shall be implemented as approved.

This condition is imposed to protect the water environment by ensuring that the site is
remediated to an appropnate standard. The proposed development is in a very sensitive
location, within the Source Protection Zone 3 (SPZ3) of Yorkshire Water Services
“Keldgate” water supply borehole. The Keldgate water supply borehole provides much

or Hull's drinking water. The development must not therefore impact on the
groundwater.

No occupation of any part of the permitted development shall take place until a
verification report demonstrating completion of works set out in the approved
remediation strategy and the effectiveness of the remediation shall be submitted to and
approved, in writing, by the local planning authonity. The report shall include results of
sampling and monitoring carried out in accordance with the approved verification plan
to demonstrate that the site remediation criteria have been met. It shall also include any
plan (2 "long-term monitoring and maintenance plan") for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action, as identified in
the verfication plan. The long-term monitoring and maintenance plan shall be
implemented as approved.

This condition is imposed to protect the water environment by ensuring that the site is
remediated to an appropriate standard. The proposed development is in a very sensitive
location, within the Source Protection Zone 3 (SPZ3) of Yorkshire Water Services
“Keldgate” water supply borehole. The Keldgate water supply borehole provides much
or Hull's drinking water. The development must not therefore impact on the
groundwater.

If, during development, contamination not previously identified is found to be present at
the site then no further development (unless otherwise agreed in writing with the local
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planning authority) shall be carried out until the developer has submitted a remediation
strategy to the local planning authority detailing how this unsuspected contamination
shall be dealt with and obtained written approval from the local planning authority. The
remediation strategy shall be implemented as approved.

This condition is imposed to protect the water environment by ensuring that the site is
remediated to an appropriate standard. The proposed development is in an extremely
sensitive location, within the Source Protection Zone 3 (SPZ3) of Yorkshire Water
Services “Keldgae” water supply borehole. The Keldgate water supply borehole
provides much or Hull’s drinking water. The development must not therefore impact on
the groundwater.

No development shall take place until full details of both hard and soft landscape works
for the whole site together with a programme of implementation have been submitted to
and approved in writing by the Local Planning Authority and 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.

These details shall include:

1) means of enclosure
11) hard surfacing materials
iii) planting plans

'This condition is imposed because a well designed landscaping scheme can enhance the
living environment of future residents, reduce the impact of the development on the

amenities of existing residents and help to integrate the development into the
surrounding area.

Any trees, shrubs or hedges planted in accordance with the agreed landscaping scheme
which are removed, die, become severely damaged or become seriously diseased within 5
years of planting shall be replaced within the next planting season by trees, shrubs or
hedging plants of similar size and species to hose originally requires to be planted

This condition is imposed because landscaping works can enhance a development both
for its own sake and for the benefit of the wider area. Trees, shrubs and hedges can fail
as a result of 2 number of causes and it is important that, if the landscaping scheme is to
succeed, there is provision for replacement planting,

No development shall take place until details of the materials to be used in the construction
of the external surfaces of the development hereby permitted have been submitted to and

approved in writing by the Local Planning Authority. Development shall be carried out in
accordance with the approved details,

This condition is imposed because the submitted application did not specify the materials to

be used in the proposed development or the specified materials were not considered
acceptable. It is considered that the use of mappropriate materials could be harmful to the
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appearance of the area and that the Council therefore needs to retain a measure of control.

Note: 'The developer’s attention is drawn to the fact that development cannot commence
until the facing materials have been agreed. A period of at least 10 working days should be
allowed for the submission and approval process. Developers are, however, advised that
whilst the Council expects to be able to respond within 10 working days, the lack of a
response within that time should not be taken as a deemed approval.

Before the development is first brought into use a scheme of lighting including details of
the design and location of floodlighting/floor lighting/wall lighting/ internal glasshousing
lighting and the times when lighting shall be used shall be submitted to and agreed in
writing by the Local Planning Authonty. The development shall operate in accordance
with the approved scheme at all times.

This condition is imposed in the interests of residential amenity and impact on the
character of the area.

No development shall be commenced until the highway improvements to Castle Road
have been constructed and completed in accordance with the submitted details.

This condition is imposed in order to provide satisfactory access to the development and
in the interests of highway safety.

Development shall not be brought into use until parking, loading, un loading and

manocuvring arrangements have been constructed and completed in accordance with the
submitted details.

'This condition is imposed in order to provide satisfactory parking loading, unloading and
manoeuvring facilities with the site and in the interests of highway safety.

Development shall not be brought into use until details of the patking management
strategy for the site have been submitted to and approved in writing by the Local
Planning Authority after consultation with the Highway Authority

This condition is imposed to ensure satisfactory parking arrangements are available for
the uses on the site and in the interests of highway safety

Development shall not be brought into use until details of the control measures /
operation and use of the existing vehicular / pedestrian access together with any
improvements associated with the safety of users and the associated highway at the
western end of the site frontage have been submitted to and approved in writing by the
Local Planning Authority after consultation with the Highway Authorty.

This condition is imposed in order to secure satisfactory pedestrian and vehicular

accessibility to the development and to implement and safety measures associated with
the operation of the access as it affects the adjoining highway network.
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The development hereby permitted shall not be brought into use until there has been
submitted to and approved in writing by the Local Planning Authority, a report showing
the location of any externally mounted plant or vents including air conditioning units,
fans and refrigeration equipment, their sound output, and any measures to be taken to
prevent noise and vibration problems to neighbouring residential properties. The

development shall be implemented in accordance with these approved details and shall
thereafter be maintained.

This condition is imposed in order to ensure that the amenities of adjacent properties are
not adversely affected by vibration or noise.

Demolition or construction work shall not commence until such a time that a code of
good working practice for protecting the nearest residential dwellings including measures
to control noise and vibration, as set out in BS 5228 Part 1: 1997 - Noise and Vibration
Control on Construction and Open Sites, has been submitted to and approved in writing
by the Local Planning Authority. The demmoliion and construction works shall be carried
out in accordance with these agreed details.

The code of practice shall include the use of vehicles, plant and equipments, piling

operations, excavations, earth moving, site communications systems and the loading and
unloading of raw matenals

This condition is imposed in order to ensure that the amenities of adjacent properties are
not adversely affected by noise or vibration.

No development of any phase of development shall take place until the Local Planning
Authority has approved a report provided by the applicant identifying how the predicted
(0, emissions of the development will be reduced by at least 10% through the use of on-
site renewable enetgy equipment. The carbon savings which result from this will be
above and beyond what is required to comply with Part L. Building Regulations. Unless
otherwise agreed in writing by the local planning authority, the development shall then
proceed in accordance with the approved report.

Before the unit is occupied or sold the renewable energy equipment shall have been
installed and the Jocal planning authority shall be satisfied that their day to day operation

will provide energy for the development for so long as the development remains in
existence.

This condition is imposed in the interests of sustainability and to minimise the
development's impact on climate change.

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

Drawing No Description Date Received
Location Plan 03.05.12
0372/2D Roof Plan 03.05.12
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Proposed Sections 03.05.12

Proposed Sections 03.05.12
ROS 11 3a Proposed Site Layout 03.05.12
CRC/109 B Road Construction Details 03.05,12
CRC/105A Long Section Along Right Hand Channel 03.05.12
CRC/104 Carnageway Cross Sections 03.05.12
CRC/103 Carriageway Cross Sections 03.05.12
CRC/108A Proposed Signing and Lining 03.05.12
CRC/107B External Works and Drainage Details 03.05.12
CRC/106C Kerbing and Paved Areas 03.05.12
CRC/102A Proposed Alignment 03.05.12
CRC/101A General Arrangement 03.05.12

Proposed Elevations 06.06.12
0372/4E Proposed Ground Floor Layout 21.08.12

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

Relevant Planning Policies

Regional Spatial Strategy

YH! Overall Approach and Key Spatial Priorities

YH6 Local Service Centres and Rural and Coastal Areas
YHZ Location of Development

HE1 TIHumber Estuary sub area policy

ENVS5 Energy

E7  Rural Economy

Joint Structure Plan

EC1 Employment development to be concentrated in DS1-3 settlements. Hull City Centre to
act as sub-regional focus. Principal towns and towns to provide complementary role
commensurate with size and function. Humber Bridge Head and Kingswood identified
as strategic employment sites ~ tests established to ensure that development at these sites
does not adversely affect the role of the city centre.

SP2  Vitality and viability of strategic centres to be maintained and strengthened.
SP5  Development proposals to achieve high standard of design.

Beverley Borough Local Plan

E2  Development limits of scttlements are those set out on the Proposals Map. Outside of
those is Open Countryside.

E3  General presumption against development outside development limits and criteria for
when it might be acceptable.

E4  Protect the strategically important open areas.

National Planning Policy Framework
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Reason for Decision

The proposed garden centre would be a diversification of an existing nursery business located in
the open countryside on the edge of Cottingham. The site is accessible by foot and bus from
Cottingham and is well located close to the main road network if the A164. By its nature, the
garden centre requires a large site to sell bulky goods and plants, and on the basis that the retail
unit is only used for the sale of plant and garden goods, it is not considered that the proposed
use could be accommodated within either of the nearest centres of Cottingham or Beverley. It
would utilise existing buildings on an existing site for diversification which would meet the
requirements of Local Plan policy E3, and Local Plan policy $10 is supportive of garden centres
in open countryside locations. There is no evidence that the proposal would have any negative
impacts on the centres of Hull, Beverley or the Haltemprice settlements. The proposed
development would have an acceptable design that would not harm the Open Area of Strategic
Importance, the character of the area or residential amenity. The site could be adequately
drained and would not impact on ecology. Subject to confirmation from Highway Control that
there are no objections on highways grounds and Public Protection that they have no objections,
the application is considered acceptable subject to conditions, and would comply with policy.

Alan Menzies
Director of Planning and Economic Regeneration.

Contact Officer

Miss Hannah Coldwell

Background Papers

130







APPENDI |

AST RIDIN

OF YORKSHIRE COUNCIL

12/006°77/STPLYF

Scale : 1:25000

Reproduced from the Ordnance Survey map with the permission Organisation Not Set
of the Conrtroller of Her Majesty's Stationery Office ® Crown
Copyright 2000. Department Not Set
Unauthori sed reproduction infringes Crown Copyright and may
lead to preasecution or civil proceedings. Comments
Date 30 August 2012
SLA Number . Not Set
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Agenda Item No. 6!

EAST RIDING OF YORKSHIRE COUNCIL

Reportto:  Planning Committee
13 September 2012
WARDS: Mid Holdemess

Full Planning Permission: Erection of a detached dwelling following demolition
of existing batn/store (Resubmission of 11/05500/PLF) at Beckside Villas Land
To The West Back Lane Danthorpe East Riding Of Yorkshire

Applicant: Mr and Mrs S Swyer

Application Number: 12/00815/PLF

Report of the Director of Planning and Economic Regeneration

A, Executive Summary

This planning application is referred back to the Planning Committee following
consideration at the last meeting. Members will recall that during the debate
Councillor Turner speaking in favour of the proposal set out his recollections of
the former business that had been run from the site. Officers subsequently
advised that evidence of the former use had not been submitted with the
application and in light of this it could not be reasonably established that there
was a former commercial use on the site, and that the applicant could i they
wished pursue a formal determination on this basis if they had the evidence to do
$O.

Members subsequently voted to refuse the application on all three grounds, as
initially recommended in the Officer report, rather than just for reasons 2 and 3
as had been advised by the Sub Commuttee.

Following Planning Committee Councillor Grove submitted information
providing evidence of the former commercial use of the site.

In light of this it is considered appropriate to ask the Planning Committee to
reconsider the resolution with full information.

B. Corporate Priorities
Valuing our Environment
Local problem solving
Revitalising our Communities

C. Application Type

Full Planning Permission
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1.1

1.2

1.3

14

2.1

2.2

Parish

Elstronwick Parish Council

Applicant

Mr and Mrs S Swyer

Recommendation

That the application be REFUSED for the reasons set out in Section 4.

BACKGROUND

This application was considered by the Eastern Area Planning Sub-Commuttee at
its meeting on 11 June 2012, and the Planning Committee on the 19 July. A
copy of the Planning Committee report is attached as Appendix 1.

At the Planning Committee, Officers updated Members in respect of a letter
from the applicant’s agent which advised the applicant would be willing to submit
a revised scheme to address the concerns of the Sub Committee should Members
resolve to endorse the decision of the Sub Commuttee.

That revised submission would seek to address the concerns of design and scale
and improve the relationship to neighbouring properties whilst staying within the
footprint of the existing building.

The letter goes on to state that the siting of the building is outside the area of
flood risk and that should a community nursing position arise for the applicant
this could be a benefit to the community.

DISCUSSION

The original Planning Committee report is attached at Appendix 1 of this report.

'The full planning history is set out below.

N.1323 Erection of a singe storey building for use as a warehouse
- Approved 29.06.1956
N.1323(A) Erection of a single-storey extension to an existing

building for use as a warehouse - Approved 31.10.1958

N.1323(B) Retention of an extension to an existing building and
continued use as a warehouse - Approved 08.05.1969

N.1323(C) Retention of an extension to an existing building and its
continued use as a warehouse - Approved 09.08.1974
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23

24

25

26

2.7

28

2.9

N.1323-C Retention of an extension to an existing building and its
continued use as a warehouse - Approved 14.11.1979

N.1323-C Removal of a planning condition in order 1o use an
extension to a warchouse on a permanent basis -
Approved 27.02.1985

98/00976/OUT (344-10023) OQutline - erection of a dwelling - Refused
09.07.1998

02/07821/0UT Outline - Erection of a detached dwelling - Refused
14.02.2003 — Appeal Dismissed 21.11.2003

04/08494/OUT Outline permission - Erection of a detached dwelling
following demolition of storage building - Refused
11.01.2005

11/05500/PLF Erection of a detached dwelling following demolition of
existing barm/store - WITHDRAWN

Members will note the site has been used for warehousing since the 1950s when
there were a series of temporary permissions, which was finally converted to a
full permission in 1985. There were then 4 applications to have a dwelling on the
site dating back to 1998, with three refused and the most recent withdrawn.

The first of the residential applications was submitted by the former owner of the
warehouse, which was refused following consideration by the Sub Committee.

The second residential application was refused following sub committee
consideration in 2003, and was subsequently dismissed following an appeal later
that year. The Inspector concluded that despite the land falling within the
definition of ‘previously developed land’, the site could not be considered an infill
plot and would be contrary to prevailing policies regarding residential
development in the countryside.

The third residential application in 2004 was once again refused as contrary to
policy being in the countryside and there being no exceptional reason which
might justify a dwelling on the site contrary to normal policies.

A fourth residential application was withdrawn last year, which was for a similar
proposal to that presently before the Committee.

In light of the history of the site and its present condition with the building
remaining, it is the Officer’s view that the site can be properly considered as
previously developed land not ‘Greenfield” land as stated in the original Sub
Committee or the previous Planning Committee reports.

In considering this change, the question then needs to be asked whether this
would lead to a different recommendation in respect of the principle of
redevelopment of this site that is accepted as being outside of the defined
development limits and therefore in the ‘open countryside’. The NPPE
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2.10

211

212

213

recognises a preference to developing previously developed sites over Greenfield
sites, but does not set aside normal countryside protection policies in doing this.

Paragraph 55 of the NPPF sets out the exceptions which apply in dealing with
new residential schemes in the countryside. This development does not meet any
of them.

Local Policy applies equally stringent tests in dealing with new residential
development in the countryside. H7 and DS4 of the JSP only allow for new
dwellings within existing villages if it meets a local need and contributes to
sustaining the role of the existing settlement. There is no evidence of a local
need, indeed the applicants would be moving into the village and there are no
local facilities that this scheme would support.

There is also a strong need to ensure consistency in decision making. Having
refused applications on 3 previous occasions and successfully defended the
approach on appeal, it would be very difficult to justify a different approach now
when the policy stance is fundamentally the same.

Officers remain of the view therefore that the scheme should be refused for all
the three reasons stated.

HUMAN RIGHTS ACT 1998

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

RECOMMENDATION
That the application be REFUSED for the following reason(s):

The application site lies in an open countryside location where new residential
development should only be permitted where there is an essential need for a rural
worker to live permanently at or near their place of work. In this case, no
evidence has been submitted to demonsirate a genuine need for a workers
dwelling on the site and the applicant’s case with regard to keeping the site tidy
and prevent fly tipping is not sufficient to justify departure from the established
policies and principles of the Development Plan and national policy guidance.
This application is therefore considered to constitute inappropriate development
in the open countryside contrary to paragraph 55 of National Planning Policy
Framework, policies E7, YHI, YHé and YH7 of the Regional Spatial Strategy
and DS4 and H7 of the Joint Structure Plan which seek to direct housing
development to sustainable locations and to restrict development in the
countryside except in cases where there is an essential need for the purposes of
agriculture or forestry.

It is considered that the proposed dwelling, by virtue of its excessive size and
scale and its poor siting and design, would detract from the visual amenity of the
area and the intrinsic character and beauty of the countryside. The proposal is
therefore considered to contravene sub-section (ii) of policy SP5 of the Joint
Structure Plan which seeks to ensure a high standard of design that integrates
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visually and physically with its surroundings, sub-section 1. of policy Gé of the
Holderness District Wide Local Plan which requires development to be m
sympathy with the appearance and character of the Jocal environment and is
appropriate in scale, mass, design, materials, layout and siting and in relation to
adjoining buildings and the guidance contained in the National Planning Policy
Framework regarding good standards of design.

3. It is considered that proposed dwelling would have a detrimental impact on the
residential amenities of the neighbouring property to the east (No. 2 Beckside
Villas) resulting from a significant degree of enclosure and dominance due to the
excessive projection of the proposed dwelling beyond the rear elevation of the
neighbouring property, its two storey height and its close proximity to the eastern
boundary. Furthermore, it is considered that the proposed development will give
rise to issues of overlookmg across the eastemn boundary from windows in the
eastern elevation which would result n an unacceptable degree of loss of privacy
for the occupiers of the neighbouring dwelling,

The proposal is therefore considered to contravene sub-section (if) of policy SP5
of the Joint Structure Plan which seeks to ensure a high standard of design that
integrates visually and physically with its surroundings, sub-section 1. of policy
G6 of the Holderness District Wide Local Plan which requires development to
be in sympathy with the appearance and character of the local environment and is
appropriate in scale, mass, design, materials, layout and siting and in relation to
adjoining buildings and the guidance contained in the National Planning Policy

Framework regarding good standards of design and adequate levels of residential
amenity.

Alan Menzies
Director of Planning and Economic Regeneration

Contact Officer

Edwin Maund
Development Services Manager (East)
Ext. 3784

Backeround Papers
Planning Application Files
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APPENDIX 1

Agenda Item No.

EAST RIDING OF YORKSHIRE COUNCII,

Reportto:  Planning Committee

19 July 2012
WARDS: Mid Holdemess

Full Planning Permission: Erection of a detached dwelling following demolition
of existing batn/store (Resubmission of 11/05500/PLF) at Beckside Villas Land
To The West Back Lane Danthorpe East Riding Of Yotkshire

Applicant: Mr and Mrs S Swyer

Application Number: 12/00815/PLEF

Report of the Director of Planning and Economic Regeneration

A.

Executive Summary

This planning application is referred to the Planning Committee for
determination contrary to established policies. The Eastern Area Planning Sub-
Committee resolved that the application be Refused in respect of reasons 2 and 3
but not in respect of reason 1 as the Committee was satisfied that the current
proposal was suitable despite being contrary to the development plan.

Corporate Priorities

Valuing our Enviroriment

Local problem solving

Revitalising our Communities

Application Type

Full Planning Permission

Parish

Elstronwick Parish Council

Applicant

Mr and Mirs S Swyer
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1.2

1.2

1.3

14

1.5

2.1

22

2.3

Recommendation

That the application be REFUSED for the reasons set out in Section 4.

BACKGROUND

This application was considered by the Eastern Area Planning Sub-Committee at
its meeting on 11 June 2012. A copy of the report is attached as Appendix 1.

At the Sub Committee the applicant spoke and raised the following points:

¢ The applicant is a Director of a successful business in Hull

 As a nurse whilst presently based at a hospital would like to go back to
provide community nursing.

o Seeking the village life style to bring up a new family
e Having purchased the site and cleared it already feel part of the community

Councillor Grove spoke in favour of the scheme as he is supportive of the
principle. He considers the site to be previously developed land, and reiterated
the parish support for the development. He considers that sustainability 1s more
than just car useage, and villages cannot be frozen in time. A young family
coming into the village is to be encouraged. He however made it clear he could
not support this design, and considered it to be particulatly poor.

Officer’s updated the Sub Committee in respect of the following;

e A correction to the wording of a paragraph of the report ~ added in italics
within the appendix.

e DPublic Protection had advised that there was no objection to te scheme in
respect of foul drainage.

The Committee considered that the principle of the application could be

supported, contrary to the Officer’s report, but should be refused for reasons 2
and 3 as set out.

DISCUSSION

What Members need to consider is whether there are any matenal planning
considerations which would weigh against the development plan, that justfies
agrecing to residential development in this location in the open countryside
outside of any defined development limit.

Local and National Policy is clear, new residential development should only be
permitted where it is genuinely required, and that the dwelling proposed passes
the tests set out in the NPPF and Development Plan.

This dwelling is being sought not due to a recognised need, but as a potential
additional dwelling for a new family moving into the village. The argument is
being made that much has been done to tidy the site by the applicants, and that
to allow this development will be a broader benefit for the community
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24

2.5

2.6

27

2.8

29

4

The redevelopment of this site could allow for the site to be tidied, but this is a
weak argument, and should not be used as a justification to allow development in
the countryside outside development limits. It could happen too often.

The Sub Committee were presented with an argument that the site was
previously developed land (brownfield) It does have a former agricultural
building on it which is not an attractive appearance particularly in its run down
state. This is not however ‘brownfield’ agricultural development is specifically
excluded from such a definition.

The question of sustainability generally was also debated. The Council has sought
to develop a strategic hierarchy, which has developed over time, and within the
latest policy allows for single dwellings within development limits which would
allow villages the potential to grow modestly in an evolutionary way. Danthorpe
however is so small it has no defined development limit and new dwellings

should only be allowed where there is special justification. This is not the case
here.

Members of the Sub Committee endorsed Officers view that the design and scale

of the proposal was extremely poor, and entirely unsuitable and this proposal
could not be supported in any event.

Members of the Planning Committee should be aware that this site is also
identified as an area of flood risk, and within an area to be kept open to assist in
avoiding the coalescence of settlements. This site is therefore not suitable for

residential development for other reasons. The appended site plan identifies these
constraints.

Officers remain of the view that the scheme should be refused for all the reasons
stated.

HUMAN RIGHTS ACT 1998

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

RECOMMENDATION

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

1.

The application site lies in an open countryside location where new residential
development should only be permitted where there 1s an essential need for a rural
worker to live permanently at or near their place of work In this case, no
evidence has been submitted to demonstrate a genuine need for a workers
dwelling on the site and the applicant’s case with regard to keeping the site tidy
and prevent fly tipping is not sufficient to justify departure from the established
policies and principles of the Development Plan and national policy guidance.
This application is therefore considered to constitute inappropriate development

in the open countryside contrary to paragraph 55 of National Planning Policy
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Framework, policies E7, YH1, YHé6 and YH7 of the Regional Spatial Strategy
and DS4 and H7 of the Joint Structure Plan which seek to direct housing
development to sustainable locations and to restrict development in the
countryside except in cases where there is an essential need for the purposes of
agriculture or forestry.

2, It is considered that the proposed dwelling, by virtue of its excessive size and
scale and its poor siting and design, would detract from the visual amenity of the
area and the intrinsic character and beauty of the countryside. The proposal is
therefore considered to contravene sub-section (i) of policy SP5 of the Joint
Structure Plan which seeks to ensure a high standard of design that integrates
visually and physically with its surroundings, sub-section 1. of policy G6 of the
Holderness District Wide Local Plan which requires development to be in
sympathy with the appearance and character of the local environment and is
appropriate in scale, mass, design, materials, layout and siting and in relation to
adjoining buildings and the guidance contained in the National Planning Policy
Framework regarding good standards of design.

3. It is considered that proposed dwelling would have a detrimental impact on the
residential amenities of the neighbouring property to the east (No. 2 Beckside
Villas) resulting from a significant degree of enclosure and dominance due to the
excessive projection of the proposed dwelling beyond the rear elevation of the
neighbouting property, its two storey height and its close proximity to the eastern
boundary Furthermore, it is considered that the proposed development will give
rise to issues of ovetlooking across the eastern boundary from windows in the
eastern elevation which would result in an unacceptable degree of loss of privacy
for the occupiers of the neighbouring dwelling.

The proposal is therefore considered to contravene sub-section (i) of policy SP5
of the Joint Structure Plan which secks to ensure a high standard of design that
integrates visually and physically with its surroundings, sub-section 1. of policy
G6 of the Holderness District Wide Local Plan which requires development to
be in sympathy with the appearance and character of the local environment and s
appropriate in scale, mass, design, materials, layout and siting and in relation to
adjoining buildings and the guidance contained in the National Planning Policy
Framework regarding good standards of design and adequate levels of residential
amenity.

Alan Menzies
Director of Planning and Economic Regeneration

Contact Officer

Edwin Maund
Development Services Manager (East)
Ext. 3784

Backeround Papers
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APPENDIX 1

REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 11 June 2012

PARISH: Elstronwick Parish Council

WARD: Mid Holderness

APPLICATION NUMBER: 12/00815/PLF

APPLICATION TYPE: Full Planning Permission

DESCRIPTION: Erection of a detached dwelling following
demolition of existing bamn/store (Resubmission
of 11/05500/PLF) at Beckside Villas Land To The
West Back Lane Danthorpe East Riding Of
Yorkshire

APPLICANT: Mt And Mrs Sam Swyer

DATE RECEIVED: 21 February 2012

RECOMMENDATION: Refuse

INTRODUCITION

This application seeks full planning permission for the erection of a detached dwelling
following the demolition of an existing bam/store on land to the west of Beckside Villas,
Back Lane, Danthorpe. 'The village of Danthorpe has no formal Development Limits
and therefore the site lies in an area that is defined as ‘open countryside’ for the purposes
of Development Plan policy. The application site is considered to constitute previously

undeveloped ‘Greenfield’ land.

This application is being referred to the Sub-Committee for determination due to a
recommendation of approval from Elstronwick Parish Council, which is strongly held.

PLANS AND ILLUSTRATIONS

Appendix 1 - Location Plan

Appendix 2 - Proposed Elevations, Roof Plan and Block Plan

Appendix 3 - Proposed Floor Plans and Section

149




KEY PLANNING POLICIES AND GUIDANCE

National Planning Policy Guidance

NPPF National Planning Policy Framework.
Regional Spatial Strategy
YHI Overall Approach and Key Spatial Priorities
YH6 Local Service Centres and Rural and Coastal Areas
YH/ Location of Development
HE1 Humber Estuary sub area policy
ENV9 Historic Environment.
ENV10 Landscape
E7 Rural Economy
Joint Structure Plan
SP1 Character and distinctiveness of settlements and their setting
(including important features) to be protected and enhanced.
SPs Development proposals to achieve high standard of design

Holderness District Wide Local Plan

Gé6
G7

Ty7

Design of New Development.

Planning and Design Considerations.

Car Parking.

RELEVANT PLANNING HISTORY

04/08494/0OUT

11/05500/PLF

Qutline permission - Erection of a detached dwelling following
demolition of storage building ~ Refused 11.01.2005

Erection of a detached dwelling following demolition of existing
barn/store - WITHDRAWN

EXTANT PLANNING PERMISSIONS

At the present time, there is 1 residential plot with extant planning permission within the
Parish and this has been started.
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CONSULTATION REPLIES

Parish Council

Parish Council

Highway Control

Yorkshire Water
Services Limited

Elstronwick Parish Council recommend that the application be
approved and if approved, the following condition should be
imposed:

“There shall be a 6 metre gap along the whole length of the drain
bank to the road to allow access from the road to the drain back for

annual maintenance of the beck”

The Parish Council feel strongly about this application and
recommend that, if the planning officer is recommending a different
decision, it should be referred to the appropriate Committee/Sub-
Committee.

A further response has been received from Elstronwick Parish
Council expressing their strong support for this application.

“The site is within a 30-mph speed limit and is served by an existing
vehicular access from Back Lane (public highway). There is
adequate visibility in both directions for vehicles emerging from the
site. 'The submitted details include vehicle parking provision within
the curtilage of the site. There are therefore no objections to the
proposals from a highway point of view subject to the provision and
retention of these facilities.”

An appropriate condition is advised.

“The previous comments and recommended condition in Yorkshire
Water's letter dated 18 January 2012, on planning application
11/05500/PLF, are still relevant for this resubmitted development
proposal.

The Agent has indicated once again on the application form, that
foul water disposal is to Mains Sewer' via an existing drainage
system. As stated in our letter, this area is not served by public
sewer Network.”

Key points from previous Yorkshire Water response:

“Company records indicate a live 90mm water main crosses the red
line site boundary, as shown on the enclosed plan. The presence of
the main may affect the layout of the site and therefore I consider it
to be a material consideration in the determination of this
application. It is recommended that no obstruction encroaches
within 3 metres on either side of the main ie. a protected strip
width of 6 metres. The exact line of the main will have 1o be
determined on site under Yorkshixe Water Services supervision. It
may be possible for the main to be diverted under s.185 of the
Water Industry Act 1991, These works would be carried out at the
developer's expense. The cost of these works may be prohibitive.
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This proposal is in an area not served by the public sewerage
network, the application should be referred to the Environment
Agency and the Local Authority’s Environmental Health Section for
their comment on private treatment facilities.”

Environment Agency “The red line boundary of this site includes areas of Flood Zones 2
: and 3, however, we are pleased that the applicant has taken a
sequential approach to the proposed development and sited it
wholly within Flood Zone 1. Therefore, we have no objections to
the proposed development subject to the following surface water
drainage condition being imposed on any subsequent decision.”

An appropriate condition is advised.

PUBLICITY

Neighbours/ No correspondence received.
Publicity

CASE ON BEHALF OF THE APPLICANT

A Planning and Design and Access Statement has been submitted in support of this
application. A summary of the main points in support of the proposals is as follows:

« The proposed detached dwelling is designed to cover most of the existing
footprint of the barn/storage building after demolition of the same.

« 'The applicant has minimal use of the storage building which he feels is in a very
dilapidated condition and is barely suitable for secure storage purposes

«  'The siting of the dwelling has been arranged to avoid impingement on any part of
flood risk zones 2 and 3.

« To demolish the existing building and replace it with the proposed dwelling will
greatly contribute to the area.

«  The site was massively overgrown with weeds, briars and bushes etc and was
tidied up by the applicant much to the praise and satisfaction of the Parish
Council and village residents generally.

« The applicant will continue to ensure a tidy site as it is his intention to reside
the dwelling with his growing family.

« 'The site was previously used as a dumping ground by unknown fly tippers and
the applicant (when resident) will keep a watchful eye on the site and prevent
further dumping.

«  Further justification would be to allow a hard working and genuine family man to
achieve his dream of building a dwelling to his design and reside in the pleasant
village of Danthorpe.

«  The Parish Council and local residents and neighbours are fully supportive of the
applicant and his proposals

+ 'The applicant proposes to construct the property to meet the Code for
Sustainable Homes Level 4.

152




7N

KEY ISSUES

»  Planning Policy

+ Design and Visual Amenity

+ Impact on Residential Amenity
«  Access/Parking

»  Other Matters

QFFICER COMMENTS

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

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

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

Planning Policy

The Development Plan for the area comprises the Regional Spatial Strategy for
Yorkshire and the Humber (RSS), the Joint Structure Plan for Kingston upon Hull and
the East Riding of Yorkshire (JSP), and the Holderness District Wide Local Plan
(HDWLP). The recently published guidance contained within the NPPF is also a
material consideration in the determination of applications for planning permission.

The development plan for this area sets out a hierarchy of settlements where new
housing development should be directed with the Regional City being the first prionity
followed by the Principal Towns. Danthorpe is a settlement which was not allocated a
development limit in the Holdemess District Wide Local Plan and is therefore
considered to be at the lowest position in terms of the settlement hierarchy. Policies
YH1, YH6 and YH7 of the RSS and DS4 and H7 JSP direct development to existing
settlements and as a result of the designation of this village as countryside, the
development plan would not endorse new housing development m this location. Policy

E7 of the RSS allows for essential development for agriculture or forestry purposes in
the countryside.

The NPPF identifies that housing applications should be considered in the convext of the

presumption in favour of sustainable development. The NPPF goes on to state that n
order to promote sustainable development in rural areas, housing should be located
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where it will enhance or maintain the vitality of rural communities. In this case the site
lies in the open countryside, where there is an inherent presumption against residential
development. The NPPF states that Local Planning Authorities should avoid new
isolated homes in the countryside unless there are special circumstances that justify such
development. Such circumstances may include the essential need for a rural worker to
live permanently at or near their place of work in the countryside; or where the
development would re-use redundant or disused buildings and lead to an enhancement to
the immediate setting, It is also recognised in the NPPF that planning needs to take
account of the intrinsic character and beauty of the countryside.

In this case, no evidence has been submitted to suggest that there is a need for an
additional dwelling in the open countryside for a rural worker and therefore this
application cannot be regarded as essential development for the purposes of policy E7 of
the RSS or meeting the guidance set out in the NPPF. There is an existing building on
the site; however this would be totally unsuitable for residential conversion. The
information submitted in support of this application states that the removal of the
existing building and its replacement with the proposed dwelling will make a positive
contribution to the area. It s also stated that the site was previously overgrown and was
used as a dumping ground by fly tippers but was tidied up by the applicant. The
application purports that allowing him to reside at the site with his family; this will ensure
that the site remains tidy in the future.

Granting planning permission for the land is not the only solution to ensuring that the
site does not become untidy or unsightly in the future. The Council has enforcement
powers through Section 215 of the Town and County Planning Act to deal with untidy
land, in the event that the site was to fall into an unreasonably untidy condition. It is
therefore considered that the case put forward by the applicant is not sufficient justification
to allow the creation of an additional dwelling in the open countryside, contrary to
established development plan policies and national planning guidance.

Whilst the previous use of the site is somewhat unclear, it is expected that the land and
building would have been in some form of agricultural use in the past and there is no
evidence to suggest that there have been any other use operating on the land or within
the building., The application site must therefore be regarded as previously undeveloped
‘Greenfield’ land. Development Plan policies and guidance favour the development of

previously-developed land in sustainable locations over the development of Greenfield
sites.

It is therefore considered that the proposed development of a new dwelling on
Greenfield land in the open countryside would not accord with the criteria set out in
Development Plan policy and the NPPF and it is considered there are no material
considerations sufficient to outweigh established planning principles relating to the
protection of the open countryside.

Design And Visual Amenity

With regard to design, policy SP5 of the Joint Structure Plan seeks to achieve a high
standard of design across all development proposals that, amongst other things, respects
local landscape and settlement character, and integrates visually and physically with its
surroundings. 'The publication of the NPPF allows full weight to be attached to Policy
SP5 of the JSP, which is used as a tool for assessing the design of new development.
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Local Plan policy Gé6 secks to ensure that development is in sympathy with the
appearance and character of the local environment by paying careful attention to matters

such as siting, mass, design and materials. The requirements of this policy are considered
to be consistent W1th the NPPE.

Paragraph 58 of the NPPY states that Planning policies and decisions should aim to
ensure that developments add to the overall quality of the area and paragraph 67 states
that “permission should be refused for development of poor design that fails to take the opportunities
avatlable for improving the character and guality of an area and the way it functions”.

The submitted plans propose a substantial property of a rectangular design with a
shallow pitched roof that would occupy a similar footprint to that of the existing
building, The accommodation proposed comprises a hall (with cloak room and toilet),
lounge, kitchen/dining area, utility room (with a second toilet) and a games room to the
ground floor. At first floor level the accommodation comprises four bedrooms (three of
which would have en-suite factlities}, 2 bathroom and a study.

Whilst the site lies in an open countryside location, between Danthorpe and Elstronwick,
the area around the application site comprises a scattered development of dwellings and
farmsteads. Paragraph 3.14.4 of the Local Plan states that “Part of both villages’ appeal are

their very loose form, with large open spaces between small groups of buildings although agriculture
remains the predominant feature of the settlement’.

The pattemn of development in the vicinity of the application site is generally of a linear
type, with most of the properties fronting onto Back Lane. This proposal is not
considered to be at odds with the general pattemn of development in the area of the
village, however the size, scale and siting of the proposed dwelling is considered to be
fundamentally out of keeping with the character and appearance of the development n

the locality.

The size and location of the application site is such that there would have been scope to
design a property that is similar in terms of ifs size, scale and siting to the existing semi-
detached properties to the east. Instead, the dwelling hereby proposed is considered to
be uninspiring in terms of it design and its size and scale is massively out of proportion
with the neighbouring residential properties.

In conclusion, it is considered that the size, scale, design and siting of the dwelling hereby
proposed would detract from the character of the village, the visual amenity of the area
and the intrinsic character and beauty of the countryside. The proposal is therefore
considered to contravene policy SP5 of the Joint Structure Plan, policy G6 of the
Holderness District Wide Local Plan and the guidance contained in the NPPF with
regard 1o good standards of design.

Impact On Residential Amenity

The proposed dwelling would occupy a similar footprint to the existing building on the
site and therefore it would have a close relationship with the semi-detached property to
the east (2 Beckside Villas). The submitted plans indicate that the separation distance
between the eastern elevation of the proposed dwelling and the boundary of the
neighbours property will be approximately 3.5 metres. There are no properties to the




north or south that will be affected by the proposed development and the neighbour to
the west (Brookside Lodge) is located in excess of 50 metres away. As such, the only
property likely to be affected by the proposed development is no. 2 Beckside Villas.

The eastern elevation of the proposed dwelling measures approximately 25 metres in
length and would measure 6.2 metres to eaves height and 7.4 metres to the ridge. The
submitted plans indicate that the proposed dwelling will project approximately 23 metres
beyond the rear elevation of the neighbour’s property at a distance of 3.5 metres to the
boundary. As such, it is considered that the proposed development will create a
significant degree of enclosure for the neighbours given its projection beyond the rear
elevation of their property and its two-storey height.

The eastern elevation of the proposed dwelling would comprise an extensive mass of
brickwork and it is considered that the result of this would be 2 dominating impact on
the neighbour’s property and garden. Furthermore, there are 4 no. windows in the
eastern elevation of the proposed dwelling and these would be within close proximity of
the boundary. Two of these windows are small windows intended to serve an en-suite
bathroom at first floor level and a toilet to the ground floor. It would be reasonable to
impose a condition that required these small windows to be installed with obscure glass
and therefore they do not give rise to any significant concems regarding overlooking.

There is a large kitchen window at ground floor level and a large gallery/landing window
to the first floor. These windows are considered to give nise to significant concerns
regarding overlooking given their size and height above ground level (which is a
maximum of 3 metres in the case of the ground floor window and 5.5 metres in the case
of the first floor window). It is accepted that the landing is not a habitable room
however it is considered that installing obscure glass in this window opening would not
eliminate the sense of overlooking given the size and location of the window in question.

The proposals are not considered to give rise to any issues regarding overlooking to the
north or south given the absence of any neighbouring properties in these directions, or to
the west given the large separation distance to the western boundary.

In conclusion, it is considered that dwelling hereby proposed will have a detrimental
impact on the residential amenity of the neighbouring occupiers to the east (2 Beckside
Villas) due to the creation of a significant degree of enclosure and dominance resulting
from the projection of the proposed dwelling beyond the neighbours rear elevation, its
two storey height and its close proximity to the eastern boundary. Furthermore, it is
considered that the proposed development will give rise to issues of overlooking across
the eastern boundary which will result in a loss of privacy for the neighbours.

Access/Parking

This application proposes to utilise an existing vehicular access off Beck Lane to serve
the proposed dwelling. The Highway Control Officer has been consulted in respect of
this development proposal and has not raised any objections. It is advised that there is
adequate visibility in both directions for vehicles emerging from the site and the
proposals include vehicle parking facilities within the curtilage of the site. The Highway
Control Officer has advised a condition that requires the vehicular access and parking
facilities to be provided before the dwelling is occupied.
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Other Matters

As onginally submitted the application proposed that foul water would be disposed of by
mains sewer, however Yorkshire Water has advised that this site is located in an area that
is not served by public sewerage network. The application form has therefore been
amended and it is now proposed foul water will discharge to a septic tank.

Part of the red line boundary of the application site lies within areas of Flood Zones 2
and 3, however, the applicant has taken a sequential approach to the proposed
development and has sited the dwelling and the access from the highway wholly within
Flood Zone 1. As such the Environment Agency has not raised any objections to the
proposed development, subject to a condition that requires the submission of a scheme
that limits the surface water run-off so that it will not exceed the run-off from the
undeveloped site. It is considered that the imposition of such a condition would ensure
that surface water was dealt with satisfactorily.

CONCLUSION

This application seeks planning permission for the erection of a detached dwelling in an
open countryside location where new residential development should only be permitted
where there is an essential need for a rural worker to live permanently at or near their
place of work. In this case, no evidence has been submitted to demonstrate a genuine
need for 2 workers’ dwelling on the site and the applicant’s case with regard to keeping
the site tidy and prevent fly tipping is not sufficient to justify departure from the
established policies and principles of the Development Plan and national policy guidance.
This application is therefore considered to constitute inappropriate development in the
open countryside.

Furthermore, it is considered that the proposed dwelling, by virtue of its excessive size
and scale and its poor siting and design, would detract from the visual amenity of the
arca and the intrinsic character and beauty of the countryside. The proposal is therefore
considered to contravene policy SP5 of the Joint Structure Plan, policy G6 of the
Holderness District Wide Local Plan and national policy guidance.

It is also considered that proposed dwelling would have a detrimental impact on the
residential amenity of the neighbouring occupiers to the east (No. 2 Beckside Villas) due
to the creation of a significant degree of enclosure and dominance resulting from the
projection of the proposed dwelling beyond the neighbours rear elevation, its two storey
height and its close proximity to the eastern boundary. Furthermore, it is considered that
the proposed development will give rise to issues of overlooking across the eastern
boundary which will result in a loss of privacy for the neighbours. The proposal is
therefore considered to contravene policy SP5 of the Joint Structure Plan, policy Gé6 of
the Holderness District Wide Local Plan and national policy guidance.

HUMAN RIGHTS ACT 1998

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

RECOMMENDATION
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That the application be REFUSED for the following reason(s):

1.

The application site lies in an open countryside location where new residential
development should only be permitted where there is an essential need for a rural
worker to live permanently at or near their place of work. In this case, no
evidence has been submitted to demonstrate a genuine need for a workers
dwelling on the site and the applicant’s case with regard to keeping the site tidy
and prevent fly tipping is not sufficient to justify departure from the established
policies and principles of the Development Plan and national policy guidance.
This application is therefore considered to constitute inappropriate development
in the open countryside contrary to paragraph 55 of National Planning Policy
Framework, policies E7, YHI1, YH6 and YF of the Regional Spatial Strategy
and DS4 and H7 of the Joint Structure Plan which seek to direct housing
development to sustainable locations and to restrict development in the
countryside except in cases where there is an essential need for the purposes of
agriculture or forestry.

It is considered that the proposed dwelling, by virtue of its excessive size and
scale and its poor siting and design, would detract from the visual amenity of the
area and the intrinsic character and beauty of the countryside. The proposal is
therefore considered to contravene sub-section (i) of policy SP5 of the Joint
Structure Plan which seeks to ensure a high standard of design that integrates
visually and physically with its surroundings, sub-section 1. of policy G6 of the
Holdemess District Wide Local Plan which requires development to be in
sympathy with the appearance and character of the local environment and is
appropriate in scale, mass, design, materials, Jayout and siting and in relation to
adjoining buildings and the guidance contained in the National Planning Policy
Framework regarding good standards of design.

It is considered that proposed dwelling would have a detrimental impact on the
residential amenities of the neighbouring property to the east (No. 2 Beckside
Villas) resulting from a significant degree of enclosure and dominance due to the
excessive projection of the proposed dwelling beyond the rear elevation of the
neighbouring property, its two storey height and its close proximity to the eastern
boundary. Furthermore, it is considered that the proposed development will give
rise to issues of overlooking across the eastern boundary from windows in the
eastern elevation which would result in an unacceptable degree of loss of privacy
for the occupiers of the neighbouring dwelling.

The proposal is therefore considered to contravene sub-section (it) of policy SP5
of the Joint Structure Plan which seeks to ensure a high standard of design that
integrates visually and physically with its surroundings, sub-section 1. of policy
G6 of the Holderness District Wide Local Plan which requires development to
be in sympathy with the appearance and character of the local environment and is
appropriate in scale, mass, design, materials, layout and siting and in relation to
adjoining buildings and the gmdance contained in the National Planning Policy
Framework regarding good standards of design and adequate levels of residential
amenity.

Regional Spatial Strategy
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Policy YH1 - Overall Approach and Key Spatial Priorities

"A. Growth and change will be managed across places and communities in
Yorkshire and Humber in order to achieve sustainable development and the
Spatial Vision as set out in Table 2.1

B. Plans, strategies, investment decisions and programmes should aim vo:

1.

Transform economic, environmental and social conditions in the
Regeneration Priority Areas - the older industrialised parts of South
Yorkshire, West Yorlkshire and the Humber.

Manage and spread the benefits of continued growth of the Leeds economy
as a European centte of financial and business services.

Enhance the role of Sheffield as an important business location within its
wider city region

Optimise the opportunities provided by the Humber Ports as an international
trade gateway for the region and the country.

Support Principal Towns and Local Service Centres as hubs for the rural and
coastal economy and community and soctal infrastructure and encourage
diversification of the rural economy.

Protect and enhance the region's environmental resources including areas of
international and national importance, and the character and qualities of the
Region's coast and countryside including for economic and social
development.

Avoid exacerbating environmental threats to the region and reduce the
region's exposure to those threats.

Avoid increasing flood risk, and manage land and river catchments for flood
mitigation, renewable energy generation, biodiversity enhancement and
increased tree cover.

Ensure that transport management and investment support and help deliver
the spatial strategy.”

Policy YHS - Local Service Centres and Rural and Coastal Areas

"Local Service Centres and rural and coastal areas will be protected and enhanced
as attractive and vibrant places and communities, providing quality of place and
excellent environmental, economic and social resource. Plans, strategies,
investment decisions and programmes should:

1.

2.
3.

4.
S.

Achieve a high standard of design that protects and enhances settlement and
landscape diversity and character.
Support innovative means of accessing and delivering services.

Retain and improve Jlocal services and facilities, particularly in Local Service
Centres.

Support economic diversification.
Meet locally generated needs for both market and affordable housing.”

Policy YH7 - Location of Development
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"A. After determining the distribution of development between cities and towns
in accordance with policies YH4, YH5 and YHS, local planning authonties
should allocate sites by giving:

1. First priority to the re-use of previously developed land and buildings and the
more effective use of existing developed areas within the relevant city or
town.

2. Second priority to other suitable infill opportunities within the relevant city or
town.

3. Third priority to extensions to the relevant city or town.

B. In identifying sites for development, local planning authorities should adopt a
transport-orientated approach to ensure that development:

1. Makes the best use of existing transport infrastructure and capacity.

2. Takes into account capacity constraints and deliverable improvements,
particularly in relation to junctions on the Strategic Road Network.

3. Complies with the public transport accessibility criteria set out in Tables 13.8
and 13.9 and maximises accessibility by walking and cycling.

4. Maximises the use of rail and water for uses generating large freight
movements."

Policy E7 - Rural Economy

"Plans, strategies, investment decisions and programmes should help diversify
and strengthen the rural economy by facilitating the development of rural
industries, businesses and enterprises in a way that:

1. Promotes complementary roles for Principal Towns and Local Service
Centres.

2. Allows for essential development for agriculture or forestry purposes in the

countryside.

Encourages the use of information technology and telecommunications.

4, Supports rural diversification schemes which bring economic, social and
environmental benefit.

5. Gives priority to the re-use of existing buildings.

Supports and protects an attractive and high quality rural environment.

7. Ensures approprate scales and types of development and levels of traffic
generation."

hat

o

Joint Structure Plan
Policy DS4

"The countryside should function as an attractive and viable environmental,
economic and recreational resource, with existing villages providing for most of
the everyday needs of local communities. Limited development will be allowed
in existing villages if this meets local needs and contributes to sustaining the role
of the settlement, Housing development in existing settlements must conform to
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the requirements of Joint Structure Plan Policy T¥7."

Policy 7

"Housing development in existing villages should meet an identified local need,
particularly for affordable housing but also to support existing village services.
Development should be limited in scale, with a preference given to previously
developed sites, infill plots and conversions. Development that would result in
unacceptable long distance commuting will be resisted.”

Policy SP5
"Development proposals should achieve a high standard of design that:

D respects local landscape and settlement character including building styles
and materials;

) integrates visually and physically with its surroundings;

(i)  harnesses local heritage and landscape distinctiveness;

(tv)  maximises the use of sustainable construction material and techniques;

(v)  makes it easy and safe for people to move around and through the
development;

(vi)  encourages a vibrant mix of uses either on the site or across a wider area;
and

(vi)  facilitates walking, cycling and the use of public transport.”

Holderness District Wide Local Plan
Policy G6

"Development which is in accordance with the policies contained in this Plan will
be permitted provided that the Council is satisfied that it:

1. Is in sympathy with the appearance and character of the local environment
and is appropriate in scale, mass, design, materials, layout and siting and in
relation to adjoining buildings, spaces, views and landscape

2. Safeguards important landscape, nature conservation, architectural features or
other heritage features of importance, and where possible includes measures
to enhance and manage these features.

3. Includes adequate open space provision, in accordance with policy H16."

The recommendation is based upon established and important principles of planning
policy. If the Committee wishes to come to a contrary decision it should do so in the
form of a recommendation to the next available meeting of the Plannmng Commuttee.
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Agenda Item No.

EAST RIDING OF YORKSHIRE COUNCIL

Report to:  Planning Commitiee
13 September 2012
WARDS: Beverley Rural

Full Planning Permission: Erection of 2no dwellings, access toads and associated
external amenity areas following demolition/removal of former school buildings
and headmastet's house (Resubmission of 11/03326/PLF) at South Wolds School
Chantry Lane Etton East Riding Of Yotkshite HU17 7B

Applicant: East Riding of Yotkshire Council

Application Number: 12/01747/PLF

Report of the Director of Planning and Economic Regeneration

A, Executive Summary

This planning application is referred to the Planning Commiuwee for
determination contrary to established policies. The Eastern Area Planning Sub-
Committee resolved that the application could be approved in line with the
Officer’s recommendation for the reasons set out in the Sub Committee report.
'The decision to approve is referred to the Planning Committee as this is contrary
to normal policies.

B. Corporate Priotities
Valuing our Environment
Local problem solving
Revitalising our Communities

C. Application Type
Full Planning Permission

D. Parish
Dalton Holme Parish Council

E. Applicant

East Riding Of Yorkshire Council

F. Recommendation

That the application be DEFERRED for the application to be referred to the
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1.1

1.2

21

22

2.3

Secretary of State and that if the Secretary of State does not call in the application
for his consideration the application be approved subject to the conditions set
out in Section 4.

BACKGROUND

This application was considered by the Eastern Area Planning Sub-Committee at
its meeting on 23 July 2012. A copy of the report is attached as Appendix 1.

At the Sub Committee Officer’s updated members in respect of the issue of
commuted sums in lieu of on site affordable housing. The Council’s Housing
Team have advised that in accordance with the Interim Affordable Housing
Policy a commuted sum in lieu of on site affordable housing should be payable.
The Sub Committee supported this and resolved to refer the application to the
Planning Committee as recomumended.

DISCUSSION

'The main issue to be considered by the Planning Committee is whether the
development of the land for two dwellings is appropriate bearing in mind the
present policy.

What Members need to consider is whether they agree that the reasons set out
the Sub Committee report and endorsed by the Sub Committee are sufficiently
material to out weigh the development plan in this case.

The recommendation is to Defer the application and to Approve subject to the
Secretary of State not calling in the application for his own determination. Any
approval to be subject to the conditions set out, and a mechanism to achieve the
contribution of a commuted sum in lieu of affordable housing.

HUMAN RIGHTS ACT 1998

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

RECOMMENDATION

That the application be DEFERRED for the application to be referred to the
Secretary of State and that if the Secretary of State does not call in the application
for his consideration the application be approved subject to the conditions set

out., the Director of Planning and Economic Regeneration be authorsed to
APPROVE subject to the followmg conditions:

'The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

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

No development shall take place until details of the materials to be used in the
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construction of the extemal sutfaces of the development hereby permitted have
been submitted to and approved in writing by the Local Planning Authority.
Development shall be carried out in accordance with the approved details.

This condition is imposed because the submitted application did not specify the
materials to be used in the proposed development or the specified materials were
not considered acceptable. It is considered that the use of inappropriate
materials could be harmful to the appearance of the area and that the Council,
therefore, needs to retain a measure of control.

Note : The developers attention is drawn to the fact that this development
cannot commence until all the facing materials have been agreed. A period of at
least 10 working days should be allowed for the submission and approval
process. Developers are, however, advised that whilst the Council expects to be
able to respond within 10 working days, the lack of a response within that time
should not be taken as a deemed approval. Please note that samples of materials
will only be needed if specifically requested. In the event of this, please arrange
with the case officer for the samples to be seen on site.

Prior to the commencement of development a method staternent to deal with the
demolition of the buildings, and removal of hardstandings from the site will be
submitted to and approved in writing by the Local Planning Authority. This plan
shall include the timing and method of the carrying out such works, and the
removal of the existing dwellng. The demolition and removal of the
hardstanding and buildings shall be carried out in accordance with the approved
scheme. No new dwelling shall be occupied in advance of the demolition of the
existing dwelling or other buildings.

This condition is imposed to ensure that the benefits of the development of the
site are fully realised in accordance with the details of the submitted scheme, and

to allow for the full landscape plans to be properly achieved in the wider interests
of the local landscape.

Prior to the commencement of development a traffic management plan for all
construction vehicles providing for access and egress to the site from the B1248
to the north of the application site will be submitted to and approved in writing
by the Local Planning Authority. The development shall be carried out in
accordance with the approved Traffic Management Plan.

This condition is imposed to ensure that construction traffic uses the most
approprate access and egress routes to and from the site thereby minimising
disturbance to nearby residential properties, and potential highway conflicts.

No dwelling shall be occupled until the means of vehicular access has been
provided and space has been laid out within the curtilage of that dwelling for
motor cars to be parked and to enable vehicles to turn so that they may enter and
leave the site in forward gear in accordance with the details hereby approved. The
vehicle parking and turning facilities shall thereafter be retained.

This condition is imposed in order to ensure that reasonable and adequate space
is provided within residential curtilages to meet notmal parking demands and
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10.

avoid the need for vehicles to park on the highway where they could adversely
affect the safety of other highway users and to allow them to enter and leave the
highway in a forward gear, thus minimising the risk to other road users.

'The development permitted by this planning permission shall only be carried out
in accordance with the approved Flood Risk Assessment (FRA) by East Riding
Consultants Ltd dated 7th February 2011 and the following mitigation measure
detailed within the FRA:

1. Limiting the surface water run-off generated by the development so that it
will reduce the run-off from the existing site and reduce the risk of flooding
off-site.

To prevent flooding by ensuring the satisfactory storage of/disposal of surface
water from the site.

No development shall take place except in strict accordance with the method
statement set out in Section 4.2.1 - 4.6.7 of the protected species report (Bat
Survey at Southwolds School, Etton, , Wold Ecology Ltd, May and June 2011 as
submitted with the application in all respects. Any variation thereto shall be prior
agreed in writing by the local planning authority before such change is made.

This condition is imposed to conserve protected species and their habitat and o

comply with the Natural Environment and Rural Communities Act (NERC)
2006.

If development has not commenced within 12 months of the date of this
permission, a new bats and nesting birds survey of the entire site (to include all
buildings) shall be undertaken, submitted, and approved in writing by the Local
Planning Authority. The survey should determine the presence or absence of
protected species (including bats) and should be conducted by a qualified
member of the Institute of Ecology and Environmental Management. The
development shall only take place in accordance with the recommendations and
mitigation measures contained within the approved ecological survey.

'This condition is imposed in the interests of ecology and to ensure that protected
species would not be harmed by the re-development of this site.

No development shall take place until details of the provisions to be made for
artificial bat roosting sites and boxes, which make provision for roosting bats as
part of the proposed development, have been submitted to, and approved in
writing by the LPA. The approved works shall be implemented in full before the
development is first brought into use, unless otherwise agreed in writing by the
LPA [and thereafter retamned?]

This condition is imposed to ensure that bat species are protected and their
habitat enhanced, in accordance with the Wildlife and Countryside Act 1981 (as
amended by the Countryside and Rights of Way Act 2000) and The Conservation
of Habitats and Species Regulations 2010.

No development shall take place unless in accordance with the method statement
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11.

12.

13.

set out in Section 5.3.1 - 5.4.3 of the protected species report (Reptile Survey
Report at Southwolds School, Etton, Wold Ecology Ltd, May - July 2011 as
submitted with the application in all respects. Any variation thereto shall be prior
agreed in writing by the local planning authority before such change is made.

This condition is imposed in accordance with the recommendations of the
Protected Species Survey forming part of the application, to conserve protected
species and their habitat and to comply with the Natural Environment and Rural
Communities Act (NERC) 2006.

No development shall take place unless in accordance with the Habitat Mitigation
and Enhancement recommendations as detailed in Section 5.0.1 - 5.5.2 of the
protected species report (Bird Surveys at Southwolds School, Etton, Wold
Ecology Ltd, April - June 2011) as submitted with the application in all respects.
Any variation thereto shall be agreed in writing by the local planning authority
before such change is made.

This condition is imposed in accordance with the recommendations of the
Protected Species Survey forming part of the application, to conserve protected

species and their habitat and to comply with the Natural Environment and Rural
Communities Act (N

No development shall take place until a detatled landscaping scheme, broadly in
accordance with the landscaping provision as set out on Landscape Masterplan
drawing D127684/1.A/007 has been submitted to and approved in writing by the
local planning authority. 'The scheme shall include the following details:

i planting plans

ii. specifications of the planting to be undertaken including details of the
species, size, number / density of plants, shrubs and trees

iii. a programme of implementation, maintenance and aftercare.

The approved landscaping scheme shall be carried out in accordance with the
apptoved programme for implementation, maintenance and aftercare unless the
local planning authority gives written approval to any variation. Any trees or
plants which within a period of 5 years from the completion of the development
die are removed or become seriously damaged or diseased shall be replaced in the
next planting season with others of similar size and species.

This condition is 1mmposed to ensure the maintenance of screening to the site,
p & LK
protect the appearance and character of the area, and to ensure the provision of

amenity afforded by the proper maintenance of existing and new landscape
features

All existing hedges or hedgerows shall be retained, unless shown on the approved
drawings as being removed. All hedges and hedgerows on an immediately
adjoining the site shall be protected from damage for the duration of works on
the site. This shall be to the satisfaction of the Local Planning Authority and in
accordance with British Standards (BS 5837: 2005). Any parts of hedges or
hedgerows removed without the Local Planning Authority's consent or which die
or become, in the opinion of the Local Planning Authority, seriously diseased or
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14.

15.

16.

otherwise damaged within five years following contractual practical completion
of the approved development shall be replaced as soon as is reasonably
practicable and, i any case, by not later than the end of the first available
planting season, with plants of such size and species and in such positions as may
be agreed with the Authority

This condition is imposed to ensure the continuity of amenity afforded by
existing hedges or hedgerows.

The development hereby permitted shall be implemented in accordance with the
Tree Protection Measures as detailed in Section 5 and the recommendations set
out in Section 6 (Arboricultural Method Statement) of the Arboricultural and
Landscape Report (Land at Eton Former School Site, Etton, Mark Feather,
January 2011) as submitted with the application in all respects and any variation
thereto shall be agreed in writing by the local planning authority before such
change is made.

This condition is imposed because the Council is under a statutory obligation
when considering plamling applications to consider whether it is necessary to
take steps to preserve existing trees. There are existing trees within or in the
vicinity of the site and these contribute to the character and appearance of the

area. It is important that they are protected from damage before, during and after
construction works.

No development shall take place on the site until details of services have been
submitted to and been approved in writing by the Local Planning Authority.

This condition is imposed to enable the Local Planning Authority to have an
opportunity to consider the effect of services on the appearance of the area, tree
root systems and overhanging trees.

No development shall take place until the applicant, or their agents or successors
in title, has secured the implementation of a programme of archaeological work
in accordance with a written scheme of investigation which has been submitted
by the applicant and approved by the Planning Authority (Circular 11/95, Model
Clause 55). The Scheme shall provide for:

() the proper identification and evaluation of the extent, character and
significance of archaeological remains within the application area

() an assessment of the impact of the proposed development on the
archaeological remains

(i) proposals for the preservation in situ, or for the investigation, recording
and recovery of archaeological remains and the publishing of the findings,
it being understood that there shall be a presumption in favour of their
preservation in situ wherever feasible

(iv) sufficient notification and allowance of time to archaeological contractors
nominated by the developer to ensure that archaeological fieldwork as
proposed in pursuance of (1} and (i) above is completed prior to the
commencement of permitted development in the area of archaeological
interest; and

(v} notification in writing to the Curatorial Officer of the Humber Archaeology
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Partnership of the commencement of archaeological works and the
opportunity to monitor such works.

This condition is imposed because the site lies within a major archaeological
landscape, with two barrows known from within the proposal site itself and a
group of at least five barrows known to the east.

Note to Applicant/ Agent

In respect of condition 16. A suitable staged scheme to preserve or record the
archaeological deposits should include the following provisions:

Evaluation.

1. Trial trenching of the proposed development area, in order to determine the depth,
date, nature, extent, quality of survival, and importance of any remains.

2. 'The results of this preliminary stage should enable the impact of the proposed
development on any archaeological deposits to be fully assessed. An informed and
reasonable decision can then be taken regarding the future treatment of the remains.

Further work

3. Should the evaluation show that the site contains significant archaeological features,
mitigation measures should be explored to achieve physical or in situ preservation of
the remains. If destruction is unavoidable, detailed excavation of selected areas,
followed by post-excavation analysis and publication of results, should take place in
order to achieve preservation by record.

All archaeological site work must be undertaken by an archaeological contractor who is

acceptable to the Local Planning Authority after consultation with their archaeclogical
advisor.

Should any burials be discovered, the developer, or his appointed archaeologist, must
obtain from the Ministry of Justice a licence authorising the removal of all human
remains likely to be disturbed by development; in accordance with the Burial Act of
1857. No development should therefore take place until all human skeletal remains have
been propetly removed in accordance with the terms of that licence.

Relevant Planning Policies

Regional Spatial Strategy

YH1  Overall Approach and Key Spatial Priorities

YH2  Climate Change and Resource Use

YH3 Working Together

YH4 Regional Cities and Sub-Regional Cities and Towns
YH5 Principal Towns

YH6 Local Service Centres and Rural and Coastal Areas
YH7 Location of Development

H2  Managing and Stepping Up the Supply and Delivery of Housing
ENV8 Biodiversity




Joint Structure Plan

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

SP4  Distinctive character of Yorkshire Wolds, Jurassic Hills, Vale of York,
Holdemess, Humber Estuary and Ouse/Trent levels Landscape Character Areas
to be protected. LDFs to provide landscape guidelines paying attention to
unique landscapes of Goole/Crowle Lowlands, Lower Derwent Valley, Spurn
and Flamborough Head.

SP5  Development proposals to achieve high standard of design.

H7  Housing in existing villages should be limited in scale, meeting local needs and
supporting existing services. Preference given to PDL, infill and conversions.
Proposals involving unacceptably long commuting distances to be resisted.

DS4  Limited development allowed in existing settlements where it meets local needs
and contributes towards sustaining the role of the settlement. Housing
development must conform with Policy H7.

Beverley Borough Local Plan

D1 Layout and design of development to respect and contribute to the character of
its focality. Briefs on substantial and important sites.

D2 Critenia for layout etc. of new dwellings.

D6 Provision of adequate and convenient car parking in a manner appropriate to its
surroundings.

E2  Development Limits and Open Countryside

E3  General presumption against development outside development limits and
cnteria for when it might be acceptable.

E10  Conserve area of high landscape value.

Hi14  Criteria for allowing a replacement dwelling in the open countryside away from a
ribbon or small group.

L5  Criteria for allowing development which result in the loss of an existing or
allocated playing field.

3  Redundant educational facilities. Presumption in favour of approprate re-use
and criteria for redevelopment.

Reason for Decision

This scheme is contrary to the Development Plan. The applicant has provided a strong
case including a clear history of the site, substantial new planting, limited development of
two houses, and evidence to demonstrate there is little likelihood of a positive solution
coming forward which would address the redevelopment of the site for the future. It has
been considered therefore that these material planning factors weigh marginally in favour
of granting permission despite the policy position.

The Applicant/ Agent must contact the East Riding of Yorkshire Council’s Streetscene
Services (Highways) Section, Beverley Depot, Annie Reed Road, Beverley HU17 OLF
(tel: 0845-6001666) regarding the construction specification of the vehicular access
before any works are commenced in the public highway.

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with waste
materials are applicable for any off-site movements of wastes. The developer as waste
producer therefore has a duty of care to ensure all materals removed go to an
appropriate permitted facility and all relevant documentation is completed and kept in
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line with regulations.

In England, it is a legal requirement to have a site waste management plan {SWMP) for
all new construction projects worth more than £300,000.The level of detail that your
SWMP should contain depends on the estimated build cost, excluding VAT. You must
still comply with the duty of care for waste. Because you will need to record all waste
movements in one document, having a SWMP will help you to ensure you comply with
the duty of care. Further information can be found at hup://www.netregs-swmp.co.

The developer must apply the waste hierarchy in a priority order of prevention, re-use,
recycling before considering other recovery or disposal options. Government Guldance
on the waste hierarchy in England is at:

http:/ /www.defra.gov.uk/ publications/ files/ pb13530-waste-hierarchy-guidance.pdf

Alan Menzies
Director of Planning and Economic Regeneration

Contact Officer

Edwin Maund
Development Services Manager (East)
Ext. 3784

Background Papers
Planning Application Files
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APPENDIX 1

REPORT TO EASTERN AREA PLANNING SUB-COMMITTEE

COMMITTEE DATE: 23 July 2012
PARISH: Dalton Holme Parish Council
WARD: Beverley Rural

APPLICATION NUMBER: 12/01747/PLF
APPLICATION TYPE: Full Planning Permission

DESCRIPTION: Erection of 2no dwellings, access roads and
associated external amenity areas following
demolition / removal of former school buildings
and headmaster's house (Resubmission of
11/03326 /PLF) at South Wolds School Chantry
Lane Etton East Riding Of Yorkshire HHU17 7PB

APPLICANT: East Riding Of Yorkshire Council

DATE RECEIVED: 20 April 2012

RECOMMENDATION: Refer to the Planning Committee with a
recommendation that the application be
approved.

INTRODUCTION

The application site is part of the former South Wolds School including the associated
Headmaster’s bungalow, Chantry Lane, Etton.

This application site is situated to the north of Bevetley and to the south of Dnffield,
approximately 400 metres to the north of the village of Etton. The former school site, is
roughly tdangular in shape, and 10.66 hectares (26.34 acres) in extent lying to the
immediate west of the B1248. The application site has been reduced from that previously
submitted under application number 11/03326/PLF and now includes an area of land of
3.3 hectares (8.15 acres) It is bounded along its western edge by Chantry Lane and open
agricultural land separates the site from Etton along its southern boundary. This scheme
seeks to utilise 3.3ha of that area as set out on Appendix 1.

To the north of the site there is a woodland forestry business and a sewage treatment
works located at the junction of Chantry Lane with the B1248.

The site has well defined boundaries, with a significant degree of enclosure to the east
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and north but is more visible to the west along Chantry Lane.

The site is located outside of the settlement of Etton and is within the “open
countryside”. That part of the site where there are buildings would constitute previously
developed land due to the former use of the site as a school and the Headmaster’s
dwelling, with curtilage.

The proposal seeks to re-develop the site, following the clearance of the existing
buildings, and areas of hardstanding with the erection of two large detached houses
served via separate independent entrances with new entrance gates and bin compounds.

Each dwelling is shown with a southern aspect in an extensive garden.

The application has been supported with reports in respect of ecology, drainage, flood
risk, arboriculture and landscape, and ground investigation.

A comprehensive tree protection, and landscape masterplan forms part of the
development proposal.

PLANS AND ITTUSTRATIONS

Appendix 1 - Location Plan 1:10,000

Appendix 1a - Location Plan 1:5,000

Appendix 2 - Proposed Elevations

Appendix 3 - Proposed Landscape Masterplan
Appendix 4 - Proposed Entrance gate and Bin Store
Appendix 5 - Demolition Plan

KEY PLANNING POLICIES AND GUIDANCE

National Planning Policy Frameworlk

Regional Spatial Strategy
YH1 Overall Approach and Key Spatial Priorities
YH2 Climate Change and Resource Use
YH3 Working Together
YH4 Regional Cities and Sub-Regional Cities and Towns
YH5 Principal Towns
YHb Local Service Centres and Rural and Coastal Areas
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YH7

H2

ENVE

Location of Development
Managing and Stepping Up the Supply and Delivery of Housing

Biodiversity

The Government has indicated its intention to delete the Regional Spatial Strategy as part
of the development plan. This intention can be treated as a material planning
consideration, but the weight to be attached is a matter for the decision maker.

Joint Structure Plan

SP1

SP4

SP5

DS4

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

Distinctive character of Yorkshire Wolds, Jurassic Hills, Vale of
York, Iolderness, Humber Estuary and Ouse/Trent levels
Landscape Character Areas to be protected. LDFs to provide
landscape guidelines paying attention to unique landscapes of
Goole/Crowle Lowlands, Lower Derwent Valley, Spum and
Flamborough Head.

Development proposals to achieve high standard of design.

Housing in existing villages should be hmited in scale, meeting
local needs and supporting existing services. Preference given to
PDL, infill and conversions. Proposals mvolving unacceptably
long commuting distances to be resisted.

Limited development allowed in existing settlements where it
meets local needs and contributes towards sustaining the role of

the settlement. Housing development must conform with Policy
7.

Beverley Borough Local Plan

D1

D2

Dé

E2

E3

E10

Layout and design of development to respect and contribute to
the character of its locality. Briefs on substantial and important
sites.

Criteria for layout etc, of new dwellings.

Provision of adequate and convenient car parking i a manner
appropriate to its surroundings.

Development Limits and Open Countryside

General presumption against development outside development
limits and criteria for when it might be acceptable.

Conserve area of high landscape value.
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Hi14

L5

G3

Criteria for allowing a replacement dwelling m the open
countryside away from a ribbon or small group.

Criteria for allowing development which result in the loss of an
existing or allocated playing field.

Redundant educational facilities. Presumption in favour of
approprate re-use and ctiteria for redevelopment.

RELEVANT PLANNING HISTORY

07/07130/PLE

11/03326/PLF

Erection of 4 dwellings following demolition of existing dwelling
and former school. Application withdrawn 18.9.2008

Erection of 2 dwellings following demolition of existing dwelling
and former school. Application Refused 1.12.2011.

EXTANT PLANNING PERMISSTONS

At the present time, there are 0 residential plots with extant planning permission within
the Parish or Etton, and no dwellings have been completed in either parish in the last 4

years.

CONSULTATION REPLIES

Etton Parish Council Recommends that this application be approved subject to restrictive
covenants that there shall be no more than 2 dwellings on the site
and also ensuring the provision of landscaping to the south

Dalton Holme Parish  The additional screening, change of access to plot 1, and reduction

Council in site area arc improvements over the previous submission,

however the parish council maintain an objection on the following
grounds:

1, The site and circumstances do not justify the weight the ERYC
(the applicant) has placed on their own exception policies, to grant
themselves planning consent for two substantial houses in Open
Countryside, choosing to ignore their much referred to Sustamability
and Open Countryside policies. There must be a grave chance of
this setting a precedent for other potential applications in Dalton
Holme and elsewhere in the East Riding,

2. Two very large houses will not contribute in any way to the village
of Etton, there is nothing to suggest that the occupiers of these
houses will not keep the large gates proposed, firmly closed. There is
no evidence to suggest that owners of five/ six bedroomed
properties want to positively contribute to their neighbouring
villages® life, particularly if they live outside the village and in a
different pansh
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Highway Control

Trees and Landscape

Section

Yorkshire Water

3.0n further consideration of the proposals, we believe concerns
should be raised about potential light pollution , fence and boundary
design, impact and details of the treatment of the land surrounding
the proposed dwellings; will these be formal landscaped gardens or
pony paddocks? Security will be a big issue for the owners and the
dwellings are likely to be brightly lit at night, thus light polluting the
countryside.

4, We accept the current scheme may be considered modest for the
site, it is still also contrary to policy C2 regarding height of buildings
and whilst there is a viable alternative option, to return this
redundant commercial site to open countryside, through sale to a
third party, this should be explored further, rather than consent for
residential property in open countryside, be granted.

5.Whilst an undertaking to restrict development on the site to the
two proposed dwellings is offered, we are very concerned that this
will be able to be made robust enough, to prevent any development
whatsoever on the site and adjoining area.

This application is acceptable as the proposed development will not
generate an unacceptable increase in the level of vehicle turhing
movements and on-street parking on the adjacent public highway
network over the previous site use. The vehicular accesses serving
the development are wide enough to accommodate the turning
requirements of motor cars at the junctions with Chantry Lane.
Visibilicy for the drivers of emerging vehicles is compatible with the
traffic flows and the vehicle speeds that can be expected at this
location. Parking and manoeuvring facilities will be provided within
the site curtilage. There have been no recorded injury accidents on
the adjacent public highway within the period 2007 - 2011

I have no objections to the proposed development as the site layout
design is sympathetlc to the requirements of the exiting trees and
will not put excessive pressure on them. Subject to the provision of
an appropriate level of tree protection during the construction
process there is little likelihood of damage during development or
premature removal at a later date. Moreover the juxtaposition of the
existing trees and the proposed dwellings provides for a satisfactory
spatial relationship which suggests it is unlikely that there will be
subsequent demands, from future residents, for their removal
Therefore the development proposals should not have a negative
impact on the amenity value of trees on this site.

Currently the site benefits from extensive tree cover. Many of the
individual trees that are dispersed throughout the site are particularly
good examples of their species. Furthermore the boundary features
and peripheral woodlands on land adjoining the site are of particular

visual importance to the locality and contribute to the character of
the wider landscape.

No comments required from Yorkshire Water. Use of package
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treatment plant and surface water run off to watercourse is
acceptable.

The scheme will only be acceptable if undertaken in accordance with
the FRA. Conditions should be applied accordingly.

A comprehensive series of ecological surveys have been undertaken
and submitted to support this planning application. These have
followed appropriate guidance and current best practice. An
appraisal of the reports determines that they contain enough detail
to demonstrate that the surveys have been carried out satisfactorily
and provide an appropriate level of information about the
environmental characteristics of the site. The findings of the surveys
support the conclusions that the ecologists have drawn.

The Phase 1 Habitat survey determined that the surrounding
habitats are potentially important and the development area may
impact upon mobile species. Consequently, the biodiversity
assessment targeted the following species which the ecologist
considered were relevant to the study area and proposed
development. These included badger, bats, birds, great crested newt
and reptiles.

No objections to the proposed development subject to the
imposition of appropriate conditions.

No response received.

Advise that the site is in an area of archaeological interest and
despite previous construction on site, archaeological remains may
still be present, and a condition requiring an archaeological survey is
required in advance of works being undertaken.

The application has been advertised on site and in the press as a Departure from the

Development Plan.

Neighbours/
Publicity

Objections have been received from Field Head Leconfield, 2
Jesmond Road, 31 Queensway, 5 Bleach Yard, Moor Farm Cottages
Long Lane, 14 Cleaves Avenue, making the following points;

Object in the strongest possible terms. Consider the application to
be mendacious as in the Design and Access statement the applicant
states that the site was offered to market and only attracted major
redevelopment schemes for unrestricted residential development or
holiday lodge park development. The document fails to inform the
planning department, the committee members or the public that my
company has offered to buy this School unconditionally for
educational wuses. It is clear that there is an intentional
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misrepresentation of the facts in an attempt to obtain a planning
consent that is a departure from Beverley Local Plan E2, E3, E10
Joint Structure Plan Policies DS4, H7, RSS Policies YHI1, YIT2,
YH3, YH4, YHS, YH6, YH7, and the principles established in PPS1,
PPS3 and PPS7 as stated in the refusal notice dated 1st December
2011 for exactly the same proposal. This misrepresentation can only
be an attempt to obtain an inappropriate consent to raise Jand value
given there is a willing buyer for educational purposes. Secondly,
there has been no material change in circumstances since the refusal
of application DC/11/03326/PLE/EASTSE dated 1st December
2011. That being the case, this application must still be a departure
to all the policies referred to in the refusal notice. This application is
still unrestricted development in open countryside that is not
sustainable. No matter what redesigning is done, it is still departure
from the relevant policies. As this is the case, how much public
money has been wasted on this new application for two houses that
was refused less than 6 months ago? I am sure the wider public and
central Government would like an answer to this question, I have no
doubt that the same people would like to know why the Local
Authority are attempting to obtain a planning consent for an
alternative use that s a departure from all the relevant policies
referred to in the refusal dated 1st December 2011 when the Local
Authority have received both verbal and written confirmation that
my company would be willing to purchase this property
unconditionally for educational purposes.

This cannot be right, a local authority trying to get planning on their
own land that would never be approved to anyone else when there is
a willing purchaser for its existing use. All of that and a refusal for
the same proposal within the last six months, no wonder the country
is in such a state with the wilful squandering of the public purse.
This should be sent to our local MP.

The application should be withdrawn never mind refused -
disgraceful.

A further objection has been received from the Dower House South
Dalton - 'The site is in open countryside and it would be possible to
clear the site and return it to agriculture save for the former
Headmasters house, and am willing to acquire the site at agricultural
value with a commitment to clear the site and return it to woodland
and pasture. This viable alternative 15 both sustainable and
environmentally beneficial.

CASE ON BEHALF OF THE APPLICANT

The application has been supported with a Design and Access Statement and Planning
Statement which are summarised below: The applicant has also responded to objections
made, and these responses are summarised as part of this case.

The school was closed in 2001 to pupils and then formally by the DFES in 2002 and has
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been marketed for complementary and/or alternative uses.

The site contained residential elements linked to its former use and as a consequence the

proposal for two new houses is considered by the applicant to be both proportionate and
rational.

The site has been unoccupied since the school closure and there is evidence of an
increase in antisocial behaviour. This is a growing problem and is an issue that is
becoming increasingly more serious.

The previous application on the site received a Planning Refusal dated 1 Dec 2011.

Proposals for this application form a revision to the previous application refused in
December 2011. These revisions following consultations with the local Planning
Authority to address particular issues of concern & objections to the previous
application,

These revisions to proposals comprise the following :-

«  Avreduction in the size of the application site.
- Shortening the drive to House 1.
«  Additional planting along the south boundary, for screening purposes.

There is also a Unilateral Undertaking accompanying this application - a legal document
to backup the restrictions of any planning consent and to provide further comfort to

interested parties who might have concerns about any intended future over-development
of the site

A comprehensive landscaping masterplan is submitted with the application to create a
framework and strategy for the management and enhancement of existing landscape and
ecological features of the whole site. These landscaping proposals have been revised
since the last application to include for further planting (for screening purposes) along
the south boundary of the full site. This proposed planting is to address this particular
concern raised as an objection to the previous application.

Notwithstanding the presumption against developments within this location the Joint
Structure Plan notes that:

“Limited development of an appropriate scale and type con positively help to sustain them (Le. existing
settlements) as active communities, helping to meet local needs and contributing fo a more vibrans,
altractive and high quality kiving and working environment”

We believe that this well-developed application for two houses meets this and small-scale
development such as this represents a positive opportunity for new residents to actively
contribute to the life of the nearby village of Etton.

The application site had been used as a residential school for over 60 years and
consequently the historical agricultural character has changed fundamentally. The
application proposal should be seen in the context of earlier development on the site as
this is clearly not a prime rural site on which development is proposed for the first time.
It is hard to conceive that the site could be retumed to a former agricultural use.
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Of particular relevance to this scheme are Local Plan policies C2 and C3 which relate to
the re-use of former educational facilities such as this one

“The Council will encourage the re-use of any surplus buildings for community related purposes
compatible with their location. If there is little or no prospect of viable re-use within those categories then,
as an alternative to allowing the buildings to remain empty or grossly unoccupied, alfernative suitable uses
by conversion of the buildings will be considered sympathetically. However, shonld it be proved that the
excisting buildings are unswitable for conversion; the Borough Council may be prepared to consider
redevelopment. It wonld be important in any redevelopment that the new use should not prejudice the
character of the site and that it should comply with curvemt policies. The 'footprint’ of the tfotal
redevelopment should not occupy a larger area of the site than the existing buildings nor shonld any new
buslding excceed the height of the existing buildings. If possible both should be reduced and landscaped to

miinimise the impact on the surrounding area. Any change of use of the existing buildings should also
include substantial new landsoaping.” (Local Plan para 9.13)

The evaluation and analysis of both the site and wider landscape has helped to determine
the most suitable location for the two houses on the site. This stands in contrast to
alternative design approaches where landscape is seen as the space “leftover” from
development and not integrated with it as is the “best practice” case presented here

This modest development of two private houses represents a sensitive and low impact
proposal and a sensible and considered use of the former site. A larger housing
development, if it were proposed, could not rely on the availability of local services and
facilities and would clearly form an ‘unsustainable’ location in these terms. By contrast
the two houses proposed now would be far less reliant on such services if they were to
be located here and in this respect the term unsustainable is arguably of less importance
in context with the very limited size of development.

By comparison with earlier proposals the impact of this limited development is far less

than the school that preceded it or any larger housing development that the applicant has
resisted.

In addition to the supporting information the applicant has responded to some of the
objections and this is summarised below:

It remains our view that the demolition and removal of the existing: buildings and
structures for the land to be returned to agriculture is not financially viable in the market.
Advice has been obtained that the cost of demolishing the existing buildings and
structures would run into several hundred thousand pounds. It is considered that this
cost would outweigh the agricultural value of the property taking into account the buyer's
legal costs and stamp duty. The fact that the objector may be willing to contemplate this
course of action should not in our opinion be given weight in determining this planning
application as it is due to his own preferences and special circumstances. The submitted
scheme is considered to represent an appropriate and sensitive scheme that returns
additional land to a natural state whilst allowing very limited redevelopment which will in
turn ensure that the existing redundant school buildings are demolished and removed for
the benefit of the environment. If this planning application is successful, the objector

will have the opportunity of submitting a bid for the property when it is offered for sale
on the open market'
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The Valuation and Estates Manager has advised that as a public body, the Council has a
duty to ensure that it deals with property sales in an open and transparent manner and to
satisfy its statutory obligations. In this connection, the Council has a well established
process which involves openly marketing its surplus property assets, generally by formal
or informal tender, inviting prospective purchasers to submit bids or proposals within
prescribed timescales.

The Council has openly marketed the former South Wolds School in this manner on a
number of occasions, including the sale of the property as a going concern and has not
successfully secured a purchaser. Neither the objector nor his development company

have ever submitted a bid or proposal in response to any of these formal disposal
processes.

Whilst the objector has made enquiries regarding the availability of the property and has
submitted proposals for consideration, these were not for a school and were outside of
the formal disposal process. In addition, the proposals involved the demolition of all of
the existing buildings with a rebuild to include a house. The suggested education use is
not in line with the existing residential institution use and as such the proposed

development would require its own planning consent, a fact acknowledged by the
objector in the proposal.

The objector has been advised that the Council s not able to accept an off market bid
but would be pleased to receive a formal bid when the property is remarketed.

KEY ISSUES

Development Plan Principles
Site History

Landscape

Other Material Considerations

OFFICER COMMENTS

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

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

It is the Govemnment's clear policy mtention to revoke the Regional Spatial Strategy
subject to the outcome of the environmental assessments that are currently being
undertaken. Until it is abolished the RSS remains part of the development plan although
the intention to abolish the RSS can be treated as a material planning consideration with
the weight to be attached to this intention being a matter for the decision maker.
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Some weight should now be afforded to policies in the emerging core strategy due to the
progress it has made through the publication and consultation stage that it has reached.
'This can however only be a small amount of weight at this stage.

Development Plan Principles

The site is in the open countryside outside the defined development limits, and forms
part of the Area of High Landscape Value as defined in the Local Plan. Residential
development in such a location is normally only able to be supported where it would
meet an identified special need such as agriculture or forestry. Neither of these cases is
being presented here, so the principle of development for two dwellings runs counter to
the core principles of protecting the countryside, and seeking to achieve sustainable
development patterns. This approach is set out in NPPF, Regional Spatial Strategy
Policies YHL, 2, 3, 4, 5, 6 and 7 and Joint Structure Plan Policies DS4 and Hy.

This range of policies forms a significant element of the core local, regional, and national
policies aimed at protecting the countryside, and targeting new residential development
to the towns. The applicant in recognising this must therefore be able to demonstrate a
robust case which would warrant a different approach in this mstance.

The Planning Authority also needs to consider if this scheme is materially different from
the previous application which was refused by the Sub Committee in December 2011
and what effect there has been since the introduction of the NPPF in the mean time.

In presenting this application the applicant has completed comprehensive research into
the history of the site, and has set this out in their Design and Access Statement. This
details clearly that the site has developed from a camp for children through to a
residential school over a period of 80 years. The length of time and the extensive history
of educational and quasi residential use is an important factor in considering the planning
balance on this site. The full history of the site and the extent of the boarding of
students and staff was not fully researched or explained in the 2007 application but did
form part of the case last year.

Local Plan Policy C3 and paragraph 9.14

The applicant has in supporting their case made reference to Policy C3 of the Beverley
Borough local Plan which deals with the redevelopment of sites surplus to educational
requirements. It is considered that this policy is bemg mis-applied by the applicants as in
the supporting justification there is the following explanation.

“9.14 Outside of development limits re-use or redevelopment of schools, which are in
principle ‘institutions standing in extensive grounds’ should be strictly controlled. Such
development will be dealt with under ‘normal’ development control considerations
applying to sites outside development fimits.”

Policy C3 applies to educational sites within development limits.
In accepting that this site is in the open countryside outside defined development limits

and in what would be regarded as an unsustainable location what material considerations
have been provided which would warrant a different approach being apphied?
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Site History

The school is now vacant and boarded up and the grounds have started to become
overgrown. As outlined above the school historically had a number of boarders residing
on the site with the original capacity being in the region of 72 pupils consisting of both
sexes and a range of ages from 8 - 16 year olds.

The school was formally closed around June 2002, with 58 pupils relocated to other
educational establishments within the Hull and East Riding area. In addition there is the
Headmaster’s house. The buildings for the former school and the Headmaster’s house
remain but are presently boarded up and the main entrances are secured with Heras
fencing. The site remains accessible despite these measures.

The site has been in use since the 1930’s when a camp was first established for the
National Camps Corporation, and the original cedar clad buildings were erected about
this time. The site was acquired in 1952 by the Local Authonty to be used for a school
for children with leaming difficulties. At this time it catered for around 120 pupils aged
9 - 16 in residential dormitories, with separate staff accommodation.

Between the 1950°s and 1970 the buildings presently on site were formed replacing the
original buildings and creating what many would recognise as the present day school.
The application has been supported by the provision of historic ordnance maps showing
the development of the site through the years.

Since the school closed, the buildings have been secured, but the site has been the
subject of trespass and some anti social behaviour. Whilst it is not an attractive group of
buildings it is not considered to be a ‘blot on the landscape’. Nevertheless, the removal
of the buildings and hardstanding would result in an improvement to the local
eNVIronment.

There is very little Likelihood of the buildings being brought back mto economic use.
This has been demonstrated by both the difficulties that have been shown through the
different marketing exercises, and the appraisals provided. On each of the occasions the
site has been marketed, schemes of a far greater scale have been presented which in all
likelihood would have caused greater difficulties than the present proposal, [why - you
should justify this comment please]although two applications was ultimately submitted
[for what?], followed more recently by the Council’s own application last year.

The question posed last time was ‘is the present application the best solution that might
be achieved for the site, and if not what might be the alternative given the passage of
time which has elapsed since the site was last used and the absence of a suitable
alternative proposal being put forward?” This is again material to the decision to be
made.

'The site has been marketed on 2 number of occasions but these attempts have not been
successful in achieving a way forward. This is either due to planning policy restrictions,
unrealistic aspirations from prospective purchasers or conditions of purchase being
sought which could not reasonably be agreed to by the land owner. The site has now
been vacant since the school closed in 2002. The buildings are not readily re-useable,
and have already lasted beyond their design life.
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This is the third planning application for residential development and is sought to be
justified by the supporting documentation referred to. It is materially different from the
previous proposal in respect of;

.« A reduction in the size of the application site.

. Shortening the drive to House 1.

»  Additional planting along the south boundary, for screening purposes.

» A Unilateral Undertaking accompanying the application - a legal document to back

up the restrictions of any planning consent and to provide further comfort to

interested parties who might have concems about any intended future over-
development of the site

There has also been substantial work in respect of preparing an ecological appraisal and a
landscape scheme to seek to improve the biodiversity, but also to improve the local
environment. This is supported by the provision of additional landscaping, and tree
planting, but also the retention of the woodland areas.

The argument in favour of 2 dwellings on a smaller site is arguably more balanced than
both the previous residential schemes submitted, but this still does not accord with the
policy position. By replacing the existing house and buildings with 2 dwellings on a
smaller site this is a less harmful response to the site. This balance is an important part
of the consideration in this case as the authority has to be mindful not just of any
justification for this scheme, but what altemative scheme might be put forward in the
future using this proposal as a starting point. The Parish Councils and some neighbours

have recognised this and are keen to ensure that no additional dwellings are allowed in
the future.

If this scheme is to be approved it needs to be clear that there is sufficient justification

for this scheme and this does not go on 1o allow a more dense development of the site in
the future.

The applicant has sought to address this by offering a unilateral undertaking which would
run with the land, and offers to restrict the site to no more than two dwellings being
built. This is a helpful approach, but it does not offer a guarantee that an altemative
scheme for more dwellings may be presented for consideration by a third party. Members
need to be aware that this offer cannot be given weight i the decision making process,

as it does not give additional controls as any more dwellings would require the benefit of
planning permission in any event

The issue remains therefore whether this scheme is sufficiently well argued that it can in
itself be supported, and whether this case is sufficient as to be able 1o address the

concerns of the Sub Committee and objectors that approval would set a precedent for
residential development on this site or other sites.

Landscape

The application site is located within an area which is considered to be an “Area of
High Landscape Value”, therefore subject to the criterion of Policy E10 of the
Beverley Borough Local Plan which states:

“The Area of IHigh Landscape Value shown on the Proposals Map will be conserved.
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Development proposals within this area will only be approved if they are of an
appropriately high standard and will not adversely affect to any material extent the special
character, appearance or nature conservation value of the landscape.”

The site characteristics are that it slopes gently north-eastwards towards the B1248,
and although the generally open nature of this arable landscape affords long-distance
views, the visual envelope of the site is not extensive and views are restricted. This is
due to a combination of local landform, the wooded nature of parts of the site and its
strongly defined boundaries. From the north, views are restricted by roadside
vegetation, mature trees, shrubs and copses close to the northern boundary. To the
west the landscape is more open, but the site slopes away from Chantry Lane and the
farmland beyond it, restricting long distance views. There are, however, views into
the site from Chantry Lane itself. The southern boundary is enclosed by a hedgerow
and some trees and copses, but remains more open than the southeast boundary,
where topography and vegetation prevent views into and out of the site. To the east,
Jong distance views are restricted by significant nearby vegetation including
woodland, hedgerows, and mature trees.

The B1248 passes the site immediately adjacent to its eastern boundary, and glimpsed
views into the site are available from some sections of the road. These partial views
will be slightly more open during the winter, but evergreen vegetation and the depth
of tree and shrub belts will continue to provide a significant degree of screening and
enclosure.

The current buildings on the site are modem styled single storey structures, with the
sports hall being marginally higher consisting of a 2% storey building, which do not
currently contribute to the site or wider area. Nevertheless because of the drop in Jand
levels and the restricted height of these buildings they do not have a significant effect on
the landscape. They do however not create a positive back drop to the site, or have any
realistic future.

'The proposal includes a substantial new landscape plan, with extensive new planting to
create a comprehensive landscaped setting for the proposed new buildings which would
allow a better quality environment for the dwellings for the future. It would also enable
over time for a constructive and positive response to the challenge that this site faces in
trying to constructively move forward from the present site.

One of the advantages of this scheme is not just the removal of the existing buildings,
but their replacement with good modern development, in a landscaped setting. As only 2
dwellings are proposed there is ample space between them such that the predominant
vista will be of the woodland both proposed and existing interspersed with the dwellings.

Since the last proposal there has been additional planting proposed to the south of the
site to address concerns identified by Etton PC with regard to the views from this aspect
of the site, This is an additional improvement over the previous proposal.

Other Material Considerations

Loss of sports fields.

In considering the 2007 application, Sports England objected to the loss of the sports
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fields. In assessing this application and the one from last year consideration has been
given to the rules governing consultation with Sport England, and while there were
sports pitches associated with the school, these have not been maintained or available for
use since closure in 2002. This passage of time takes this aspect of the proposal outside
of the rules which require consultation with Sport England.

The pitches themselves are not readily accessible to a local community which might have
benefited from them had they remained useable, and in this instance whilst the Joss of
this facility is regrettable, this has occurred in any event outside of the planning system.

Replacement dwelling criteria

At present there remains one dwelling on site. ‘This is of modest proportions, being the
former Headmastexs house. The garden had a defined curtilage around it which remains.
The dwelling is still capable of being reused, but is obviously in need of refurbishment
due to being vacant and boarded up for so long. The tests in Policy FH14 for replacement
dwellings are not however met in this instance in respect of criteria ¢) gross size, d) scale
and desugn e) siting, Nevertheless, this remains a material factor in the consideration of

this scheme.

The history of the site and the presence of this dwelling is a material factor, but the
scheme as submitted does not meet the rules set out in this policy.

Commenits from the Council’s Estates and Valuation Service

The Council’s Estates Department have responded through the applicant to an objection
to the application on the basis of an alternative proposed development for the site and

this is set out as part of the applicant’s response above. 'This issue is outside of the
planning considerations of the proposal.

Supporting information

This scheme has been supporied by extensive habitat and species survey at different
times of the year. Mitigation strategies have been developed which respond to and seek

to enhance the local ecology. This would be a material benefit to the locality if
undertaken.

This proposal seeks to provide for individual package treatment plants, with surface
water run off going to Becks Drain. This 1s supplemented with grey water harvesting,
and the use of permeable surfaces where appropriate. Both the Environment Agency
and Yorkshire Water have responded positively in this regard.

Objectors’ other comments

The objectors have suggested that the only appropriate re use for the site would be to
return it to agriculture

When this application was last considered Officers felt that it was unlikely that
agrlcultural reuse would ever materialise for the site as the cost of building demohuon
and site clearance would be too prohibitive to allow this. An objector has specifically
offered to do this on this occasion. The applicant has responded as set out previously
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and considers this scheme represents a balance in favour of the scheme to allow a future
for the development of the site, but recognising the policy situation.

The offer is a material planning consideration and must be recognised as such, however it
has not been presented as a formal offer or scheme and there is no guarantee of the
outcome, given that this would be entirely in the hands of the Council as landowner.
Whilst it is a material consideration, it should be given limited weight because it is no
more at this stage than an informal offer.

If permission is granted, how would a scheme for more development be resisted?

Any future application would need to be assessed at the time on the facts of the case.
There is a risk in supporting this application that once the door is opened allowing
development in conflict with policy that a greater size or number of units could be
proposed. This would have to be the subject of a fresh application which would need to
be considered at that time on its own merits. There is a clear conflict with policy here,
but a case has been presented which seeks to support this individual scheme on its
merits. The fall back position for the site is an educational use with dwelling (former
headmaster’s house) this is a net gain of one house which would replace the school
buildings. It is Officer’s view that this on balance can be supported. A scheme for a
greater number of dwellings would represent a more distinct conflict with policy than
this proposal.

Construction vehicles should only be allowed to access and egress from the site via the
main road.

This comment is considered to be a sensible precaution, and 2 condition is suggested to
seek to control the route of traffic accessing and egressing the site to minimise mmpacts
on amenity or highway safety.

The scheme is an unsustainable open countryside location.

It is fair to say that this site does not meet the Council or indeed Regional or National
policies in respect of being a sustainable location for new development. This has not
changed as a result of the publication of the NPPF, which largely endorses the previous
approach in only allowing development in the countryside in specific circumstances. This
is balanced against the former use of the site, and the desire to achieve a sustainable
future in the broader sense. Two dwellings will result in fewer movements to and from
the site than the former use this though needs to be given limited weight” as there
appears to be little likelihood that the former use will recommence.

The existing dwelling could continue to be occupied, and therefore there is one
additional dwelling to be considered. The conflict with sustainability issues is balanced
against the potential environmental benefits of removing the school buildings, the
additional planting, and potential bio diversity improvements offered by this scheme.
This one additional dwelling is on balance considered acceptable.

'The scheme is contrary to established National Regional and Local policy.

This development is contrary to policy and has been advertised as a departure. The
assessment of the scheme has been undertaken from the outset in the knowledge that
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this was the case. The applicant has been aware of this and sought to set out a case why
material planning considerations might outweigh the normal policy approach in this
particular instance. One additional dwelling is contrary to this approach, but it is
considered that the argument put by the applicants has presented on balance sufficient
material planning reasons as to why this can be supported

'The Authority has a duty to consider applications in an even handed manner.

The application is by the Council, and has been submitted to the Council as Local
Planning Authority. There as a clear procedure o follow in such cases where n
recognising a departure should the Local Planning Authority conclude in favour of a
scheme it must first be referred to the Secretary of State. This would be the case here.

CONCLUSION

In conclusion there are a number of potential benefits which could arise from this
scheme. This is a small scale scheme for 2 dwellings supported by a comprehensive

landscape scheme that will give the buildings a significant landscape backdrop and
setting,.

The removal of the existing school and areas of hardstanding would be a significant
benefit to the locality and remove what on occasion has become a site for anti social
behaviour. 'There is also the potential for improved bio diversity with the improved
landscaping and planting proposed.

No realistic development alternative has come forward which would be of a less harmful
nature despite attempts being made since the school closed in 2002, although an offer
has now been made to purchase the site and clear it.

On the reverse side of this argument, there are the clear dis-benefits of such a scheme.
The proposal runs counter to many established policies to promote sustainability and
protect the countryside. This could lead to pressure to support other sites for
redevelopment in the countryside should this scheme be supported.

It is considered that in this specific case there is a marginal balance in favour of
supporting the scheme. It is for 2 dwellings in place of a larger range of buildings and
the Headmaster’s house. There at present is no realistic prospect of an alternative
preferable proposal, this scheme would provide for substantial additional planting the
removal of the former school buildings, and an opportunity for enhanced biodiversity.
An approval may give the site a positive future.

Should Members endorse the recommendation the application will need to be referred to
the Planning Committee as a Departure from The Development Plan. If the Planning

Committee affirm that decision this will then need to be referred to the Secretary of
State.

HUMAN RIGHTS ACT 1998

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

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

1.

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

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

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

This condition is imposed because the submitted application did not specify the
materials to be used in the proposed development or the specified materials were
not considered acceptable. It is considered that the use of inappropriate
matetials could be harmful to the appearance of the area and that the Council,
therefore, needs to retain a measure of control.

Note : The developers attention is drawn to the fact that this development
cannot commence until all the facing materials have been agreed. A period of at
least 10 working days should be allowed for the submission and approval
process. Developers are, however, advised that whilst the Council expects to be
able to respond within 10 working days, the lack of a response within that time
should not be taken as a deemed approval. Please note that samples of materials
will only be needed if specifically requested. In the event of this, please arrange
with the case officer for the samples to be seen on site.

Prior to the commencement of development a method statement to deal with the
demolition of the buildings, and removal of hardstandings from the site will be
submitted to and approved in writing by the Local Planning Authority. This plan
shall include the timing and method of the carrying out such works, and the
removal of the existing dwelling. The demolition and removal of the
hardstanding and buildings shall be carried out in accordance with the approved
scheme. No new dwelling shall be occupied in advance of the demolition of the
existing dwelling or other buildings.

This condition is imposed to ensure that the benefits of the development of the
site are fully realised in accordance with the details of the submitted scheme, and
to allow for the full landscape plans to be properly achieved in the wider interests
of the local landscape.

Prior to the commencement of development a traffic management plan for all
construction vehicles providing for access and egress to the site from the B1248
to the north of the application site will be submitted to and approved in writing
by the Local Planning Authority. The development shall be carried out in
accordance with the approved Traffic Management Plan,

This condition is imposed to ensure that construction traffic uses the most
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appropriate access and egress routes to and from the site thereby minimising
disturbance to nearby residential properties, and potential highway conflicts.

No dwelling shall be occupied untl the means of vehicular access has been
provided and space has been laid out within the curtilage of that dwelling for
motor cars to be parked and to enable vehicles to tum so that they may enter and
leave the site in forward gear in accordance with the details hereby approved. The
vehicle parking and turning facilities shall thereafter be retained.

This condition is imposed in order to ensure that reasonable and adequate space
is provided within residential curtilages to meet normal parking demands and
avoid the need for vehicles to park on the highway where they could adversely
affect the safety of other highway users and to allow them to enter and leave the
highway in a forward gear, thus minimising the risk to other road users.

The development permitted by this planning permission shall only be carried out
in accordance with the approved Flood Risk Assessment (FRA) by East Riding
Consultants Ltd dated 7th February 2011 and the following mitigation measure
detailed within the FRA:

1. Limiting the surface water run-off generated by the development so that it
will reduce the run-off from the existing site and reduce the risk of flooding
off-site.

To prevent flooding by ensuring the satisfactory storage of/disposal of surface
water from the site.

No development shall take place except in strict accordance with the method
statement set out in Section 4.2.1 - 4.6.7 of the protected species report (Bat
Survey at Southwolds School, Etton, , Wold Ecology Ltd, May and June 2011 as
submitted with the application in all respects. Any vanation thereto shall be prior
agreed in writing by the local planning authority before such change is made.

This condition is imposed to conserve protected species and their habitat and to
comply with the Natural Environment and Rural Communities Act (NERC)
2006.

If development has not commenced within 12 months of the date of this
permission, a new bats and nesting birds survey of the entire site {to include all
buildings) shall be undertaken, submitted, and approved in writing by the Local
Planming Authority. The survey should determine the presence or absence of
protected species (including bats) and should be conducted by a qualified
member of the Institute of Ecology and Environmental Management. The
development shall only take place in accordance with the recommendations and
mitigation measures contained within the approved ecological survey.

This condition is imposed in the interests of ecology and to ensure that protected
species would not be harmed by the re-development of this site.

No development shall take place until details of the provisions to be made for
artificial bat roosting sites and boxes, which make provision for roosting bats as
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10.

11,

12.

part of the proposed development, have been submitted to, and approved in
writing by the LPA. The approved works shall be implemented in full before the
development is first brought into use, unless otherwise agreed in writing by the
LPA [ and thereafter retained?)

This condition is imposed to ensure that bat species are protected and their
habitat enhanced, in accordance with the Wildlife and Countryside Act 1981 (as
amended by the Countryside and Rights of Way Act 2000) and The Conservation
of Habitats and Species Regulations 2010.

No development shall take place unless in accordance with the method statement
set out in Section 5.3.1 - 54.3 of the protected species report (Reptile Survey
Report at Southwolds School, Etton, Wold Ecology Ltd, May - July 2011 as
submitted with the application in all respects. Any variation thereto shall be prior
agreed in writing by the local planning authority before such change is made.

This condition is imposed in accordance with the recommendations of the
Protected Species Survey forming part of the application, to conserve protected
species and their habitat and to comply with the Natural Environment and Rural
Communities Act (NERC) 2006.

No development shall take place unless in accordance with the Habitat Mitigation
and Enhancement recommendations as detailed in Section 5.0.1 - 552 of the
protected species report (Bird Surveys at Southwolds School, Etton, Wold
Ecology Ltd, April - June 2011) as submitted with the application in all respects.
Any variation thereto shall be agreed in writing by the local planning authority
before such change is made.

This condition is imposed in accordance with the recommendations of the
Protected Species Survey forming part of the application, to conserve protected
species and their habitat and to comply with the Natural Environment and Rural
Communities Act (N

No development shall take place until a detailed landscaping scheme, broadly in
accordance with the landscaping provision as set out on Landscape Masterplan
drawing D127684/1A/007 has been submitted to and approved in writing by the
local planning authority. The scheme shall include the following details:

. planting plans

. specifications of the planting to be undertaken including details of the
species, size, number / density of plants, shrubs and trees

iii. aprogramme of implementation, maintenance and aftercare.

The approved landscaping scheme shall be carried out in accordance with the
approved programme for implementation, maintenance and aftercare unless the
local planning authority gives written approval to any varation. Any trees or
plants which within a period of 5 years from the completion of the development
die are removed or become seriously damaged or diseased shall be replaced in the
next planting season with others of similar size and species.

This condition is imposed to ensure the maintenance of screening to the site,
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13.

14.

15.

16.

protect the appearance and character of the area, and to ensure the provision of

amenity afforded by the proper maintenance of existing and new landscape
features

All existing hedges or hedgerows shall be retained, unless shown on the approved
drawings as being removed. All hedges and hedgerows on an immediately
adjoining the site shall be protected from damage for the duration of works on
the site. This shall be to the satisfaction of the Local Planning Authority and in
accordance with British Standards (BS 5837: 2005). Any parts of hedges or
hedgerows removed without the Local Planning Authonity’s consent or which die
or become, in the opinion of the Local Planning Authority, seriously diseased or
otherwise damaged within five years following contractual practical completion
of the approved development shall be replaced as soon as is reasonably
practicable and, in any case, by not later than the end of the first available
planting season, with plants of such size and species and in such positions as may
be agreed with the Authority

This condition is imposed to ensure the continuity of amenity afforded by
existing hedges or hedgerows.

The development hereby permitted shall be implemented in accordance with the
Tree Protection Measures as detailed in Section 5 and the recommendations set
out in Section 6 (Arboricultural Method Statement) of the Arborcultural and
Landscape Report (Land at Etton Former School Site, Etton, Mark Feather,
January 2011) as submitted with the application in all respects and any variation

thereto shall be agreed in writing by the local planning authority before such
change is made.

This condition is imposed because the Council is under a statutory obligation
when considering planning applications to consider whether it is necessary to
take steps to preserve existing trees. There are existing trees within or in the
vicinity of the site and these contribute to the character and appearance of the

area. It is important that they are protected from damage before, during and after
construction works.

No development shall take place on the site until details of services have been
submitted to and been approved in writing by the Local Planning Authority.

This condition is imposed to enable the Local Planning Authority to have an

opportunity to consider the effect of services on the appearance of the area, tree
root systems and overhanging trees.

No development shall take place until the applicant, or their agents or successors
in title, has secured the implementation of a programme of archaeological work
in accordance with a written scheme of investigation which has been submitted

by the applicant and approved by the Planning Authority (Circular 11/95, Model
Clause 55). The Scheme shall provide for:

() the proper identification and evaluation of the extent, character and
significance of archaeological remains within the application area
(i) an assessment of the impact of the proposed development on the
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archaeological remains

(i) proposals for the preservation in situ, or for the investigation, recording
and recovery of archaeological remains and the publishing of the findings,
it being understood that there shall be a presumption in favour of their
preservation in situ wherever feasible

(iv) sufficient notification and allowance of time to archaeological contractors
nominated by the developer to ensure that archaeological fieldwork as
proposed in pursuance of (i) and (iii) above is completed prior to the
commencement of permitted development in the area of archaeological
interest; and

(v) notification in writing to the Curatorial Officer of the Humber Archaeology
Partnership of the commencement of archaeological works and the
opportunity to monitor such works.

This condition is imposed because the site lies within a major archaeological
landscape, with two barrows known from within the proposal site itself and a
group of at least five barrows known to the east.

Note to Applicant/ Agent

In respect of condition 16. A suitable staged scheme to preserve or record the
archaeological deposits should include the following provisions:

Evaluation.

1. 'Trial trenching of the proposed development area, in order to determine the depth,
date, nature, extent, quality of survival, and importance of any remains.

2. 'The results of this prelimmary stage should enable the impact of the proposed
development on any archaeological deposits to be fully assessed. An informed and
reasonable decision can then be taken regarding the future treatment of the remains,

Further work

3. Should the evaluation show that the site contains significant archaeological features,
mitigation measutes should be explored to achieve physical or in situ preservation of
the remains. If destruction is unavoidable, detailed excavation of selected areas,
followed by post-excavation analysis and publication of results, should take place in
order to achieve preservation by record.

All archaeological site work must be undertaken by an archaeological contractor who s
acceptable to the Local Planning Authority after consultation with their archaeological
advisor.

Should any burials be discovered, the developer, or his appointed archaeologist, must
obtain from the Ministry of Justice a licence authorising the removal of all human
remains Jikely to be disturbed by development; in accordance with the Burial Act of
1857, No development should therefore take place until all human skeletal remains have
been properly removed in accordance with the terms of that licence.

Relevant Planning Policies
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Regional Spatial Strategy

YH! Overall Approach and Key Spatial Priorities

YH2 Climate Change and Resource Use

YH3 Working Together

YH4 Regional Cities and Sub-Regional Cities and Towns

YH5 Principal Towns

YH6 Local Service Centres and Rural and Coastal Areas

YH7 Location of Development

H2  Managing and Stepping Up the Supply and Delivery of Housing
ENV8 Biodiversity

Joint Structure Plan

SP1  Character and distinctiveness of settlements and their setting (including

SP4

SP5

DS4

important features) to be protected and enhanced.

Distinctive character of Yorkshire Wolds, Jurassic Hills, Vale of York,
Holderness, Humber Estuary and Ouse/'Trent levels Landscape Character Areas
to be protected. ILDFs to provide landscape guidelines paying attention to
unique landscapes of Goole/Crowle Lowlands, Lower Derwent Valley, Spurn
and Flamborough Head.

Development proposals to achieve high standard of design.

Housing in existing villages should be limited in scale, meeting local needs and
supporting existing services. Preference given to PDL, infill and conversions.
Proposals involving unacceptably long commuting distances to be resisted.
Limited development allowed in existing settlements where it meets local needs
and contributes towards sustaining the role of the settlement. Housing
development must conform with Policy H7.

Beverley Borough Local Plan

D1

D2
Deé

E2
E3

E10
Hi4

L5

3

Layout and design of development to respect and contribute to the character of
its locality. Briefs on substantial and important sites.

Criteria for layout etc. of new dwellings.

Provision of adequate and convenient car parking in a manner appropriate to its
surroundings.

Development Limits and Open Countryside

General presumption against development outside development limits and
criteria for when it might be acceptable.

Conserve area of high landscape value.

Criteria for allowing a replacement dwelling in the open countryside away from a
ribbon or small group.

Criteria for allowing development which result in the loss of an existing or
allocated playing field.

Redundant educational facilities. Presumption in favour of appropriate re-use
and criteria for redevelopment.

Reason for Decision

This scheme is contrary to the Development Plan. The applicant has provided a strong
case including a clear history of the site, substantial new planting, limited development of
two houses, and evidence to demonstrate there is little likelihood of a positive solution
coming forward which would address the redevelopment of the site for the future. It has
been considered therefore that these material planning factors weigh marginally in favour
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of granting permission despite the policy position.

The Applicant/ Agent must contact the East Riding of Yorkshire Council’s Streetscene
Services (Highways) Section, Beverley Depot, Annie Reed Road, Beverley HU17 OLF
(tel: 0845-6001666) regarding the construction specification of the vehicular access
before any works are commenced in the public highway.

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with waste
materials are applicable for any off-site movements of wastes. The developer as waste
producer therefore has a duty of care to ensure all materials removed go to an
appropriate permitted facility and all relevant documentation is completed and kept in
line with regulations.

In England, it is a legal requirement to have a site waste management plan (SWMP) for
all new construction projects worth more than £300,000.The level of detail that your
SWMP should contain depends on the estimated build cost, excluding VAT. You must
still comply with the duty of care for waste. Because you will need to record all waste
movements in one document, having a SWMP will help you to ensure you comply with
the duty of care. Further information can be found at hup://www.netregs-swmp.co.uk.

The developer must apply the waste hierarchy in a priority order of prevention, re-use,
recycling before considering other recovery or disposal options. Government Guidance
on the waste hierarchy in England is at:

http:/ /www.defra.gov.uk/ publications/files/ pb13530-waste- hierarchy-guidance.pdf

The recommendation is contrary to established and important principles of planning
policy. If the Committee wishes to come to a decision in favour it should do so in the
form of a recommendation to the next available meeting of the Planning Committee, and
then subsequent referral to the Secretary of State.
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Agenda Item No.
EAST RIDING OF YORKSHIRE COUNCIL

Reportto:  Planning Committee
13 September 2012

WARDS: Howdenshire

Application for Erection of building for use as materials recycling facility,
construction of setvice yard, construction of earth bunds with tree and shrub
planting and replacement of surface water storage lagoon

At Land South Of Prospect House, Howden Road, Holme Upon Spalding Moor,
East Riding Of Yorkshire by Allensway Recycling Ltd

Application Number: 12/02096/STPLF

Report of the Director of Planning and Economic Regeneration
A Executive Summary

Application reference 12/02096/STPLE is referred to the Committee for decision.
B. Cosporate Priorities

Valuing our environment
Local problem solving

C. Application Type
Strategic - Full Planning Permission
D. Parish
Holme Upon Spalding Moor Parish Council
E. Applicant ‘.
Allensway Recycling Lid
E. Target Date
18 September 2012

G. Environmental Impact Assessment

When this application was submitted it was considered within the context of The
Town and Country Planning (Environmental Impact Assessment Regulations) 2011
with a view to determining whether an Environmental Impact Assessment was
required. Taking into account the requirements of the Regulations and the guidance




1.1

1.2

1.2

contained in Circular 02/99 it was determined that an Environmental Impact
Assessment was not required in this case.

Recommendation

That the application be DEFERRED for a response from the Environment Agency,
the Public Protection Officer and the Biodiversity Officer. Subject to a satisfactory
response to these outstanding consultations then the Director of Planning and
Economic Regeneration be authorised to APPROVE the application subject to the
conditions set out in Section 12 of this report.

INTRODUCTION

This application proposes the erection of a building for use as a materials recycling
facility at Prospect House, Holme upon Spalding Moor. The site is situated outside
the development limits for the village on the west side of A614 Howden Road. The
site was previously used as an intensive fivestock unit, but now has permission for the
use of the site and buildings as a materials recycling facility (MRF) and composting
facility. The site consists of a range of large sheds and outbuildings, with the new shed
required to provide additional floorspace and handling areas for waste products in

connection with the operations at the consented MRF at the site, which has operated
for over 2 years.

The existing operations at the site within the MRF (consented in 2009) will be
replicated in the proposed building and consist of the mechanical separation of
solid, liquid and sludge foods in plastic and metal containers. The goods to be
recycled would arrive on site on pallets and be weighed on arrival and then stored
within the proposed building prior to unpackaging. Material would be processed in
batches dependent on the nature of the product. An mechanical separator would be
used that operates by splitting the packaging away from the product. The recovered
contents are all organic matter which is then taken through a macerator and pump
system into a holding tank, where it will be transferred to the on site composting
process (in another building). The residual waste from the containers {plastic and
metal) is transferred by an auger conveyor, to be washed and bulked on site prior
to onward distribution to a recycling facility or to final disposal if there is no
recovery process. Premium material such as aluminium cans and PVC etc would be
compacted and baled prior to onward disposal to recovery. All goods waiting for
unpackaging are stored within the existing or proposed buildings and there are no
operations carried out in the open. The new building will house an unpacking
machine, together with a shredder and wash plant to clean recovered packaging prior
to compacting it.

The proposed single portal framed building measures approximately 35 metres by 34
metres, by 8.2 metres high. It would be sited on the southern edge of the existing
buildings and yard area in the main an area of waste land/lagoon. The building has
a total floor area of 2,118m” and the proposal includes a new surface water lagoon,
and extension to the yard as well as an extensive landscaping scheme and screen
bunds to the southern site boundary. The process will be conducted under negative
pressure with air efflux through the existing bio-filter, which keeps the system sealed.
The only activities outside on the proposed yard area to the front of the building
other than vehicle movements would be some limited storage of skips for cleaned
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processed packaging prior to its onward delivery to recycling.
PLANS AND ILLUSTRATIONS

Appendix 1 - Site Location Plan
Appendix 2 - Site Layout Plan
Appendix 3 - Elevations

Appendix 4 - Proposed planting plan
Appendix 5 - Existing site plan

KEY PLANNING POLICIES

'The Development Plan for the area comprises the Regional Spatial Strategy, Joint
Structure Plan, the Boothferry Borough Local Plan and the Joint Waste Local Plan

Regional Spatial Strategy for Yorkshire and Humber

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategies in whole or in part. The Government’s stated intention to revoke can be
treated as a material planning consideration with weight to be attached to this
intention being left to the decision maker in each case

ENV5 Energy

ENV12  Regional Waste Management objectives

ENV13  Provision of waste management and treatment facilities
ENV14  Strategic locational critenia for waste management

Joint Structure Plan for Kingston upon Hull and the East Riding of Yorkshire

SP5 Design of new development

Boothferry Borough Local Plan

EN2 Development judged against a series of environmental criteria

EN5 Diversification in the countryside

E17 Existing businesses need to expand to remain competitive and states:-

"Subject to the proposal being in accordance with other policies of the plan and
provided that the environment is not adversely affected, excessive traffic is not
generated and subject to satis{ying access, services, landscaping and design standards

local authority will:-
Expand proposals at existing concerns; or
2. New proposals or extensions to existing concerns within existing industrial

areas, "

Joint Waste Local Plan for Kingston upon Hull and the East Riding of Yorkshire

W2 Development Criteria
W4 Sequential approach
W17 Agricultural land
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W23 Adequacy of local road network

W25 Proximity Principle/ traffic

W26 Self Sufficiency

W27 Best practicable environmental option
W28 Materials recovery

National Planning Policy

Waste strategy 2000 - Reduction of waste to landfill and recovery of value from waste.
Joint Sustainable Waste Management Strategy (Target 45+)

PPS10 - Planning and Waste management

National Planning Policy Framework

RELEVANT PLANNING HISTORY

06/06297/STPLF

09/03599/STPLF

11/00829/STPLF

Use of land and buildings as composting facility. APPROVED
10.08.2009

Erection of a building for use as a material recycling facility
(MRF). APPROVED 22.12.2009

Construction of a new vehicular access. APPROVED
14.04.2011

CONSULTATION REPLIES

Holme upon Spalding
Moor Pansh Council

Highway Control

Environment Agency
(Planning Liaison)

Recommend approval.

No objection. A new vehicular access was constructed to allow safe
and easy access 1o HGVs since the existing vehicular access at the
north eastern end of the site frontage was damaged and inadequate.
The existing north eastern access is still used but restricted to small

1 i
s

vehicles and the staff car park is also accessed from this access. ()

The established recycling facility was approved in 2009 and has
operated for 2 years. The proposal will allow sufficient space to deal
with the existing permitted tonnage under the existing Environment
Agency permit. The proposal would be used for the same activities
as those already approved. The proposal does not introduce any
new processes at the site or expand the consented waste streams.

There is adequate access and service facilities for the proposed
development and the proposal is considered to be acceptable from a

highway aspect.
In the absence of an acceptable Flood Risk Assessment (FRA) we
object to the grant of planning permission and recommend refusal

on this basis for the following reasons:

The FRA submitted with this application does not comply with the
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Quse and Humber
Internal Drainage
Board

Public Protection
Division

requirements set out m para. 9 the Technical Guide to the National
Planning Policy Framework. The submitted FRA does not therefore
provide a suitable basis for assessment to be made of the flood risks
arising from the proposed development.

In particular, the submitted FRA fails to provide satisfactory surface
water drainage details. It is unclear if the lagoon can store the
additional run-off/volume from the new building. Also, it is not
clear where the lagoon drains to (e.g. to ground or watercourse).
The surface water discharge must be limited to the greenfield run-
off rate of 1.4 I/s/h. The scheme must be designed to contain up
to the 1 in 30yr storm and not flood any buildings/adjacent land up
to the 1 in 100yr storm including an allowance for climate change.

Qur objection can be overcome by submitting an FRA which covers
the deficiencies highlighted above and demonstrates that the
development will not increase risk elsewhere and where possible
reduces flood risk overall, If this cannot be achieved we are likely to
maintain our objection to the application. Production of an FRA
will not in itself result in the removal of an objection.

Qur objection will be maintained until an adequate FRA has been
submitted.

Environment Management

The applicant states that water levels within the lagoon will be
controlled by pumping to the local watercourse subject to discharge
consents and conditions. This activity would be an offence under
Regulation 38(1) of the Environmental Permitting Regulations 2010.
In its current form we will not be able to permit the site.

Under the Environmental Permitting Regulations 2010 permitted
sites should not cause harm to human health or pollution of the
environment. The operator is required to have appropriate measures
in place at the site to prevent pollution to the environment, harm to
human health, the quality of the environment, detsiment to the
surrounding amenity, offence to a human sense or damage to
material property.

The proposed building will require any permit to be varied because
it is located outside the current permitted area. In addition the
permit will require that all waste to be treated and stored takes place
on an impermeable surface with sealed drainage.

No objection.

Having viewed the site history along with the information submitted
with this application, public protection have concerns regarding the
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bio-filter’s capacity to accommodate the proposed additional
building. An application granted in 2009 raised concerns for public
protection and questions were raised regarding the bio-filter's
capacity to accommodate the proposed building,.

The information received in 2009 stated that the bio-filter has the
capacity for up to 30,000m3 of building space and at that time was
serving three buildings totalling 20,708m3 building space. The
additional building in 2009 had 8,330m3 of building space giving a
total of 29,038m3.

The current application states that the applicant proposes to use the
existing bio-filter to control any issues of odour or dust. If this
application is granted the additional proposed building with a floor
area of 2118m3 will exceed the bio-filter’s capacity and may have
consequences on its ability to function.

Trees and Landscape No objection subject to conditions. It is considered that L{..>

Section proposed earth bunds with tree and shrub planting and the
proposed woodland planting to the southwest of the site will help to
screen the development and help it to integrate into the surrounding
area. The landscaping of the site as shown within drawing no. PB
12/19(d) is considered to be acceptable however, it is necessary to
mmpose a condition to ensure that the landscaping is implemented.

Nature Conservation Planning permission should be refused unless sufficient additional
Officer (Biodiversity) information can be provided.

Note the proposals include the loss of a swface water storage
lagoon. Paragraph 4.1 of Natural England’s Standing Advice for
great crested newts (GCIN) may be required when there is a pond on
or near the site. Consequently, object to this application as no
information has been provided to demonstrate whether the
development would have an adverse effect on GCN or ot}(\)
protected species.

The lack of a survey is contrary to the provisions of Planning for
Biodiversity and Geological Conservation: A Guide to Good
Practice. It therefore follows that the Authority does not have
sufficient information or detail for it to undertake its duties fully.
Consequently unable to support this application at this point in
time.

Therefore recommend that in this instance an ecological scoping

survey (walkover survey) is the minimum level of information

required to determine this planning application. This should be

undertaken by a suitably qualified ecologist and should be designed

to:

- identify important habitats or determine the obvious presence of
notable or protected species or ecological features which may
not have been identified in a desk top study.
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Northern Gas
Networks

Environmental
Veterinary Manager

Animal Health
Officer

Animal Health
(DEFRA)

Humber Archaeology
Partnership

East Riding Health
Authority

PUBLICITY

Neighbours/
Publicity

. providing the applicant with guidance on wildlife legislation and

how to meet local planning authority requirements

o identfy potential impacts and provide data for considering

mitigation and enhancement options.

In summary, advise that as this application contains insufficient
survey information to demonstrate whether or not the development
would have an adverse effect on protected species or their habitat
you are not in a position to approve this planning application at this
point in time. The recommendation is that planning permission

should be refused unless sufficient additional information can be
provided.

We own and operate a high pressure natural gas pipeline in the
vicinity of this proposed development. The recommendations of the
Institution of Gas Engineers and Managers document TD1 Edition
5 recommends that no occupied property should be constructed
within 15m of this particular pipeline. This application exceeds the
recommended minimum distance, therefore no reason to object to
the application.

As the new site access would cross the pipeline, the developer

should consult with us with regards to the protection of the pipeline
at this crossing point,

Response Awaited (due 13/07/12)
No objection subject to them obtaining the appropriate approval (or

variation to the current approval) from Animal Health and

Veterinary Laboratories Agency for activities mnvolving Animal By
Products.

Response Awaited (due 13/07/12)
Recommend condition.

Response Awaited (due 13/07/12)

The application was publicised by means of a site notice and a
press notice in the Goole Chronicle, as well as letters to five
properties nearby on Howden Road. The expiry date was 24 July
2012. One letter of objection has been received from a resident of
Holme upon Spalding Moor;

» The proposed building lies outside of the site area approved
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for change of use for land and farm buildings under planning
application 06/06297/STPLE, in open countryside/ farmland.
The amenity of the area is already blighted with smells, noise,
increased traffic flow, bright lights all night and an already
large industrial site

The lagoon is proposed to have an overflow to existing water
courses, could it be contaminated with Animal By-products?
Have previous spills into watercoutses been investigated by
the Environment Agency?

Was the lagoon approved under a previous planning
application as it did not exist in 2003?

The bio-filter is not shown attached to the proposed building
on plans; it is implied that the bio-filter system will be
attached and operated at all time.

How is this potentially overburdened bio-filter monitored?

How many buildings can be attached to an unproven bespoke
built bio-filter?

What is the bio-filter’s capacity? The bio-filter’s capacity 1\ -
overloaded now according to previous planning applications; -

what happens in event of failure or overload?

The proposed site should operate with a waste management
Jicense; does this include transfer of the waste or will a waste
transfer license be needed?

Is the existing waste recycling site operating with a waste
transfer license?

The sanitized waste is waste until used (spread on farmland
for benefit after a period of maturation) can the industrial
waste be transferred from site by agricultural tractors?

'The proposed opening hours for site operations on the
application are Monday to Friday 6.30 am to 7.30pm,
Saturdays 6.30am-1.00pm, with no working on Sunday and
Bank Holidays - will these hours been adhered 10?

Previous planning applications for the site all state the same
opening times on the application forms - how has this been
monitored by the Council? (-

Ay ; . \
Conditions must be imposed to protect the amenities of the”

area. Why is another processing shed needed when the
existing site can easily process the restricted cubic metres of
waste that can be processed? A total kmit of 1000m3 of waste
sanitation to be completed and transferred off site, before
another batch can be started was imposed by East Riding
Council to protect the amenities of the area 2009.

The existing site is to be discontinued on or before 30th July
2012. Why has this application been submitted for
consideration so close to the discontinuation of the existing
site at Prospect Farm, brought about by conditions imposed
by East Riding Council in 2009.

The planning application 06/ 06297/STPLF passed in August
2009 allows for only 1000m3 of waste to be processed at any
one time in the existing site. How is this monitored by East
Riding Council?
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7.1

. Based on time and temperature parameters this allows for
each batch of waste to take 12-13 weeks to be sanitised. Only
2,000-3,000 tonnes of sanitized waste can be processed each
year, How is this monitored by Fast Riding Council?

« How many tonnes of waste are processed each year on site
and how is this monitored by East Riding Council?

. The application form states no increase in the tonnage of
waste, what is the purpose of the proposed building if not to
increase waste processing? How is this to be monitored in
order to protect the amenities of the area?

. The waste when sanitised is removed from site to farmland to
enable maturation and then spreading, who monitors the
farmland sites?

«  All spreading is restricted (by East Riding Council in 2009) to
land solely in the ownership of Allensway Recycling/Mr. Allen
Williamson of Prospect House, Holme upon Spalding Moor.
How is this monitored?

«  No liquid wastes shall be removed from site unless otherwise
agreed in writing by the Local Planning Authority - how has
this been monitored?

CASE ON BEHALF OF THE APPLICANT

Prospect House Farm was originally a traditional intensive livestock unit, however, as
a result of a decline in the pig industry alternative uses were introduced to the site
including a composting operation producing soil improvers for the owners own land,
and that use has developed ancillary to agriculture into the current Allensway recycling
operations at the site. The development is part of an ongoing programme of inward
investment to the site to develop state of the art buildings and infrastructure at the
facility. ‘The composting and recycling of goods to use in the composting operations
have evolved in accordance with industry best practice which has seen significant
increases in the segregation of suitable wastes for use as an input material to the
composting. This increased dernand has in the main been influenced by restrictions
on material to Jandfill and is a key part of the Government’s objectives for reduce-
reuse-recycle.

. The facility has an Environmental Permit for ongoing operations at the site
and permits composting, shredding of wood and MRF.

. There is a need for large-scale covered accommodation in which to undertake
the composting and material recycling operations. The original farm buildings
have been adapted for this use, but provide inadequate space and require
constant maintenance.

. Further improvements to the site included the construction of a new vehicular
access at the southern end of the site frontage to Howden Road (A614). This
enables segregation of HGV and other traffic to the site, controlled by a
security gate which restricts access and allows two-way HGV movements
creating a significant operational and highway safety benefit for the site.

« As a result of increased demand in part caused by increased pressures on the
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9.1

9.1.1

waste market to limit or exclude unnecessary land filling of wastes, the existing
buildings are unable to deal with this demand, and additional floor space and
processing area is desperately required even to deal with the tonnages consented
under the existing Environment Agency permit. (No additional permitting
will be required to operate the proposed MRF building).

«  The business is the largest employer in the village; providing a valuable source
of employment in the local labour market by employing around 60 people (20
of whom are aged 20 or under) and is a significant inward investment to the
local economy.

« 'The building has been designed Jocally and will be sourced, constructed and
operated by local firms.

. Village services benefit from the business and it is considered to be a vibrant
and successful addition that diversifies the rural economy taking up some of the
gap left by a shrinking farming sector.

Regarding the connection of the shed to the biofilter we understand from the
EA that the building does not need to be connected to the biofilter as there is
no composting undertaken nside

KEY ISSUES

Planning Policy

Visual impact

Highway Safety
Residential Amenity
Drainage and Flood Risk
Biodiversity

- - L] L] - L]

OFFICER COMMENTS

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

Planning Policy

Joint Waste Local policy W2 sets out development criteria, including the effect on
amenity, design of the building, pollution and highway safety issues, that need to be
met before a proposal is considered to be acceptable in planning terms.. Jomt Waste
Local Plan policy W4 sets out a sequential approach for waste management
development. In this case the site is already operating as a compositing facility. The
additional proposal will complement the existing use in that it will provide for the
recycling and composting of waste which at present would normally go to landfill.
Policy W17 of the JWLP relates to agricultural land and requires that no loss or
damage occurs to land unless it satisfies the sequential approach to land. In this
instance the site is already operating and the proposal involves infill development
within the confines of the existing buildings. Policies W23 and W25 of the JWLP
relate to highway safety and proximity to the source of waste. In this instance these
policies are both satisfied by virtue of the existing use and good transport links to and
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9.1.2

9.13

9.2

9.2.1

9.22

9.3

from the site.

The proposal will also comply with the critera m JWLP policy W26 in that the
proposal will help towards the plan’s objective of being self sufficient in waste
management. Finally Policy W27 of the JWLP relates to the Best Practicable
Environmental Option in relation to development proposals and waste management.
This policy requires that the preferred development for treating waste 1s in order of
materials recovery, anaerobic digestion and large scale composting of which this
proposal falls within that category.

The proposal meets the policy objectives of PPS 1C, which seeks to provide for more
sustainable forms of waste management away from traditional landfilling waste. There
are also opportunities to further develop the synergies with sustainability; the siting of
the MRF at an existing site enables shared use of transport and infrastructure, which
maximises the efficiency of resource consumption. The proposal is also consistent
with the objectives of the NPPF and PPS10 because of its potential contribution to
supporting a prosperous rural economy, and the objectives of reducing waste by re-

use/recycling, respectively. The principle of the proposed development has been
established by the earlier grant of planning permission for an MRF at the site and this
is a logical development of that use.

Visual Impact

The proposal is unlikely to have a significant visual impact as it will be read in
conjunction with the existing buildings on site. It is sited south of the existing
buildings and lagoon on the former pig unit site and the proposed materials are
similar to those of the surrounding buildings. The topography of the area is like
much of this part of East Yorkshire, very flat, in which the field pattemn is
delineated by a mixture of hedges and ditches. Tree cover in the area is considered
to be sparse although there are areas of woodland and copses which form a
backdrop to the area. The A614 between the site and village consists of a sporadic
ribbon of developments including a number of other commercial uses which
include commercial glasshouses, a garage, equestrian activities, and a number of
agricultural businesses. The site is surrounded to the west, south and east by open
countryside. The visual impact would be greatest to travellers on the A614 in a
northerly direction, where long views of the existing and proposed buildings are
experienced, but the proposal includes comprehensive works to mitigate these
potential impacts, including bunding and woodland planting along the length of
the proposed building to screen it.

The Council’s tree officer has raised no objection subject to conditions, as it is
considered that the proposed earth bunds with tree and shrub planting and the
proposed woodland planting to the southwest of the site will help to screen the
development and help it to integrate into the surrounding area. The landscaping of
the site as identified in the planning application is considered to be acceptable
however, it is necessary to impose a condition to ensure that this landscaping is
implemented. There are no visual impact reasons why planning permission cannot be
approved.

Hichway Safety
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93.1

9.4

9.4.1

9.4.2

9.5

9.5.1

A new vehicular access was constructed to allow safe and easy access to HGVs as the
existing vehicular access at the north eastern end of the site frontage was damaged
and inadequate. 'The existing north eastern access is still used but restricted to small
vehicles and access to the staff car park. The established recycling facility was
approved in 2009 and has operated for 2 years. The proposal will allow sufficient
space to deal with the existing permitted tonvage under the existing Environment
Agency permit. The proposal would be used for the same activities as those already
approved. The proposal does not introduce any new processes at the site or expand
the consented waste streams. There is adequate access and service facilities for the
proposed development and the proposal is considered to be acceptable from a
highway aspect, and there are no objections to the proposal from the Council’s
Highway Officer. Therefore there are no highway safety reasons why planning
permission cannot be approved.

Drainage

The process building will be integrally bunded with a separate collection system for
any liquids involved in a potential spillage. Rainwater from the building will be
collected in an internal storage tank and used in the package washing as available.
The external yard area proposed around the building which will service the MRF will
be concreted and will be drained through interceptors to the proposed lagoon which
retains and provides an onsite water resource.

'The applicant states that water levels within the lagoon will be controlled by pumping
to the local watercourse subject to discharge consents and conditions. This activity
would be an offence under Regulation 38(1) of the Environmental Permitting
Regulations 2010, In its current form the Environment Agency will not be able to
provide a Waste Management Permit for the proposal. In addition, the Environment
Agency have objected to the proposal due to the lack of an acceptable Flood Risk
Assessment. The NPPF at paragraph 9 of the Technical Gude makes it very clear
that “local planning autherities should only consider development in flood risk areas
appropriate where informed by a site-specific flood risk assessment. This should
identify and assess the risks of all forms of flooding to and from the development and
demonstrate how these flood risks will be managed so that the development remains
safe throughout its lifetime, taking climate change into account.” Discussions are
currently ongoing between the applicant and the Environment Agency to resolve
these drainage issues and Members will be updated at the Committee with the formal
view of the Environment Agency.

Residential Amenity

Noise dust and odour have all been considered as part of the application. The
separation distances to neighbours are such that any noise generation would be
controlled to an acceptable level, in the main this is because all operations are
contained within the building. The development and operation will be in a sealed
building and noise implications should be limited due to the location of the site in a
rural location. Noise, dust and odour can all be controlled within the site, as has
been the position at the existing MRF building, which has been operational for
around 2 years. It is not considered that any cumulative effects will occur that will
give rise to any unacceptable nuisances. All plant and equipment at the MRF will
be specified to ensure levels of over 85db(A) are not experienced inside the
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9.6

9.6.1

9.7

building which is the current mandatory action level.

The Council’s Public Protection officer has raised concemns regarding the bio-filter’s
capacity to accommodate the proposed additional building. The bio-filter is an
integral part of the operation to protect residential amenity from odour. Further
information has been received from the agent following consultation with the Public
Protection Department regarding the capacity of the existing bio-filter and Members
will be updated at the Committee as to the outcome of these discussions.

One objection has been received from the occupier of a property in Holme upon
Spalding Moor. The objector raises a number of detailed concemns regarding the
operation. primarily relating to the environmental management of the site. The
protection of both residential and environmental amenity from the operation will be
regulated by conditions attached to the planning permission that are set out in Section
12 below. It is important to recognise that the operation is also subject to a
Environment Permit under the provisions of the Environmental Permitting
Regulations 2010. This clearly states that permitted sites should not cause harm to
human health or pollution of the environment. The operator is required to have
appropriate measures in place at the site to prevent pollution to the environment,
harm to human health, the quality of the environment, detriment to the surrounding
amenity, offence to a human sense or damage to material property. The level of
operational control by the Planning Authonty and the Environment Agency is
comprehensive and robust.

Biodiversity

The proposals mclude the loss of part of a surface water storage lagoon, which could
have implications for the ecology of the lagoon. Paragraph 4.1 of Natural England
(NE) Standing Advice for great crested newts may be required when there is a pond
on or near the site. Consequently, the Council’s Biodiversity officer objects to this
application as no information has been provided to demonstrate whether the
development would have an adverse effect on great crested newts or other protected
species. As a planning authotity we are required to take account of the presence of
protected species when considering applications for planning permission and may
refuse applications on the grounds of adverse effects on protected species or if an
assessment of the impact of the development on them is inadequate or has not been
provided. The lack of a survey is contrary to the provisions of Planning for
Biodiversity and Geological Conservation: A Guide to Good Practice. It therefore
follows that the Authority does not have sufficient information or detail for it to
undertake its duties fully. Para 98 of the ODPM Circular 06/05: Biodiversity and
Geological Conservation - Statutory Obligations and Their Impact Within the
Planning System determines that ‘#he presence of a protected species is a material consideration
when a planning authority is considering a development proposal that, if carried ont, wonld be likely
Yo result in harm to the species or its habitaf . Furthermore Para 99 states that ‘I7 i essential
that the presence or otherwise of protected speciss, and the extent that they may be affected by the
proposed development, is established before the planning permission is granted, otherwise all relevant
material considerations may not have been addressed in making the decision’. Consequently the
Council’s biodiversity officer is objecting until further information has been submitted
that satisfies his concerns.

Archaeology
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9.7.1

10.

10.1

10.2

10.3

11.

12.

The proposed development lies within a very sensitive archaeological landscape
containing heritage assets dating to the prehistoric and Romano-British periods. The
proposed works will involve below-ground disturbance that are likely to extend to a
sufficient depth to impact upon surviving archaeological remains. Hence, it is
recommended that a field evaluation comprising stripping of topsoil under
archaeological supervision is undertaken within the area where the proposed
development is where appropriate, and subsequently be followed by targeted
excavation if archaeological remains are encountered. This will allow for the
identification of any heritage assets of archaeological interest to be made before they
are destroyed and for them to be adequately recorded. It will also allow for mitigation
measures to be identified should any archaeological remains of significance be
identified in order to ensure their preservation. The provision for this programme of
archaeological work can be accommodated in a standard condition and so any
planning permission that may be granted should include a condition requiring a
written scheme of archaeological investigation.

CONCLUSION

The proposed development forms an extension to the established Materials Recovery
Facility on site. ‘The principle of the development at this site is acceptable in planning
policy grounds as it is already established and seeks to move the treatment of waste up
the waste hierarchy away from landfill.

The operation has been designed and will be regulated to minimise any impact
residential amenity.  Planning conditions are proposed to protect residential and
environmental amenity and the Waste Management Permit will offer additional
protection as regulated by the Environment Agency. There are no highway
objections to the proposal.

The applicant is currently in further discussions with the Environment Agency about
a revised Flood Risk Assessment, with the Public Protection officer about the capacity
of the bio-filter and the Biodiversity officer regarding 2 suitable ecological survey of
the site. Subject to the satisfactory resolution of these issues then it is considered that
the proposal is acceptable on planning policy grounds.

HUMAN RIGHTS

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

RECOMMENDATION

That the application be DEFERRED for a response from the Environment Agency,
the Public Protection Officer and the Biodiversity Officer. Subject to a satisfactory
response to these outstanding consultations then the Director of Planning and
Regeneration be authorised to APPROVE the application subject to the following
conditions:-

1. The development hereby permutted shall be begun before the expiration of three years

from the date of this permission.
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This condition is imposed in order to comply with the provisions of Section 91 of the
Town and Country Planning Act 1990.

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

This condition is imposed because the submitted application did not specify the
materials to be used in the proposed development or the specified materials were not
considered acceptable. It is considered that the use of inappropriate materials could be

harmful to the appearance of the area and that the Council therefore needs to retain a
measure of control.

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

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

3. The doors to the building on the site shall be kept closed at all times other than to
facilitate deliveries/ loading operations.

This condition is imposed in order to protect the amenities of nearby properties from
adverse effects due 1o noise.

4. The bio-filter plant shall be activated during all operations and activities associated with
the Material Recycling Facility hereby approved.

This condition is imposed in order to protect the amenities of nearby properties from
adverse effects due to odour.

5. 'There shall be no outside storage of materials in connection with the materials recycling
facility hereby approved.

This condition is imposed in the interests of the amenities of the area.

6. The landscaping of the site shall be carried out in accordance with drawing no. PB
12/19(d) - Planting Schedule received as part of the application and received m this
office on 1% May 2012. The approved landscaping scheme shall be implemented at the

first available planting period (October - March) following completion of the
development.

This condition is imposed because a well designed landscaping scheme can help to
integrate the development into the surrounding area.

However, for the landscaping scheme to achieve these objectives, 1t is necessary to
impose a condition, which will ensure that it is implemented.
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7. If within a period of 5 years from the date of the planting of any tree or shrub that tree or
shrub or any tree or shrub planted in replacement for it, is removed, uprooted or
destroyed or dies (or becomes, in the opinion of the Local Planning Authority, seriously
damaged or defective) another tree or shrub of the same species, size and maturity as that
originally planted shall be planted at the same place, unless the Local Planning Authority
gives 1ts written consent to any varation.

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

8. No development shall take place until the applicant, or their agents or successors in
title, has secured the implementation of a programme of archaeological work in
accordance with a written scheme of investigation which has been submiited by the
applicant and approved by the Planning Authority. Development shall be carried out in
accordance with the approved details (Circular 11/95, Model Clause 55).

This condition for a monitored topsoil strip has been imposed because the application
site lies within a sensitive archaeological landscape which contains heritage assets dating
form the prehistoric and Romano-British periods, with the projected line of a Roman
road running just to the north of the proposal site.

9. Any conditions recommended by EA/Biodiversity/ public protection
Note to applicant

The programme of archaeclogical work, which must be undertaken by a professional
archaeological contractor, should comprise a stripping of the topsoil under archaeological
supervision and the subsequent cleaning and recording of the exposed surfaces, this should
then be followed by targeted excavation if archaeological features are encountered. If
archaeological remains are uncovered, the archaeological contractor on site should be
afforded the opportunity to record them by means of photographs and scale drawings. This
may involve a temporary suspension of construction work; however, the archaeological work
should cause no significant delay to the development overall. A report on the archaeological
observations should be produced and an ordered archive prepared.

The applicant is advised to contact Tracey Thompson tel. 01709 312903/email
traceythompson@environment-agency.govuuk to discuss the issues relating to the
Environmental Permit application.

Relevant Planning Policies

Regional Spatial Strategy for Yorkshire and Humber

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategies in whole or in part. ‘The Government’s stated intention to revoke can be treated as

a material planning consideration with weight to be attached to this intention being left to the
decision maker in each case

ENV5 Energy
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ENV12 Regional Waste Management objectives
ENV13 Provision of waste management and treatment facilities
ENV14 Strategic locational criteria for waste management

Joint Structure Plan for Kingston upon Hull and the East Riding of Yorkshire
SP5  Design of new development
Boothferry Borough Local Plan

EN2  Development judged against a series of environmental criteria
EN5 Diversification in the countryside

E17  Existing businesses need to expand to remain competitive and states:-

"Subject to the proposal being in accordance with other policies of the plan and provided
that the environment is not adversely affected, excessive traffic is not generated and subject
to satisfying access, services, landscaping and design standards local authority will:-

3. Expand proposals at existing concerns; or
4. New proposals or extensions to existing concerns within existing industrial areas. *

Joint Waste Local Plan for Kingston upon Hull and the East Riding of Yorkshire

W2  Development Criteria

W4 Sequential approach

W17  Agricultural land

W23 Adequacy of local road network

W25  Proximity Principle/traffic

W26  Self Sufficiency

W27  Best practicable environmental option
W28  Materials recovery

National Planning Policy

Waste strategy 2000 - Reduction of waste to landfill and recovery of value from waste.
Joint Sustainable Waste Management Strategy (Target 45 +)

PPS10 - Planning and Waste management

National Planning Policy Framework

Reason for Decision

The proposal is acceptable in planning policy terms. The proposal is to complement an
existing activity on this site which involves the composting of additional waste which
normally would go to landfill. This allows recycling and composting the waste thus
maximising the value of the waste by recycling the food waste and packaging. On this basis
the proposal meets with the Local, Regional and National planning policies and guidance and
the aims and objectives of the Waste Strategy 2000 thus reducing the amount of waste going
to landfill. Through appropriate conditions the proposal can be comtrolled to ensure that
there is no additional noise, smells, disturbance or loss of amenity to the locality. The
proposal has been considered against these policies and it is considered that the scheme
accords with these policies and there are no material considerations which indicate a decision
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should be otherwise.

Contact Officer
Mrs Shirley Ross
Principal Planning Officer

Alan Menzies
Director of Planning and Economic Regeneration.
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Agenda Item No.
EAST RIDING OF YORKSHIRE COUNCIL

Reportto:  Planning Committee
13 September 2012

WARDS: Snaith, Airmyn & Rawcliffe & Marshland

Application for Etrection of a temporary 60m high anemometer mast

At Land East Of Bank House Bridge Lane Rawcliffe Bridge East Riding Of
Yorkshite by Aitvolution Energy Lid

Application Number: 12/02128 /STPLE

Report of the Director of Planning and Economic Regeneration
Al Executive Summary
Application reference 12/02128/STPLF is referred to the Committee for decision.
B. Corporate Priotities
Valuing our environment
Retaining the East Riding character
A Well Managed Authority
C. Application Type
Strategic - Full Planning Permission
D. Parish
Rawcliffe Parish Council
E. Applicant
Airvolution Energy Ltd
F, Tatget Date

8 August 2012

G. Environmental Impact Assessment
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1.1

1.2

Before this application was submitted it was considered within the context of The Town
and Country Planning (Environmental Impact Assessment Regulations) 2011 with a view
to determining whether an Environmental Impact Assessment was required. Taking into
account the requirements of the Regulations and the guidance contained in Circular
02/99 it was determined that an Environmental Impact Assessment was not required in
this case.

Recommendation

That the application be DEFERRED for receipt of outstanding consultation responses
from Robin Hood Airport. Upon receiving confirmation of no objection, the Director of
Planning and Economic Regeneration be authorised to APPROVE the application
subject to the following conditions, and any conditions required by Robin Hood Airport.

INTRODUCTION

The site is located in an agricultural field, approximately 1km to the south-east of
Rawcliffe Bridge. The village of Rawcliffe is located approximately 3km to the north-
west. The town of Goole is located over 3km to the north-east.

The proposal is for the erection of a 60m anemometer mast to test wind speeds and
directions. Testing would occur through small devices at the heights of 40m, 50m and
60m. The mast would be secured to the ground by 7 guy wires. The anemometer mast is
required to ascertain whether the area is suitable for future wind energy proposals. The
mast is proposed for a maximum period of 18 months, after which the land would be
returned to its previous state. The site is located in open countryside within the
Boothferry Borough Wide Local Plan Area.

PLANS AND ILLUSTRATIONS

Appendix 1 - Site Location Plan.

Appendix 2 - Site Layout Plan.

Appendix 3 - Elevations

KEY PLANNING POLICIES

The Development Plan for the area comprises the Humber and Yorkshire Plan -
Regional Spatial Strategy to 2026 (2008), Joint Structure Plan for Kingston Upon THull
and the East Riding of Yorkshire (2005), and the Boothferry Borough Local Plan (1999).
National Planning Policy Framework

Section 10 - Meeting the challenge of climate change, flooding and coastal change
Regional Spatial Strategy

ENV5 Energy
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ENV10 Landscape

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategy in whole or in part. The Government stated intention to revoke can be treated as
a material planning consideration with weight to be attached to this intention being left
to the decision maker in each case.

Joint Structure Plan

SP4  Landscape Character

Boothferry Borough Local Plan

EN7 Development in Open Countryside

Other Relevant Documents

East Riding of Yorkshire Landscape Character Assessment (2005)

RELEVANT PLANNING HISTORY

N/A.

CONSULTATION REPLIES

Rawcliffe Parish No observations to make.
Courncil

Public Protection No comments to make.
Division

Nature Conservation  No objections subject to condition.

Officer (Biodiversity)
Ministry Of Defence  No objection subject to conditions.

NERL Safeguarding ~ No safeguarding objections to the proposal.
Officer

CAA - Airspace No objections raised.
Policy (Tall Bldgs,

Flares, Nuclear)

Landscape + Visual ~ No objections to the development.
Impact Assessment

Robin Hood Airport  Response awaited
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9.1

9.2

9.2.1

922

Doncaster Sheffield

PUBLICITY
Neighbours/ The council have received 2 letters of objection on the grounds
Publicity that the proposal is a precursor to wind turbine/s.

CASE ON BEHALF CF THE APPLICANT

'The agent has submitted a design and access statement which puts forward a case for the
applicant. Plans were also included in the supporting documentation of the proposal.

KEY ISSUES

+ Principle of Development

* Impact on the landscape character
* Residential Amenity

» Safety

OFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan, unless
material considerations indicate otherwise. The National Planning Policy Framework
(NPPF) is a material consideration which must be taken into account in planning
decisions. If the NPPF contains policy guidance that is relevant to this application the
report below will explain this, and consider the extent to which development plan policy
is consistent with the NPPF and the weight to be given to that policy. For 12 months full
weight may still be given to relevant development plan policies adopted since 2004. In
other cases due weight should be given to relevant policies according to their degree of
consistency with the NPPF,

Principle of Development

The proposal is for the erection of an anemometer mast to test wind speeds and
directions. 'Testing would occur at the heights of 40m, 50m and 60m. The mast is
proposed for a maximum period of 18 months, after which the land would be returned
to its previous state. Any loss of agricultural land would thus be temporary under this
application.

Section 10 of the National Planning Policy Framework deals with meeting the challenge
of climate change, flooding and coastal change and its Paragraph 97 sets out the
responsibility on all communities to contribute to energy generation from low carbon
sources. Policy ENV5 of the Regional Spatial Strategy also states that: The region will
maximise improvements to energy efficiency and greenhouse gas reduction. Both policies
fully support developments in relation to renewable energy and encourage such

developments to proceed in order to support the provision of renewable energy
installations.
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9.3

93.1

9.3.2

94

9.4.1

9.5

9.5.1

9.5.2

10.

10.1

Impact on the Tandscape Character

The proposal site is located within Landscape Character Type 9B: Drained open
farmland, as defined within the East Riding Landscape Character Assessment (2005).
The site is also located on the edge of character area 8C: M62 Corridor Farmland. The
character assessment describes it as an open landscape that contains few trees and
woodland. The raised M62 Motorway forms a main characteristic of the area, with other
industrial developments present in the wider area. The proposal site is relatively flat with
few trees and woodland in the wider landscape.

The Landscape Character Assessment identifies the area as having a medium sensitivity
in terms of wind energy proposals due to the flat land levels and the wide ranging views.
The guide suggests that vertical structures would potentially detract from the flat
character and small scale intimate nature of the river corridors and detract from their
distinctive characteristic features. However in view of the scale and temporary nature of
this proposal, particularly its slim construction, although it would be visible, it is
considered that the mast would not be prominent nor would it have a detrimental impact
on the surrounding landscape.

Residential Amenity

The site is located within an established agricultural area and the mast would be located
approximately 1km from the settlement of Rawcliffe Bridge. The mast would also be
located a substantial distance from the nearest residential properties. The nearest
residential properties are Bank House (950m to the north-west), Bridge Farm (850m to
the north-west) and Litde Decoy Farm (850m to the north-east). It is therefore
considered that due to the distances involved and the slim nature of the proposal, any
impact on residential amenity would be limited and temporary as a result of this proposal.

Safety

In relation to aviation issues, the Ministry of Defence, Civil Aviation Authority and the
National Air Traffic Safeguarding unit have all indicated that there are no safeguarding
objections to the mast. However, the Ministry of Defence have indicated the need for
aviation lighting at the tip of the mast. This would usually be in the form of a small
flashing red light or infrared lighting,. It is therefore considered acceptable in terms of
aviation safety provided lighting conditions are met.

The development would result in very limited highways movements, the majority of
which would be during construction. Access to the site would be via the existing highway

network and no further access roads improvements would be required. The development
is considered acceptable in highway terms.

CONCLUSION

The proposed anemometer masts consist of a steel pole installed from sections; with a
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11.

12.

maximum diameter of 15cm. Guy wires would support the 60m structure. The landscape
impact of the development would be minimal due the slim nature and the temporary
period of 18 months for which the consent is sought. The nearest residential properties
are a significant distance from the development (all over 850m from the proposal} and
views from the settlement of Rawcliffe Bridge (1km north-west) would not be adversely
affected by the proposal due to the slender nature of the pole and guy wires in this open
landscape.

HUMAN RIGHTS

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

RECOMMENDATION

That the application be DEFERRED for receipt of outstanding consultation responses
from Robin Hood Airport. Upon receiving confirmation of no objection, the Director of
Planning and Economic Regeneration be authorised to APPROVE the application
subject to the following conditions, and any conditions required by Robin Hood Airport:

1. 'The structure hereby permitted shall remain on site for a limited period only and
shall be removed and the land restored to its former condition on or before 1st
April 2014,

'This condition is imposed in the interests of visual amenities in the area.

2. No development shall commence until details of bird deflectors, including their

means of attachment to the guy wires and arrangements for monitoring their
continuing presence and replacement where necessary have been submitted to and
approved in writing by the local planning authority. The deflectors shall be fitted in
accordance with the approved scheme on erection of the mast and they shall be
retained, or replaced as necessary, in accordance with the approved measures.

This condition is imposed in order to minimise the impact on wildlife,

3. Prior to erection the proposed mast shall be fitted with 25 candela omni directional

red light or equlvalent infra-red lighting at the highest practicable point of the mast
and shall remain in place throughout the term of the permission, any variation
from this shall first be submitted to and approved in writing by the Local Planning
Authority prior to the commencement of development.

This condition is imposed in the interests of aviation safety.

4, 'The development hereby permitted shall be carried out in accordance with the

following approved plans:

Drawmg Numbers:
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AVE EC69 005 Location Plan received 03/05/12

AVE E069 004 Proposed Site Plan  received 03/05/12
60mastplan5.cad Aerial View received 03/05/12
60mastelev5.cad Proposed Elevations  received 03/05/12

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is carried out in accordance with the approved

details in the interests of the character and amenity of the area and the provisions
of the development plan.

5. Prior to the commencement of development the agent/applicant must notify UK
Digital Vertical Obstruction File and Powerlines at the Defence Geographic Centre
with the following information:

Precise location of development

Dates of commencement and completion of development

The height above ground level of the tallest part of the development
The maximum extension height of any construction equipment
Details of aviation warning lighting fitted to the structure

oo o

Relevant Planning Policies

National Planning Policy Framework
Section 10 - meeting the challenge of climate change, flooding and coastal change

Joint Structure Plan for Kingston upon Hull and the East Riding of Yorkshire (2005)
SP4  Landscape Character

Boothferry Borough Local Plan (1999)
EN/ Development in the open countryside

"The Humber and Yorkshire Plan - Regional Spatial Strategy to 2026 (2008)
ENV5 Energy

ENV10Landscape

Reason for Decision

The proposed anemometer masts consist of a steel pole installed from sections; with a maximum
diameter of 15c¢cm. Guy wires would suppott the 60m structure. The landscape impact of the
development would be minimal due the slim nature and the temporary period of 18 months for
which the consent is sought. The nearest residential properties are a significant distance from the
development (all over 850m from the proposal) and views from the settlement of Rawcliffe
Bridge (1km north-west) would not be adversely affected by the proposal due to the slender
nature of the pole and guy wires in this open landscape.
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Contact Officer

Mr Simon Johnson

Background Papers

Alan Menzies
Director of Planning and Economic Regeneration.
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RevNo| Revision note Date Signature| Checked
01 Issue of drawing. 31/8/05
02 Updated to Nexgen. 27/9/05
03 Dimensions, detail notes and scale bar added + general improvements. 12/05/06 A
B
1
| 152mm DIA Mast Section —
I 219mm DIA Mast Section .
»
C
3_ 6mm DIA Guy Wire
E
8
C
(x
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. 35m _l
- 1
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- _
. ] 1 I | 1
0 5 10 15 20 25 '
All dimensions in metres unless stated otherwise. IF IN DOUBT - ASK!
Designed by Checked by Approved by - date Filename Date Scale
Ben Morris B0mastelevs.cad| 31/8/05 1:500 F
& Unit 1, Wallbridge Industrial Estate, | Tite .
v - Stroud, Glos. GL5 3JU 60m ELEVATION 1:500
nexgen Tel: 01453 759408 Ref. . Edition | Sheet
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Agenda Item No.
EAST RIDING OF YORKSHIRE COUNCIL

Report to:  Planning Committee
13 September 2012

WARDS: East Wolds And Coastal

Application for Erection of 50m meteorological mast for a temporary petiod of
up-to 12 months

At Proposed Site Of Meteorological Mast North Cotes Road Wold Newton East
Riding Of Yorkshire by Empirica Investments Limited

Application Number: 12/02196/STPLF

Report of the Director of Planning and Economic Regeneration
Al Executive Summary

Application reference 12/02196/STPLF is referred to the Committee for decision.
B. Corporate Priorities

Valuing our environment

Local problem solving

Retaining the East Riding character

A Well Managed Authority
C. Application Type

Strategic - Full Planning Permission
D. Parish

Wold Newton Parish Council
E. Applicant

Empirica Investments Limited

F. Tatget Date

29 June 2012

241




1.1

1.2

Environmental Impact Assessment

Before this application was submitted it was considered within the context of The Town
and Country Planning (Environmental Impact Assessment Regulations) 2011 with a view
to determining whether an Environmental Impact Assessment was required. Taking into
account the requirements of the Regulations and the guidance contained in Circular
02/99 it was determined that an Environmental Impact Assessment was not required in
this case.

Recommendation

That the application be APPROVED as detailed in section 12 of this report.
INTRODUCTION

The site is located in an agdcultural field, approximately 750m to the north of Wold
Newton. The Hamlet of Fordon is located approximately 1.2km to the north; other
settlements in the area are all located over 2km from the proposal site.

The proposal is for the erection of a 50m anemometer mast to test wind speeds and
directions. Testing would occur through small devices at the heights of 25m, 40m and
50m. The mast would be secured to the ground by 6 guy wires. The anemometer mast is
required to ascertain whether the area is suitable for future wind energy proposals. The
mast is proposed for a maximum period of 12 months, after which the land would be
returned to its previous state. The site is located in open countryside within the East
Yorkshire Borough Wide Local Plan Area.

PLANS AND ILLUSTRATIONS

Appendix 1 - Site Location Plan.
Appendix 2 - Site Layout Plan.
Appendix 3 - Elevations

KEY PLANNING POLICIES

The Development Plan for the area comprises the Regional Spatial Strategy, Joint
Structure Plan, and the East Yorkshire Wide Local Plan.

Regional Spatial Strategy

ENV5 Energy
ENV10 Landscape

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategies in whole or in part. ‘The Government’s stated intention to revoke can be
treated as a material planning consideration with weight to be attached to this intention
being left to the decision maker in each case.
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Joint Structure Plan

SP5 Design of new Development

East Yorkshire Borough Wide Local Plan 1997

EN2 Open Countryside

EN25 Renewable Energy

ENS National Conservation Sites
National Planning Policy

National Planning Policy Framework - Section 10 (meeting the challenge of climate
change, flooding and coastal change)

Other Documents

East Riding of Yorkshire, Landscape Assessment (2005)
Interim Planning Document on renewable energy developments (2010)

RELEVANT PLANNING HISTORY

No relevant planning history.

CONSULTATION REPLIES

Wold Newton Parish  Recommend refusal due to the positioning of the mast and the

Council visual impact it would have on the village.

Trees and Landscape  No objections raised.

Section

Natural England No objections raised.

Nature Conservation  No objection subject to conditions.

Officer (Biodiversity)

Ministry of Defence  No objections however request conditions regarding aviation
lighting.

NERL Safeguarding  No safeguarding objections raised.

Officer

CAA - Airspace Standard advice, no safeguarding objections raised.

Policy (Tall Bldgs,

Flares, Nuclear)
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9.1

9.2

9.2.1

9.2.2

Landscape + Visual ~ No objection.
Impact Assessment

PUBLICITY

Neighbours/ No neighbour responses received.
Publicity

CASE ON BEHALF OF THE APPLICANT

The agent has submitted a design and access statement which puts forward a case for the
applicant. Plans were also included in the supporting documentation of the proposal.

KEY ISSUES

« Prnciple of Development

* Impact on the landscape character
* Residential Amenity

e Safety

OFFICER COMMENTS

Applications are to be determined in accordance with the Development Plan, unless
material considerations indicate otherwise. The National Planning Policy Framework
(NPPF) is a material consideration which must be taken into account in planning
decisions. If the NPPF contains policy guidance that is relevant to this application the
report below will explain this, and consider the extent to which development plan policy
is consistent with the NPPF and the weight to be given to that policy. For 12 months full
weight may still be given to relevant development plan policies adopted since 2004, In
other cases due weight should be given to relevant policies according to their degree of
consistency with the NPPFE.

Principle of Development

The proposal is for the erection of an anemometer mast to test wind speeds and
directions at vary heights, testing would occur at the heights of 25m 40m and 50m. The
anemormeter mast is to measure the area is suitable for future wind energy proposals. The
mast 1s proposed for a maximum period of 12 months, after which the land would be

returned to its previous state. Any loss of agricultural land would thus be temporary
under this application.

Section 10 of the National Planning Policy Framework deals with meeting the challenge
of climate change, flooding and coastal change and its Paragraph 97 sets out the
responsibility on all communities to contribute to energy generation from low carbon
sources. Policy ENV5 of the Regional Spatial Strategy also states that: The region will
maximise improvements to energy efficiency and greenhouse gas reduction. Both policies
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9.2.3

93

23.1

93.2

94

94.1

95

95.1

fully support developments in relation to renewable energy and’ encourage such
developments to proceed in order to support the provision of renewable energy
installations. Policy EN25 of The East Yorkshire Borough Wide Local Plan generally

supports wind energy proposals provided that they accord with environmental and other
policies within the Local Plan.

The purpose of the mast is to collect and record data to analyse the potential wind
resources available in this area. In principle, the development accords with the above

policy considerations; as the proposal is necessary to establish whether the site would be
suitable for the efficient use of wind energy generation.

Impact on the Landscape Character

The proposal site is located within Landscape Character Type 13E: Bempton Grindale
and Wold Newton Farmland, as defined within the East Riding Landscape Character
Assessment (2005). The character assessment discusses the important wildlife and SSSI
features of the area and does not mention visual characteristics. The proposal site is
undulating in topography and as such the mast would be situated on land approximately

125m AOD. The land around the site (within 1km) ranges between 60m and 140m
AQD.

The Landscape Character Assessment identifies the area as having a high sensitivity in
terms of wind energy proposals due to the varying land levels and the wide ranging views.
The guide suggests that wind turbines and infrastructure which is prominent should be
avoided. However in view of the scale of the proposal particularly its slim construction
although it would be visible it is considered that proposal would not be prominent in this
landscape. This proposal is for a 50m anemometer mast, which whilst high does not
exceed 150mm in diameter. The proposal would be unlikely to intrude on the landscape
character due to its temporary nature and slender design.

Residential Amenity

The site is located within an established agricultural area and the mast would be located a
substantial distance {rom the nearest residential properties not connected to the site. The
nearest residential properties are Westfield Farm (750m to the south-west), Too Hoots
Cottage and Holme View (750m to the south-east) and Westfield Lodge/house
(approximately 1.4km south-west of the proposal site). It is therefore considered that due
to the distances and topography involved and the slim nature of the proposal, any impact
visually on residential amenity would be limited and temporary.

Safety

In relation to aviation issues, the Ministry of Defence, Civil Aviation Authority and the
National Air Traffic Safeguarding unit have all indicated that there are no safeguarding
objections to the mast however, the Ministry of Defence have indicated the need for
aviation lighting at the tip of the mast. This would be in the form of a small flashing red
light or infrared lighting. It is therefore considered acceptable in terms of aviation safety
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9.5.2

10.

10.1

11.

12.

provided lighting conditions are met.

The development would result in very limited highways movements, the majority of
which would be during construction. Access to the site would be via the existing highway
network and no further access roads improvements would be required. The development
is considered acceptable in highway terms.

CONCLUSION

The proposed anemometer mast consists of a steel pole installed from sections; with a
maximum diameter of 15cm. Guy wires would support the 50m structure. The landscape
impact of the development would be minimal due to its slim nature and the temporary
period of 12 months for which the consent is sought. The nearest residential properties
are a significant distance from the development (all over 750m from the proposal) and
views from the surrounding settlements of Wold Newton, Fordon and Foxholes would
not be adversely affected by the proposal due to the slender nature of the pole and guy
wires in this open and varying landscape.

HUMAIN RIGHTS

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

RECOMMENDATION
That the application be APPROVED subject to the following conditions:

1. The structure hereby permitted shall remain on site for a limited period only and
shall be removed and the land restored to its former condition on or before 1st
November 2013.

This condition is imposed in the interests of visual amenities in the area.

2. The proposed mast shall not be erected until details of bird deflectors, including
their means of attachment to the guy wires and arrangements for monitoring their
continuing presence and replacement where necessary have been submitted to and
approved in writing by the local planning authority. The deflectors shall be fitted in
accordance with the approved scheme on erection of the mast and they shall be
retained, or replaced as necessary, in accordance with the approved measures.

'This condition is imposed in order to minimise the impact on wildlife.

3. Priorto erection the proposed mast shall be fitted with 25 candela omni-directional
red lighting or infra-red lighting at the highest practicable point and shall remain in
place throughout the term of the permission, any variation from this shall first be
submitted to and approved in writing by the Local Planning Authority prior to the
commencement of development
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This condition is imposed in the interests of aviation safety.

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

Drawing Numbers:

RW/VS/146AL Proposed Site Plan  received 04/05/12
FastMast Drawing for 50m mast Rev 2 Proposed Elevations  received 04/05/12

This condition is imposed for the avoidance of doubt and to ensure that the
development hereby permitted is carried out in accordance with the approved

details in the interests of the character and amenity of the area and the provisions
of the development plan.

5. Prior to the commencement of development the agent/applicant must notify UK
Digital Vertical Obstruction File and Powerlines at the Defence Geographic Centre
with the following information:

Precise location of development

Dates of commencement and commpletion of development

The height above ground level of the tallest part of the development
The maximum extension height of any construction equipment
Details of aviation warning lighting fitted to the structure

o pp e

Relevant Planning Policies

The Development Plan for the area comprises the Humber and Yorkshire Plan - Regional Spatial
Strategy to 2026 (2008), Joint Structure Plan for Kingston Upon Hull and the East Riding of
Yorkshire (2005), and the East Yorkshire Borough Wide Local Plan (1997).

Regional Spatial Strategy
ENV5 Energy
ENV1C Landscape

Joint Structure Plan
SP5  Design of new Development

East Yorkshire Borough Wide Local Plan
EN2  Open Countryside

EN9 National conservation sites

EN25 Renewable Energy

National Planning Policy

Nationa! Planning Policy Framework - Section 10 (meeting the challenge of climate change,
flooding and coastal change)
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Other Documents
East Riding of Yorkshire, Landscape Assessment (2005)
Interim Planning Document on renewable energy developments (2010)

Reason for Decision

The proposed anemometer mast consists of a steel pole installed from sections; with a maximum
diameter of 15cm. Guy wires would support the 50m structure. The Jandscape impact of the
development would be minimal due to its slim nature and the temporary period of 12 months
for which the consent is sought. The nearest residential properties are a significant distance from
the development (all over 750m from the proposal) and views from the surrounding settlements
of Wold Newton, Fordon and Foxholes would not appear to be adversely affected by the
proposal due to the slender size of the pole and guy wires in this open and varying landscape.

The application has been considered against all the above relevant policies and it is therefore
considered that the application would not have a detrimental impact on the area, the surrounding
settlements nearby residents nor have an overbearing impact on the character of the local
landscape.

Alan Menzies
Director of Planning and Economic Regeneration.

Contact Officer

Mr Simon Johnson

Background Papers
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Agenda Item No.
EAST RIDING OF YORKSHIRE COUNCIL

Reportto:  Planning Committee
13 September 2012

WARDS: Fast Wolds And Coastal

Application for Erection of 1 no. wind turbine (50m to hub and 77m to tip) and
associated infrastructure

At Land North West Of Grange Farm, Wold Road, Nafferton, East Riding Of
Yotkshite by Nafferton Wold Farms Ltd

Application Number: 12/02385/STPLF

Reportt of the Director of Planning and FEconomic Regeneration
A. Executive Summary
Application teference 12/02385/STPLF is referred to the Committee for decision.
B. Corporate Priorities
Valuing our environment
Retaining the Fast Riding character
A Well Managed Authority
C. Application Type
Strategic - Full Planning Permission
D. Parish
Nafferton Parish Counecil
E. Applicant
Nafferton Wold Farms Ltd
F. Tatget Date

17 August 2012

G. Environmental Impact Assessment
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1.1

1.2

1.2

Before this application was submitted it was considered within the context of The Town
and Country Planning (Environmental Impact Assessment Regulations) 2011 with a view
to determining whethet an Environmental Impact Assessment was required. Taking into
account the tequirements of the Regulations and the guidance contained in Circular
02/99 it was determined that an Environmental Impact Assessment was not required in
this case.

Recommendation

That the application be REFUSED as detailed in section 12 of this report.

INTRODUCTION

This application seeks full planning consent for a single turbine wind energy at Nafferton
Grange Wind Tutbine on agricultural land located at the north of Nafferton and
northeast of Driffield in East Riding of Yotkshite. The site location can be seen in
Appendix 1.

The Development will comprise of the following:

« The etection of a single 3 bladed wind turbine which will have a maximum hub
height of 50m and rotor diameter of 54m giving an overall height to blade tip of up
to 77m. The Development will have an output power capacity of up to
approximately 500 kilowatt (kw).

+ Other associated infrasttucture comprises of an external compact housing
(approximately 2 metres(m) x 3m x 2m) containing the turbine transformer, low
voltage distribution system and medium voltage switchgear assembly with
underground cabling from the wind turbine and;

« A construction of new 5m wide access to the turbine with a distance of 325m and
comptising of a geotextile base with crushed stone on top with a running surface of
higher quality finer graded stone

The electricity generated by the turbine would be exported onto the National Grid to
offset the farming group’s consumption. The life span will be for 25 years after which it
will be decommissioned subject to the approval of such details by the Local Planning
Authotity, in order to protect and safeguard the amenities of the area.

PLANS AND ILLUSTRATIONS
Appendix 1 - Site Location Plan.
Appendix 2 - Site Layout Plan.
Appendix 3 - Elevations

Appendix 4 - location of adjacent turbine

KEY PLANNING POLICIES
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The Development Plan for the area comprises the, Regional Spatial Strategy to 2026
(2008), Joint Structure Plan for Hull and East Riding of Yorkshire Borough Wide Local
Plan (1997).

Regional Spatial Strategy

YH1 Owerall Approach and Key Spatial Priorities
YH2 Climate Change and Resource Use

ENV1 Development and Flood Risk

ENV5 Energy

ENVG6 Forestry, Trees and Woodlands

YH7 Location of development

ENV8E Biodiversity

ENVY Historic Environment

ENV10 Landscape

The Localism Act 2011 gives the Secretary of State power to revoke Regional Spatial
Strategy in whole or in part. The Government stated mtention to revoke can be treated as

a material planning consideration with weight to be attached to this intention being left
to the decision maker in each case.

Joint Structure Plan

DS7  Development Infrastructure
SP1 Settlement Character

SP4  Landscape Character

SP5  Design of New Development
ENV3 Species Protection

ENV6 Built and Historic Assets
ENV7 Archaeological remaining

East Yorkshire Borough Wide Local Plan

EN2 Development in the Open Countryside
EN3 Wolds Area of Landscape Protection
EN11 Species Protection

EN20 Listed Buildings

ENZ25 Renewable Energy

TM Development and the Transport System

East Riding of Yorkshire Supplementary Planning Guidance

Interim Planning Document on Renewable Energy (2009)
East Riding of Yorkshire Landscape Character Assessment (2005)

National Planning Policy




4.1

National Planning Policy Framework (NPPF) (2012)

Technical Guidance to the National Planning Policy Framewotk (2012) Flood Risk

PPS22 Renewable Energy - companion Guide) -2004

RELEVANT PLANNING HISTORY

Land West of the Bungalow Wold Road, Nafferton

11/02075/S1PLF

Erection of a 67m high to tip wind turbine with associated crane
hardstanding transformer station and construction of vehicular
track. Approved 28 July 2011, It is currently being implemented.
(Note: Whilst the application is not in the same planning unil, it is
important for reference purposes because it i not far away from the curvent
proposed development. It will assist to understand any likely cumulative effect
the present application wiight have on local protected Wold Landscape area).

CONSULTATION REPLIES

Parish Council

Highway Control

Public Protection
Division

Comments awaited.

No objection. The revised plan received on 4 July 2012 showing the
Swept Path Analysis, Traffic Management Plan and Construction
Methods ate consideted acceptable, because it will not generate an
unacceptable increase in the level of vehicle turning movements and
on-street parking on the adjacent public highway network. The
existing vehicular access will be temporarily widened and improved
at the junction with C132, Wold Road in order to accommodate the
turning manoeuvtes of the heavy goods vehicles that will deliver the
wind turbine components. Visibility for the drivers of emerging
vehicles is compatible with the traffic flows and the vehicle speeds
that can be expected at this location. Parking, loading, off-loading
and manoeuvring facilities will be provided within the site curtilage.
There have been no recorded injury accidents on the adjacent public
highway within the period 2007 - 2011.

No objection subject to conditions.

The noise desk top assessment has been reviewed.

The assessment predicts noise levels using noise control plots based
on the manufacturer’s maximum noise emission levels up to 10m/s
using the methodology described in ISO 9163 2:1996. It states that

no Noise Sensitive Receptors (NSR} are predicted to experience
noise levels greater than 35dB(A) LA90,10min.
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Trees and Landscape
Section

Public Rights of Way

Conservation Officer

The noise assessment also takes into account the cumulative effect of
other turbines/windfarms which are operational, under construction
ot at the application stage within 5km of the development ie Kesters
Farm, Pockthotrpe Hall, Little Pockthorpe Hall, Denby House,
Danesdale, Middledale Heights, Great Kendale, Nafferton Wold and
Thornholme Fields. The assessment states that there are no NSR
within the cumulative area.

The Assessment and Rating of Noise from Wind Farms’ ETSU-R-
97, (“ETSU”) published by the UK’s Department of Trade and
Industry (DTT) is the approptiate standard for turbines of this size.
ETSU recommends controlling wind turbine noise by the application
of noise liits at the nearest nolse-sensitive propetrties.

ETSU states that:

“Fot single tutbines or windfarms with very large separation
distances between the turbines and the nearest properties a simplified
noise condition may be suitable. We are of the opinion that, if the
noise is imited to an L.y, 19 mn Of 35 dB(A) up to wind speeds of
10m/s at 10 height, then this condition alone would offer sufficient
protection of amenity, and background noise surveys would be
unnecessary.”’

It also recommends a fixed limit of 43 dB(A) for night-time.

The Public Protection Officers are unable to object to this
application on the ground of noise so long as the noise levels are
within the ETSU guidelines and, therefore, Public Protection
Officers are only able to express their concerns that there may be a
loss of amenity and/ot possible nuisance.

No objection.

The proposed development will not have any effect on the nearest
public rights of way.

No objection.

The proposed site is close to the one for the already approved
turbine (11/02075/STPLF). Like the other one, this turbine will
neither have a direct impact on the fabric of a Listed Building nor
will it be located within a Conservation Area. The scheme will
however have some impact on the setting of designated heritage
assets. Looking at the Listed Buildings in the area and their setting
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English Heritage

Natural England

Nature Conservation
Officer (Biodiversity)

CAA - Wind
Turbines (Anywhere)

Mimistry Of Defence

and the nearby Conservation Areas, I feel that the scheme’s impact
will not be substantial enough to justify an objection.

Although, viewing two tutbines or parts of them from within the
curtilage of Listed Buildings or from within Conservation Areas
might have more impact than viewing just one, the additional impact
is not detrimentally harm the ability to appreciate and enjoy the
heritage assets in the area

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

No objection.

The application is supported by an Ecological Appraisal. The
assessment has followed appropriate guidance and current best
practice to evaluate the ecological effects associated with the
proposed scheme. On the basis of the information provided within
the repott, it can be determined that the immediate area of the
development is of limited ecological value with few habitats or
species of note and it is unlikely that the proposed development will
cause significant harm to any protected species. The recommended
mitigation measures in the report shall be implemented to minimise
ot avoid negative ecological impacts. A condition is recommended to
ensure that the development takes place strictly in accordance with
the measures set out the applicants Ecological Mitigation strategy.

No comments received.

Ministry of Defence objects to the proposal. The tutbine will be
16.9km from, in line of sight to, and will cause unacceptable
intetference to the Air Defence (AD) radar at Staxton Wold. Trials
catried out in 2005 concluded that wind tutbines can have
detrimental effects on the operation of radar which include the
desensitisation of radar in the vicinity of the turbines, and the
creation of “false” aircraft returns. The probability of the radar
detecting aircraft flying over or in the vicinity of the turbines would
be reduced, and the Royal Air Force (RAF) would be unable to
provide a full air surveillance service in the area of the proposed
wind farm.

If the developer is able to ovetcome the issues stated above, the
MoD) will request that all turbines be fitted with 25 candela omni-
ditectional red lighting or infrared lighting with an optimised flash
pattern of 60 flashes per minute of 200ms to 500ms duration at the
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NERL Safeguarding
Officer

Humber Archaeology
Partnership

SPECTRUM
(Ofcom)

Royal Society For
The Protection Of
Birds

Landscape -+ Visual
Impact Asessment

highest practicable point.

No objection.

The site lies within an atea of archaeological interest. Recommend a
condition requiring a written scheme of investigation.

No comments received.

No comiments tecetved.,

No objection to the proposed development. National Policy
Statement for Renewable Energy Infrastructure (EN-3) outlines how
the potential harm of renewable energy development should be
minimised through careful design, taking account of environmental
effects on the landscape and siting, operational and other relevant
consttaints, to minimise harm to the landscape, including by
reasonable mitigation. Although there will undoubtedly be a level of
landscape and visual effects tesulting from this proposal, the scale of
the structure, its close relationship with a consented turbine of
similar size and its associaton with an existing large agricultural
holding of Nafferton Grange, mean that such effects will be
generally mitigated by existing built and natural features already
present within the immediate and wider landscape.

It is cleat that thete are a significant number of small and medium
sized, single and two turbine developments in this landscape and
whilst these can not be described as being dominant in the wider
landscape or as having a re-characterising effect, they do have a
smaller-scale, localised, close-proximity impact on landscape
character. However, there are only a limited number of locations
where a number of these existing turbines can be viewed collectively
in the same visual ‘envelope’ and even fewer examples where their
cumulative effects have the potential to become of overriding
significance. Instead, the main cumulative effects of this
development will be to add to an expanding ‘successive visibility’ in
this landscape, where a number of turbines come into view in a
succession of visual ‘envelopes’ as the receptor ‘travels’ across the
landscape, rather than being visible as a collective in the same view.
Whilst there is an impact from such ‘successive visibility’, the effect
of this at present is not regarded to be unacceptable in the wider
context of landscape character and the visual resource of the area.




Cable And Wireless
Wotldwide

[US Connections
Racal Vodaphone
British Telecom
National
Telecommunications

Limited

Humberside Airport

Animal Health
(DEFRA)

Home Office

YEDL

Telefonica {formerly
02)

Radio
Communications
Agency

Virgin Mobile

Humberside Police -
Operations

Kingston

Communicatons
(Hull) Plc

Orange Personal
Communications

Services

Joint Radio Company
Ltd

BAE Systems

No objection.

No comments received.
No comments received.,
No comments received.

No comments received.

No objection from aerodrome safeguarding critetia.

No comments received.

No comments received.

No comments received.

No comments received.

No comments received.

No comments received.

(18/06/12)

No comments received.

No comments tecetved.

No objection.

No comimments received.
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6.1

Northern Powergrid
ERYC Drainage

Department of Trade
and Industry

PUBLICITY

No objections raised
No objections.

No comments received.

The application was advertised using site notices, press notice and neighbour notification

letters.

Netghbours /

Publicity

Six letters of objection have been received raising the following
points:

The scramble for feed in tatiff through the erection of wind
farm turbine is destroying the Yorkshire Wolds

The proposal conttibute to the cumulative impact on the Wold
Landscape character

Its size and position on a highly visible area of the Yorkshire
Wolds. And its impact on the landscape would be detrimental
to the Yorkshire Wolds Landscape. The areas of the East
Riding around Driffield is already awash with turbines, and the
cumulative effect of yet another one especially of such a scale,
would further marr the landscape.

All wind turbines higher than a house should not be imposed
upon the landscape. Wind turbines of the type and size
described in the application produce a negative catbon
footprint. The environmental cost of producing, transporting
and erecting these monstets can never be recovered in the small
amount of enetgy they may or not produce if the wind blows.
Wind tutbines do not produce economically viable power.

I fully acknowledge the need for renewable energy but 1 feel the
rural area around Driffield s becoming awash with wind
turbines which are having dettimental effect to the aesthetic of
t