Decision no: 2015/0518/QUT
S E L B Y (8/35/479A/PA)
——— TOWN AND COUNTRY PLANNING ACT 1990
Meving formard win purooe NOTICE OF DECISION

NOTICE OF DECISION OF PLANNING AUTHORITY ON APPLICATION FOR
PERMISSION TO CARRY OUT DEVELOPMENT

This decision does not constitute approval under the Building Regulations
Please read notes at the end of this notice

Mr D Pulleyn

¢/o Mr Brian Scott
Brian Scott Designs
Blacksmiths Cottage
Station Road
Wistow

Selby

North Yorkshire
YO8 3uzZ

The above named council being the Local Planning Authority for the purposes of your application
dated 19 May 2015 in respect of the following:

Proposal: Proposed outline application for the residential development {access and layout to be
approved all other matters reserved) for 17 dwellings with garages, creation of access
road and associated public open space following demolition of existing garages at land
to the north west

Location; Street Record, Castle Close, Cawood

have considered your said application and have GRANTED permission in accordance with the
application drawings and particulars subject to the attached Section 106 agreement and the
following conditions and reasons:

01. Approval of the details of the (a) appearance, b) iandscaping and c) scale (hereinafter called
'the reserved matters') shall be obtained from the Local Planning Authority in writing before any
development is commenced.

Reason:
This is an outline permission and these matters have been reserved for the subsequent approval of
the Local Planning Authority.

02. Applications for the approval of the reserved matters referred to in No.1 herein shall be made
within a period of three years from the grant of this outline permission and the development to
which this permission relates shall be begun not later than the expiration of two years from the final
approval of the reserved matters or, in the case of approval on different dates, the final approval of
the last such matter to be approved.

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

03. The development permitted by this planning permission shall only be carried out in accordance
with the approved Flood Risk Assessment (FRA) and the following mitigation measures detailed
within the FRA:



1. The applicant shall submit a plan demonstrating that any ground raising in the construction
of the access road will not alter existing flood flow routes. If the applicant cannot demonstrate this,
the applicant shall submit details of a like for like compensatory storage design for the total volume
lost (i.e. total area of FZ3 which will no longer available to be used for storage post the construction
of the road).

2. Flood resilience measures to be installed as detailed in the FRA:

0 Finished floor levels are set no lower than 300mm above existing ground level and to be of
solid construction.

0 Watertight external doer construction to 350mm above ground level.

0 Sleeping accommodation to be provided at upper floor level.

0 Sockets to be wired from above.

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 planning authority.

Reason:
To prevent flooding elsewhere by ensuring that compensatory storage of flood water is provided
and to reduce the risk of flooding to the proposed development and future occupants.

04. Unless otherwise approved in writing by the Local Planning Authority, there shall be no
excavation or other groundworks, except for investigative works or the depositing of material on the
site, until the following drawings and details have been submitted to and approved in writing by the
Local Planning Authority:

a. Detailed engineering drawings to a scale of not less than 1:500 and based upon an
accurate survey showing:

o the proposed highway layout including the highway boundary

o dimensions of any carriageway, cycleway, footway, and verges

o visibility splays

o the proposed buildings and site layout, including levels

0 accesses and driveways

o drainage and sewerage system

o lining and signing

o traffic calming measures

o all types of surfacing {including tactiles), kerbing and edging.

b. Longitudinal sections to a scale of not less than 1:500 horizontal and not less than 1:50
vertical along the centre line of each proposed road showing:

o the existing ground level

o the proposed road channel and cenire line levels

o full details of surface water drainage proposals.

c. Full highway construction details including:

o typical highway cross-sections to scale of not less than 1:50 showing a specification for all the
types of construction proposed for carriageways, cycleways and footways/footpaths

o when requested cross sections at regular intervals along the proposed roads showing the
existing and proposed ground levels

o kerb and edging construction details

o0 typical drainage construction details.

d. Details of the method and means of surface water disposal.
e. Details of all proposed street lighting.
f. Drawings for the proposed new roads and footways/footpaths giving all relevant dimensions

for their setting out including reference dimensions to existing features.



g. Full working drawings for any structures which affect or form part of the highway network.

h. A programme for completing the works.

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

INFORMATIVE:

In imposing the condition above it is recommended that before a detailed planning

submission is made a draft layout is produced for discussion between the applicant, the Local
Planning Authority and the Highway Authority in order to avoid abortive work. The agreed drawings
must be approved in writing by the Local Planning Authority for the purpose of discharging this
condition.

Reason:

In accordance with Policies ENV1, T1 and T2 of the Local Plan and to secure an appropriate
highway constructed to an adoptable standard in the interests of highway safety and the amenity
and convenience of highway users.

05. No dwelling to which this planning permission relates shall be occupied until the carriageway
and any footway/footpath from which it gains access is constructed to basecourse macadam level
and/or block paved and kerbed and connected to the existing highway network with street lighting
installed and in operation. The completion of all road works, including any phasing, shall be in
accordance with a programme approved in writing with the Local Planning Authority before the first
dwelling of the development is occupied.

Reason:

In accordance with Policies ENV1, T1 and T2 of the Local Plan and to ensure safe and appropriate
access and egress to the dwellings, in the interests of highway safety and the convenience of
prospective residents.

06. There shall be no access or egress by any vehicles befween the highway and the application
site until full details of any measures required to prevent surface water from non-highway areas
discharging on to the existing or proposed highway tegether with a programme for their
implementation have been submitted to and approved in writing by the Local Planning Authority.
The works shall be implemented in accordance with the approved details and programme.

Reason:
In accordance with Policies ENV1, T1 and T2 of the Local Plan and in the interests of highway
safety

07. Unless otherwise approved in writing by the Local Planning Authority, there shall be no
excavation or other groundworks, except for investigative works, or the depositing of material on
the site in connection with the construction of the access road or building(s) or other works until:

(i) The details of the following off site required highway improvement works, works listed below
have been submitted to and approved in writing by the Local Planning Authority:

a. Footway/Carriageway remedial works (Wolsey Avenue)

(i) A programme for the completion of the proposed works has been submitted to and approved
writing by the Local Planning Authority in consultation with the Local Highway Authority.

INFORMATIVE:
There must be no works in the existing highway until an Agreement under Section 278 of the
Highways Act 1980 has been entered into between the Developer and the Highway Authority.



Reason:
In accordance with Policies ENV1, T1 and T2 of the Local Plan and to ensure that the details are
satisfactory in the interests of the safety and convenience of highway users.

08. Notwithstanding the provisions of the Town and Country Planning General Permitted
Development Order 2015 or any subsequent Order, the garage(s) shall not be converted into
domestic accommodation without the granting of an appropriate planning permission.

Reason:

In accordance with Policies ENV1, T1 and T2 of the Local Plan and to ensure the retention of
adequate and satisfactory provision of off-street accommodation for vehicles generated by
occupiers of the dwelling and visitors to it, in the interest of safety and the general amenity the
development.

09. Unless otherwise approved in writing by the Local Planning Authority, there shall be no HCVs
brought onto the site until a survey recording the condition of the existing highway (Wolsey
Avenue) has been carried out in a manner approved in writing by the Local Planning Authority.

Reason:
In accordance with Policies ENV1, T1 and T2 of the Local Plan and in the interests of highway
safety and the general amenity of the area

10. No development for any phase of the development shall take place until a Construction
Method Statement for that phase has been submitted to, and approved in writing by, the Local
Planning Authority. The approved Statement shall be adhered to throughout the construction
period for the phase. The statement shall provide for the following in respect of the phase:

(i) the parking of vehicles of site operatives and visitors

(i) loading and unloading of plant and materials

(iii) storage of plant and materials used in constructing the development

(iv) erection and maintenance of security hoarding including decorative displays and facilities
for public viewing where appropriate

{v) wheel washing facilities

(vi) measures to control the emission of dust and dirt during construction

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

Reason:
In accordance with Policies ENV1, T1 and T2 of the Local Plan and in the interests of highway
safety and the general amenity of the area

11. No dwelling shall be occupied until a scheme to demonstrate that at least 10% of the energy
supply of the development has been secured from decentralised and renewable or low-carbon
energy sources including details and a timetable of how this is te be achieved, including details of
physical works on site, has been submitted to and approved in writing by the Local Planning
Authority. The approved details shall be implemented in accordance with the approved timetable
and retained as operational thereafter unless otherwise approved in writing by the Local Planning
Authority.

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

12. The development shall be carried out in complete accordance with the mitigation measures
and recommendations set out in the Extended Phase 1 Habitat Survey and Great Crested Newt
Assessment by Wold Ecology Ltd unless otherwise approved in writing by the Local Planning
Authority.

Reason:



In the interests of ensuring that the scheme avoids potential impacts on nesting birds and to
ensure the enhancement of the site for wildlife purposes.

13. No development shall commence until an investigation and risk assessment has been
undertaken to assess the nature and extent of any land contamination. The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings must be
produced. The written report shall be submitted and approved in writing of the Local Planning
Authority. The report of the findings must include:

i. a survey of the extent, scale and nature of contamination (including ground gases where
appropriate);
ii. an assessment of the potential risks to:

o] human health,

o property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

o adjoining land,

o groundwaters and surface waters,

o ecological systems,

o archaeological sites and ancient monuments;

fii. an appraisal of remedial options, and proposai of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11".

The proposed scheme shall thereafter be carried out in accordance with any recommendations set
out in the approved report.

Reason:

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

14. No development shall commence until a detailed remediation scheme to bring the site to a
condition suitable for the intended use {by removing unacceptable risks to human health, buildings
and other property and the natural and historical environment) has been submitted to and
approved in writing by the Local Planning Authority. The scheme must include ail works to be
undertaken, proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as contaminated
land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the
land after remediation. The proposed scheme shall thereafter be carried out in accordance with
the recommendations set out within the approved report.

Reason:

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

15. Prior to first occupation or use, the approved remediation scheme must be carried out in
accordance with its terms and a verification report that demonstrates the effectiveness of the
remediation carried out must be produced and be subject to the approval in writing of the Local
Planning Authority.

Reason:
To ensure that risks from land contamination to the future users of the land and neighbouring land
are minimised, together with those to controlled waters, property and ecological systems.



16. In the event that contamination is found at any time when carrying out the approved
development that was not previously identified, it must be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment must be undertaken and where
remediation is necessary a remediation scheme must be prepared, which is subject to the approval
in writing of the Local Planning Authority. Following completion of measures identified in the
approved remediation scheme a verification report must be prepared, which is subject to the
approval in writing of the Local Planning Authority.

Reason:

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

17. No development shall take place until a detailed design and associated management and
maintenance plan of surface water drainage for the site based on sustainable drainage principles
and an assessment of the hydrological and hydrogeological context of the development has been
submitted to and approved in writing by the Local Planning Authority. The surface water drainage
design should demonstrate that the surface water runoff generated during rainfall events up to and
including the 1 in 100 years rainfall event, to include for climate change and urban creep, will not
exceed the run-off from the undeveloped site following the corresponding rainfall event. The
approved drainage system shall be implemented in accordance with the approved detailed design
prior to completion of the development.

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

Reason:
To prevent the increased risk of flooding; to ensure the future maintenance of the sustainable
drainage system, to improve and protect water quality and improve habitat and amenity.

18. No dwelling shall be occupied until arrangements for the provision of recreational open space
on the development have been submitted to and approved in writing by the Local Planning
Authority. The arrangements shall cover the following matters:-

a) the layout and disposition of the recreational open space, including any play equipment to
be provided, if any.

b) the timescale for the implementation and completion of the works to provide the
recreational open space;

c) the mechanism for ensuring that the recreational open space will be available for the public
within perpetuity.

d) maintenance of the recreational open space in perpetuity.

Reason:
To ensure the provision of appropriate recreational open space to serve the development and in
accordance with Policy RT2 of the Selby District Local Plan.

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

Reason:

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



20. Prior to the site preparation and construction work commencing, a scheme to minimise the
impact of noise and vibration on residential properties in close proximity to the site, shall be
submitted to and approved in writing by the Local Planning Authority.

Reason:
In the interests of protecting residential amenity in accordance with Policies ENV1 and SP19 of the
Local Plan and the NPPF.

21. The development hereby permitted shall be carried out in accordance with the plans/drawings
listed below:

Reference Description i
1518 LOCATION/B Location Plan

1518 SITEPLAN 500/C Proposed Plans

1518 SITEPLAN 1250/B Proposed Plans

1576/001 Topographical Survey
Reason:

For the avoidance of doubt
INFORMATIVES:

01.  The Local Planning Authority worked positively and proactively with the applicant to identify
various solutions during the application process to ensure that the proposal comprised sustainable
development and would improve the economic, social and environmental conditions of the area
and would accord with the development plan. These were incorporated into the scheme and/or
have been secured by planning condition. The Local Planning Authority has therefore implemented
the requirement in Paragraphs 186-187 of the NPPF.

02. THE COAL AUTHORITY

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

» Collapse of shallow coal mine workings.

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

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

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

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

* Coal mining subsidence.

« Water emissions from coal mine workings.

Applicants must take account of these hazards which could affect stability, health & safety, or
cause adverse environmental impacts during the carrying out of their proposals and must seek
specialist advice where required. Additional hazards or stability issues may arise from development
on or adjacent to restored opencast sites or quarries and former colliery spail tips.

Potential hazards or impacts may not necessarily be confined to the development site, and
Applicants must take advice and introduce appropriate measures to address risks both within and



beyond the development site. As an example the stabilisation of shallow coal warkings by grouting
may affect, block or divert underground pathways for water or gas.

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

Any intrusive activities which intersect, disturb or enter any coal seams, coal mine workings or coal
mine entries (shafts and adits) require the prior written permission of the Coal Authority. Such
activities could include site investigation boreholes, digging of foundations, piling activities, other
ground works and any subsequent treatment of coal mine workings and coal mine entries for
ground stability purposes.

Failure to obtain Coal Authority permission for such activities is trespass, with the potential for
court action. In the interests of public safety the Coal Authority is concerned that risks specific to
the nature of coal and coal mine workings are identified and mitigated.

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

03. HIGHWAYS INFORMATIVE- Mud on the Highway

You are advised that any activity on the development site that results in the deposit of soil, mud or
other debris onto the highway will leave you liable for a range of offences under the Highways Act
1980 and Road Traffic Act 1988. Precautions should be taken to prevent such occurrences.

2 (S WV

Mr R M Sunter BSc Hons, Dip TP, Dip Archon, MRTPI
Lead Officer - Planning

Date: 3 December 2015



Appeals to the Secretary of State

+ If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary
of State under section 78 of the Town and Country Planning Act 1990.

e [If this is a decision on a planning application relating to the same or substantially the same land
and development as is already the subject of an enforcement notice [reference], then if you want
to appeal against your local planning authority’s decision on your application you must do so
within 28 days of the date of this notice.

+ If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority’s decision on your application, then you must do so within:

28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the
case of a householder appeal] of the date of this notice, whichever period expires earlier.

« If this is a decision to refuse planning permission for a minor commercial application and you
want to appeal against your local planning authority’s decision then you must do so within 12
weeks of the date of this notice.

s If you want to appeal against your local planning authority’s decision then you must do so within
6 months of the date of this notice.

s Appeals must be made using a form which you can get from the Secretary of State at Temple
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN or online at
www.planningportal.gov.uk/pcs.

« The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

s The Secretary of State need not consider an appeal if it seems to the Secretary of State that the
local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard to
the statutory requirements, to the provisions of any development order and to any directions
given under a development order.

Purchase Notice

If either the Local Planning Authority or the Secretary of State for the Environment refuses permission to
develop land or grants it subject to conditions, the owner may claim that he can neither put the land to a
reasonably beneficial use in its existing state nor can he render the land capable of a reasonably beneficial
use by carrying out any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose area the land is
situated. This notice will require the Council to purchase his interest in the land in accordance with Part VI of
the Town and Country Planning Act 1990.

Compensation

in certain circumstances compensation may be claimed from the local planning authority if permission is
refused or granted subject to conditions by the Secretary of State on appeal or on referral of the application
to him,

These circumstances are set out in Section 114 and related provisions of the Town and Country Planning
Act 1990.

Circular 10/82 - Access for the disabled

Section 76 of the Town and Country Planning Act 1990 places a duty on local planning authorities to draw
the attention of developers to the relevant provisions of The Chronically Sick and Disabled Persons Act
1970. These sections cover buildings or premises to which the public are to be admitted and to offices,
shops, railway premises and factories. These sections require any person providing such premises to make
provision, where reasonable and practicable, for the means of access, parking and sanitary conveniences to
meet the needs of disabled people.



NOTE

No consent, permission or approval hereby given absolves the applicant from the necessity of obtaining the
approval, under Building Regulations, of the District Council in whose area where the site of the proposed
development is situated; or of obtaining approval under any other Bye-Laws, local Acts, orders, regulations
and statutory provisions in force; and no part of the proposed development should be commenced until such
further approval has been obtained.



