
Parish: Alne Committee date: 18 October 2018 
Ward: Easingwold Officer dealing: Ruth Hindmarch 
3 Target date:  

18/00995/FUL  
 
Demolition of existing storage sheds and construction of five detached houses with 
associated garages and access road 
At Old Station Yard, Station Road, Alne Station 
For Mr A Adamson & Mrs S Adamson 
 
This application is referred to Planning Committee as the proposal is a departure from 
the Development Plan. 

Consideration of this application was deferred at the meeting of 23 August in order to 
address concerns regarding noise and safety. 

1.0 SITE, CONTEXT AND PROPOSAL 

1.1 The application site is the former station yard at Alne Station, to the south west of the 
East Coast Main Line and east of Station Road and at the northern end of Alne 
Station.  Alne Station is a separate settlement from the village of Alne, which lies 
approximately 650 metres to the south west by road. 

1.2 The application site has a long standing use for storage and distribution associated 
with a stonemasonry business. There are a number of buildings on the site of a 
commercial nature, including storage containers associated with the business 
currently operating from the site. These buildings contrast with the neighbouring 
dwellings.  

1.3 The adjacent railway and associated land forms, together with an existing vehicular 
track, form the eastern boundary of the site. To the south of the site is a commercial 
premises with residential properties beyond. The western boundary consists of 
fencing and planting, beyond which is the highway, and to the north is an 
embankment and a bridge which takes the highway over the railway line. 

1.4 Permission is sought to remove the commercial buildings on the site, form a shared 
drive parallel to Station Road and erect five detached dwellings in a linear 
arrangement to the west of the drive with middle three properties fronting the drive 
and backing onto Station Road. A further property would form the end of the cul-de-
sac with its principal elevation fronting south and its rear elevation facing north, the 
remaining property would be located close to the entrance to the development and 
would also have its principal elevation facing south and rear elevation facing north. 

1.5 There is a change in level up to the highway and existing planting that could be 
supplemented along the boundary to provide screening of the rear elevations and 
garden areas.  The scheme includes a three-bedroom bungalow, a two-bedroom 
bungalow and three three-bedroom houses.  

1.6 A previous scheme was refused as no justification had been provided for the loss of 
employment land and the proposal did not address housing need in the area as it 
was for larger detached dwellings. This revised scheme provides marketing 
information relating to the site and justification for its loss and the housing mix has 
been amended to better reflect local housing need. 

1.7 Following deferral of the application at committee in August the applicant has 
submitted an updated noise report and layout to show the development is acceptable 



in terms of noise from the adjacent railway. Clarity has also been provided regarding 
the site boundary fencing and gate to ensure residents do not have access to the 
railway as concerns were raised regarding the safety of residents at the site. 

2.0 RELEVANT PLANNING AND ENFORCEMENT HISTORY 

2.1 83/1026/CAP – Certificate of alternative use proposed – Use of land as a builder’s 
yard and construction of an office building; Granted 8 December 1983. 

2.2 84/0431/FUL – Building for the storage of timber; Granted 27 September 1984. 

2.3 85/0846/OUT – Outline application for a dwelling with domestic garage; Refused 25 
July 1985, appeal allowed 9 April 1986. 

2.4 88/0187/FUL – Garage/workshop building for use in connection with haulage 
business; Granted 4 October 1988. 

2.5 99/50046/P – Revised application for a storage and distribution building with 
associated office accommodation; Granted 27 September 1999. 

2.6 17/00382/FUL - Demolition of existing storage sheds and construction of five 
detached houses, with associated garages and access road; Refused 1 June 2017 

3.0 RELEVANT PLANNING POLICIES 

3.1 The relevant policies are: 

Core Strategy Policy CP1 - Sustainable development 
Core Strategy Policy CP2 - Access 
Core Strategy Policy CP4 - Settlement hierarchy 

 Core Strategy Policy CP8 – Type, size and tenure of housing 
Core Strategy Policy CP16 - Protecting and enhancing natural and man-made assets 
Core Strategy Policy CP17 - Promoting high quality design 
Development Policies DP1 - Protecting amenity 
Development Policies DP3 - Site accessibility 
Development Policies DP4 - Access for all 
Development Policies DP6 – Utilities and Infrastructure 
Development Policies DP8 - Development Limits 
Development Policies DP9 - Development outside Development Limits 
Development Policies DP10 - Form and character of settlements 
Development Policies DP12 – Delivering housing on “brownfield land” 
Development Policies DP13 – Achieving and maintaining the right mix of housing 
Development Policies DP15 – Promoting and maintaining affordable housing 
Development Policies DP17 – Retention of employment sites 
Development Policies DP30 - Landscape Character 
Development Policies DP32 - General design 
Development Policies DP33 - Landscaping 
Interim Guidance Note - adopted by Council on 7th April 2015 
Supplementary Planning Document - Size, Type and Tenure of New Homes  
National Planning Policy Framework (NPPF) 

4.0 CONSULTATIONS  

4.1 Parish Council – No objection, although concern has been raised with NYCC 
Highways regarding the formation of ice on the slope down from the bridge causing 
cars to slide out of control. This will directly affect the proposed access and should be 
addressed as part of the application. 



A question has been asked as to whether the County Archaeologist would be 
recording the site prior to any works taking place. 

4.2 Highway Authority – No objection subject to conditions. 

4.3 Environmental Health Officer – Advise following consideration of the September 2018 
Acoustic Report that provided the mitigation measures detailed within Section 5 of 
the acoustic report, including separation distance from the railway line, orientation of 
the buildings, internal layout, use of enhanced glazing with acoustic ventilators, 
bedroom ceiling construction, acoustic screening at the boundary of the site and at 
the perimeter of garden areas are applied, I believe this can be achieved and would 
have no objections. 

4.4 Contaminated Land Officer – No objection subject to conditions. 

4.5 Network Rail – No objection subject to conditions but raises questions about land 
ownership. (Officer note: the location has been plan amended to reflect these 
comments). 

4.6 Yorkshire Water – No objection subject to conditions. 

4.7 Kyle & Upper Ouse Internal Drainage Board – No objections subject to 
conditions.  The application may increase the impermeable area to the site. 
Therefore, the applicant should ensure that any existing or proposed surface water 
discharge system has adequate capacity for any increase in surface water run-off to 
the site.  

 
4.8 Ministry of Defence – No safeguarding objection. 

4.9 Environment Agency – No comments received.  

4.10  Public comments – one letter of representation raising concern over potential visitor 
parking on Station Road. 

5.0 OBSERVATIONS  

5.1 The main issues to consider are: (i) the principle of development; (ii) flooding; (iii) 
contaminated land; (iv) noise; (v) ecology; (vi) housing mix, (vii) design; (viii) heritage 
assets; (ix) highway implications and (x) residential amenity. 

Principle 

5.2 Alne Station lies beyond the Development Limits of the settlements listed in Policy 
CP4, which states that all development should normally be within the Development 
Limits of settlements. Policy DP9 states that development will only be permitted 
beyond Development Limits "in exceptional circumstances".  The applicant does not 
claim any of the exceptional circumstances identified in Policy CP4 and, as such, the 
proposal would be a departure from the Development Plan.  However, it is also 
necessary to consider more recent national policy in the form of the National 
Planning Policy Framework (NPPF). 

5.3 To ensure appropriate consistent interpretation of the NPPF alongside Policies CP4 
and DP9, on 7 April 2015 the Council adopted Interim Policy Guidance (IPG) relating 
to Settlement Hierarchy and Housing Development in the Rural Areas. This guidance 
bridges the gap between CP4/DP9 and the NPPF and relates to residential 
development within villages. The IPG details how Hambleton District Council will now 



consider development in and around smaller settlements and has included an 
updated Settlement Hierarchy. 

5.4 In the Settlement Hierarchy contained within the IPG, Alne Station is defined as an 
Other Settlement.  Alne is approximately 650m away by road and is defined as a 
Secondary Village and therefore is considered a sustainable location for 
development. There are footpath links between the two villages and access to bus 
services. Alne and Alne Station are identified as cluster villages within the IPG due 
their proximity and it is therefore considered the proposal satisfies criterion 1 of the 
IPG that proposed development must provide support to local services including 
services in a village or villages nearby. 

5.5 The site has most recently been used as a stone mason’s yard which provided 
employment to the two owners of the company. The use of the site for this purpose is 
very limited with the business owners now operating the company from another site 
within the district. No evidence has been submitted to suggest that the business 
could not continue to operate without using the site.  Policy CP12 of the Council’s 
Core Strategy seeks to support and sustain the economy of the District and policy 
DP17 seeks to achieve this by retaining employment sites unless material 
considerations indicate an exception can be made – such as: the site is no longer 
viable; or redevelopment would facilitate a new site to sustain an existing business. 

5.6 In order to comply with policy DP17 the applicant has submitted information relating 
to marketing of the site as point ii of DP17 states that permission for any use that 
may have an adverse effect on an area’s primary purpose for employment will not be 
granted unless evidence can be provided that no suitable and viable alternative 
employment use can be found, or is likely to be found in the foreseeable future. 

5.7 As stated above, the site’s current use for employment purposes is limited. The 
information submitted with the application shows the site has been marketed since 25 
September 2017, with little interest and the property consultants received limited 
telephone and email enquiries. The initial marketing of the site finished after seven 
months. This time period was not considered sufficient and the applicant was asked 
for further information and evidence to show there is no demand for this site to be 
retained for employment use. The site was marketed again from June 2018 and is 
still being marketed at present, the information submitted states that following the re-
launch of the marketing no further enquiries have been received. 

5.8  The submitted report from Blacks Property Consultants states the property was 
added to the website and email notification was sent to relevant companies and 
individuals, a ‘For Sale’ board was erected in a prominent roadside position and 
Hambleton District Council were notified of the availability to enable to property to be 
logged on the property database.  The information also states there are a number of 
features of the site which the applicant does not consider “market friendly”, for 
example the shared entrance and proximity to dwellings, and there is a general lack 
of interest in this property. The property consultant also states there is ample supply 
of alternative property and locations within Hambleton District.  

5.9 The proposal identifies criterion iii of DP17 as also applicable in this case, whereby 
planning benefit would be achieved by removing a use that could cause residential 
amenity problems. However, there is no evidence that the current use of the site has 
caused amenity problems or that an alternative employment use would cause 
significant harm and the applicants’ transport statement concludes that traffic 
generation from the proposed five houses would be greater than when the stone 
mason’s business was in full operation and there would therefore be no lesser impact 
on amenity in these terms.  It is therefore considered the proposal could not be 
justified solely on criterion iii of DP17.  



5.10 The site is considered to be a small scale employment site which is currently in very 
limited use; it is under one hectare and is not allocated for employment use. 
Residential redevelopment was previously refused as no justification had been 
provided for its loss in terms of DP17; however, the marketing information now 
submitted demonstrates there is no demand from other employment users of the site. 
Given the scale of the site and the submitted evidence it is considered that on 
balance the loss of this employment site would not have a significant detrimental 
impact on the level of employment land available within the district. 

Flooding 

5.11 The majority of the application site, in particular the land on which proposed houses 
would stand, is within Flood Zone 1, an area considered of the lowest flood risk by 
the Environment Agency.  However, parts of the site, including the access, are within 
Flood Zone 2, assessed to be an area of medium flood risk.  As the housing would be 
within Flood Zone 1, a sequential test is not required; however an assessment of the 
impact of the proposal on flooding elsewhere or the potential for the access to flood is 
required. 

5.12 The applicant identifies that the access and egress to Station Road will remain in the 
current position, partly within Flood Zone 2, and that Flood Zone 2 areas are above 
the “design flood” level of a 1 in 100 year flood event, and therefore that safe access 
and egress will be available to and from the proposed development. 

5.13 A suitable means of surface water drainage must be introduced to the site. The 
requirement to submit drainage proposals, including details of their future 
management, can be required by the imposition of planning conditions and would 
ensure surface water flooding is not worsened by the proposal. 

 Contaminated Land 

5.14 The application is accompanied by a desk based Phase 1 assessment of 
contamination, which recommends a further investigation if development goes ahead 
and this is supported by the Environmental Health Officer’s advice.  A suitable 
condition to require those works to be carried out and findings submitted to the Local 
Planning Authority for approval can be attached. 

 Noise 

5.15 The location of the proposed development adjacent to the East Coast Main Line 
gives cause for concern regarding the potential impact of noise on the amenity of 
future occupiers. Submitted in support of the application is a noise assessment that 
concludes suitable attenuation measures could be introduced to achieve appropriate 
living conditions for occupants. The originally submitted report was not site specific, 
subsequently a further assessment was carried out and an updated noise report 
submitted on 24th September 2018. The report has assumed that the new homes will 
be approximately 20m from the nearest railway track and makes recommendations 
for mitigation measures to ensure there are acceptable noise levels both inside and 
outside the dwellings.  

5.16 The use of close-boarded timber fencing to provide and acoustic barrier is proposed 
along the eastern site boundary. This fencing will be 1.8m along the boundary in front 
of plots 1-4 and will rise to 3.0m along the boundary of plot 5. There are also 1.8m 
high barrier fences positioned within the individual plots at the entrances to the rear 
garden areas. The report states that through the use of this fencing (of a minimum 
18mm thick with no air-gaps) noise levels within the garden amenity areas will be 
acceptable, noting the fences “are expected to be sufficient to achieve daytime sound 
levels around 55DBLAeq in the rear garden areas”.  



5.17 In terms of noise within the dwellings themselves the mitigation measures required 
relate to suitable room ceiling and external wall construction to provide sound 
insulation together with the use of specific glazing for further insulation particularly on 
the eastern elevations of the dwellings and acoustic ventilators. 

5.18 The Environmental Health Officer has raised no objections on this basis but has 
stated the mitigation measures detailed within the noise report must be provided and 
adhered to; this can be controlled by condition. 

5.19 A commercial building used for storage and distribution would remain adjacent to the 
site. While the introduction of dwellings in this location could conflict with the 
commercial use, there is nothing to suggest the operation presently causes a noise 
nuisance to existing neighbours or that this is likely to change in the future and the 
Environmental Health Officer has raised no concerns in that regard. 

 Ecology 

5.20 The application is accompanied by a bat and breeding bird and barn owl scoping 
survey that assesses the buildings proposed to be demolished. The report finds there 
is a lack of evidence to suggest any use by bats in the buildings with building 1 
having the most potential for bat roost but this is still considered to be low. It is 
recommended that following the scoping survey that has been completed a summer 
emergence survey should be carried out prior to demolition. The report concludes the 
risk of bat usage is limited and if bats were to be found in a summer survey, 
mitigation and licensing would be straightforward. The method statement 
recommended within the report refers to the summer emergence surveys, 
recommends that if bats are found to be present further advice should be sought 
regarding the need to apply for a Licence. The report also states that work should 
either be carried out outside of the bird breeding season or checks should be made 
for active bird nests and work carried out outside of the breeding season if nests are 
discovered. Overall this proposal is not considered to detrimentally affect protected 
species and implementation can be suitably managed so as not to have a detrimental 
impact on biodiversity. 

 Housing mix 

5.21 The previously proposed development consisted of five detached dwellings each of 
four bedrooms, although the house types varied and there were different floor areas.  
However, the variations were not considered substantive and the scheme was 
considered as being for larger family homes. 

5.22 Policy CP8 requires applications for housing to take account of local housing need in 
terms of the size, type and tenure proposed. Policy DP13 supports this and requires 
developers to work collaboratively with the Council in determining the appropriate 
housing mix.  There is an identified need within the district for two and three-bedroom 
properties, the housing mix has been amended and the development consists of one 
two-bedroom bungalow, one three-bedroom bungalow and three three-bedroom 
houses. 

5.23 The Council adopted a Supplementary Planning Document on Size, Type and 
Tenure of New Homes in September 2015 and has an up to date Strategic Housing 
Market Assessment (updated report published September 2016).  Both identify the 
need for smaller housing units to address the shortfall across the district. Given the 
proposed housing mix it is considered the proposal complies with policies CP8 and 
DP13 in this respect and the revised housing mix is acceptable.  

 



5.24  The LDF Policy CP9 requires that schemes other than in Service Centres of 2 units 
or more or sites of 0.1ha or more must make provision for an element of affordable 
housing with the proportion of affordable housing set at 40% or 50% depending upon 
the location of the development relative to the Service Centre and its hinterland.  
Following the publication of the Ministerial Statement of November 2014 relating to 
affordable housing a Council resolution in July 2016 has had the effect of changing 
the threshold of CP9 to require the provision of an element of affordable housing on 
schemes of 6 units or more.  

 
5.25 The NPPF 2018 is the most up-to-date statement of Government Policy and 

withdraws the Ministerial Statement.  The NPPF 2018 is a material consideration and 
is to be considered in reaching a balanced planning judgement.  The resolution of the 
Council of July 2016 continues to be the policy of the Council and the threshold for 
the provision of affordable housing on sites other than in Service Centres remains 6 
(or more) dwellings. 

Design  

5.26 One of Hambleton’s strategic planning objectives, set out in The Core Strategy Local 
Development Document (2007), is “To protect and enhance the historic heritage and 
the unique character and identity of the towns and villages by ensuring that new 
developments are appropriate in terms of scale and location in the context of 
settlement form and character.” 

5.27 Policies CP17 and DP32 require the highest quality of creative, innovative and 
sustainable design for buildings and landscaping that take account of local character 
and settings, promote local identity and distinctiveness and are appropriate in terms 
of use, movement, form and space. 

5.28 The National Planning Policy Framework supports this approach and, at paragraph 
130, states that planning permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions. Paragraph 128 sets an expectation that 
applicants engage with the local community in drawing up the design of their 
schemes: 

“Applicants should work closely with those affected by their proposals to evolve 
designs that take account of the views of the community. Applications that can 
demonstrate early, proactive and effective engagement with the community should 
be looked on more favourably than those that cannot.” 

5.29 The Council’s Statement of Community Involvement, adopted in 2013, requires 
applications for proposals that depart from the Development Plan, which this scheme 
does, to explain how public comments have influenced the chosen design.  The 
Design and Access Statement does not refer to community consultation having taken 
place or informing the proposed design. Nor does the statement say whether 
alternative development options were considered; however a previous submission for 
pre-application advice proposed a much larger scale of development that has been 
revised following officer advice. 

5.30 The Planning Statement, incorporating a Design and Access Statement, describes 
the character of the surrounding area as predominantly residential. In this regard 
there are a mixture of types and styles of properties, ranging from detached brick 
bungalows with concrete roof tiles to detached two-storey properties with rendered 
walls and grey slate roof. It is considered the properties in the area vary in style and 
period with no architectural style defining the character. The applicant has stated the 
dwellings would be constructed of red brick with a mixture of natural grey and blue 



slate roofs and natural red clay pantile roofs.  There is a mix of materials in the area 
and in order to assess the suitability of the proposed materials samples should be 
requested for approval through condition.  

5.31 The proposed dwellings would appear appropriate to the location.  Features such as 
porches and chimneys have been included, as well as soldier courses and stone sills 
to windows that provide detailing to enhance the overall design. The proposed 
dwellings are to be detached with moderate gardens and it is considered to be in 
keeping with the character of the area and would not detract from it. 

5.32 No built site features worthy of retention are identified, reflecting the poor quality of 
some of the buildings on the site that vary in style, materials and appearance but are 
principally of a basic nature suited to their commercial purpose but not reflecting the 
character of the surrounding residential properties in the vicinity.  The lack of quality 
of the building does not mean that there is no heritage interest in the site and this 
factor is considered later in this report. 

5.33 The proposed layout allows for a density of development that reflects the surrounding 
area, providing suitable garden space for each property as well as in-curtilage 
parking, visitor parking and a refuse and recycling collection point. The layout does 
however give limited aspect to the main road with rear gardens being adjacent to the 
site boundary and the provision of rear elevations and gardens adjacent the 
boundary is considered to be acceptable in this instance due to the site levels and 
existing landscaping features. The site levels rise up towards the highway and there 
is dense hedging in place that will provide screening of the proposed development. 
The retention of the existing hedging and provision of supplementary planting can be 
achieved through condition and this would ensure sufficient screening of the 
development is provided.  

Heritage assets  

5.34 There are no listed buildings on the site, which is not within a Conservation Area. The 
Parish Council asked whether the County Archaeologist will be inspecting the site. 
The County Archaeologist has provided comments on the application and states the 
developer has acknowledged within the submission that the goods shed is a heritage 
asset of local interest. It is acknowledged that retention of this building would be 
desirable and the agent was approached about its possible retention.  They have 
stated that the building is not viable for modern commercial use, as the marketing 
exercise has demonstrated, and conversion to another use has been ruled out for 
similar reasons. On balance the building is not considered to be of such significance 
that it should be retained.  The Archaeologist agrees that should planning consent be 
granted that the building, and its immediate environs within the development area, 
should be subject to archaeological recording. This can be secured via planning 
condition. 

 Highways 

5.35 The Highway Authority raises no objection subject to conditions relating to the 
appropriate visibility splay, precautions to prevent mud on the highway, on-site 
parking and storage during development and implementation of the access, parking 
and turning areas. 

5.36 The Parish Council has raised concern over the potential safety of the access during 
winter when vehicles can slide on ice down the slope from the railway bridge towards 
the site access. Whilst this is acknowledged, the site access is currently used by the 
business on the site and Station Road is part of the highway network and will be 
maintained in the appropriate manor by the Highway Authority.  



5.37 A neighbour observation raises concern over visitor parking.  The site provides 
sufficient parking for the proposed properties and provides two visitor parking spaces. 
Station Road has no restrictions in place and visitors could park there if desired, 
although it is more likely that visitors would park on the internal drive. Given the 
parking within the site is sufficient and there are no further restrictions in place it is 
not considered any further assessment is required. 

 Residential amenity 

5.38 The proposed development provides sufficient amenity space for the occupiers of the 
proposed dwellings, which would be sufficiently spaced to ensure there is no 
significant overshadowing, overbearing or overlooking impact. It is further considered 
the proposed dwellings are sufficient distance away from neighbouring properties to 
ensure there is no significant impact on the amenity of neighbouring occupiers.  

5.39 With regard to noise impact on the proposed occupiers, the submitted noise 
assessment recommends a 1.8m close boarded timber fence to the east of the site to 
protect from noise, due to its orientation, the garden to plot 5 would be more exposed 
to noise from the railway line and therefore a more substantial height of fence, 3.0m 
in height, would be required to provide suitable mitigation. The siting of plot 5 has 
been amended to locate it further away from the railway line, this is commended 
however the front elevation now faces east and would look out onto the 3.0m high 
barrier fencing. There would remain a gap of approximately 10m between the front 
elevation and the fencing and the use of planting in front of the fencing would soften 
its appearance. A landscaping condition will be used to ensure appropriate planting is 
put in place along the barrier fencing. On balance it is considered the impact of the 
fencing could be suitably mitigated with planting and its impact on the outlook from 
plot 5 does not outweigh the benefit it brings in terms of noise attenuation.  

5.40 The Environmental Health Officer has assessed the proposal and the submitted 
noise report and provided the mitigation measures are implemented raises no 
objection.  A condition can be attached to ensure the required noise mitigation 
measures are incorporated into the development. 

5.41 In terms of concerns relating to safety and the potential for residents to access the 
railway line, it is noted the barrier fencing will also provide a secure boundary along 
the eastern boundary. The plans show the fencing will fully enclose the site, there is a 
gate shown, this is to allow access for network rail, the gate will be locked and 
network rail will hold a key. Given the site will be securely enclosed it is not 
anticipated access to the railway will be forthcoming.  

6.0 RECOMMENDATION 

6.1  That subject to any outstanding consultations permission is GRANTED subject to the 
following conditions:  

 Time Limit 
1.     The development hereby permitted shall be begun within three years of the date of 

this permission. 
 
 Approved Plans 
2.    The permission hereby granted shall not be undertaken other than in complete 

accordance with the location plan and proposed site layout FO37.02.20 REV D 
received by Hambleton District Council 09/10/2018, floor plans and elevations for 
plots 1-4 received by Hambleton District Council on 20/09/2018, and the floor plans 
and elevations for plot 5 received 24/09/2018 unless otherwise approved in writing by 
the Local Planning Authority. 

 



 Materials 
3.     No above ground construction work shall be undertaken until details and samples of 

the materials to be used in the construction of the external surfaces of the 
development have been made available on the application site for inspection (and 
the Local Planning Authority have been advised that the materials are on site) and 
the materials have been approved in writing by the Local Planning Authority. The 
development shall be constructed of the approved materials in accordance with the 
approved method. 

 
 Landscaping 
4.     No above ground construction work shall be undertaken until, a scheme of hard and 

soft landscaping works is submitted to and approved in writing by the Local Planning 
Authority.  The submitted scheme shall provide details of the species, numbers and 
locations of planting, all hard surface materials, timescales for implementation and a 
maintenance schedule.  The approved landscaping scheme shall be implemented 
prior to occupation of any dwelling and maintained thereafter in accordance with the 
approved details. 

 
 Noise mitigation 
5.     A scheme of specific noise mitigation measures for the dwellings hereby approved 

shall be submitted to and approved in writing by the Local Planning Authority prior to 
the commencement of development.  The measures in the approved noise mitigation 
scheme shall be implemented and retained unless varied by alternative details which 
have been submitted to and approved in writing by the Local Planning Authority. 

 
 Visibility Splays 
6.     There shall be no access or egress by any vehicles between the highway and the 

application site (except for the purposes of constructing the initial site access) until a 
splay is provided giving clear visibility of 59 metres in a northerly direction measured 
along the channel line of the major road from a point measured 2.4 metres down the 
centre line of the access road. The eye height will be 1.05 metres and the object 
height shall be 0.6 metres. Once created, this visibility area shall be maintained clear 
of any obstruction and retained for its intended purpose at all times. 

 
 Layout 
7.     No part of the development shall be brought into use until the approved vehicle 

access, parking and turning areas have been constructed in accordance with the 
submitted drawing (Reference F037.02.20 REV D). Once created these areas shall 
be maintained clear of any obstruction and retained for their intended purpose at all 
times. 

 
Prevention of mud, grit and dirt on the highway 

8. There shall be no access or egress by any vehicles between the highway and the 
application site until details of the precautions to be taken to prevent the deposit of 
mud, grit and dirt on public highways by vehicles travelling to and from the site have 
been submitted to and approved in writing by the Local Planning Authority.  These 
facilities shall include the provision of wheel washing facilities where considered 
necessary by the Local Planning Authority.  These precautions shall be made 
available before any excavation or depositing of material in connection with the 
construction commences on the site and be kept available and in full working order 
and used until such time as the Local Planning Authority agrees in writing to their 
withdrawal. 

 
 On-site parking and storage 
9.     Unless approved otherwise in writing by the Local Planning Authority there shall be 

no establishment of a site compound, site clearance, demolition, excavation or 
depositing of material in connection with the construction on the site until proposals 



have been submitted to and approved in writing by the Local Planning Authority for 
the provision of: (i) on-site parking capable of accommodating all staff and sub-
contractors vehicles clear of the public highway; and (ii) on-site materials storage 
area capable of accommodating all materials required for the operation of the site.  
The approved areas shall be kept available for their intended use at all times that 
construction works are in operation.  

 
 Land contamination 
  This and the following land contamination investigation, remediation and verification 

conditions must be addressed sequentially. The outcome of the investigations will 
indicate the further site investigation, remediation and verification that may be 
required. 

 
10. In all instances if contamination is found or suspected at any time during 

development that was not previously identified all works shall cease and the Local 
Planning Authority shall be notified in writing immediately. No further development 
shall be undertaken until a detailed site investigation and risk assessment, having 
regard to current best practice, has been carried out. Where remediation is 
necessary a Remediation Strategy shall be submitted to and approved in writing by 
the Local Planning Authority before any further development occurs. (See Notes for 
Applicant CL2 and CL4.) 

 
11.     No development shall commence until a 'Phase 2' intrusive land contamination site 

investigation and risk assessment, having regard to current best practice, has been 
submitted to and approved in writing by the Local Planning Authority. (See Note for 
Applicant CL2.) 

 
12.   No development shall commence until a Ground Gas Investigation and Risk 

Assessment, having regard to current best practice, has been submitted to and 
approved in writing by the Local Planning Authority. (See Note for Applicant CL3.) 

 
13.     No development shall commence until a 'Phase 3' land contamination Remediation 

Strategy, having regard to current best practice, has been submitted to and approved 
in writing by the Local Planning Authority unless the outcome of the 'Phase 2 
Investigation' shows that remediation is not required. (See Note for Applicant CL4.) 

 
14.    No further development shall commence until the approved land contamination 

remediation scheme has been implemented. 
 
15.     In the circumstances that remediation has been required the development shall not 

be occupied until a Verification Report, having regard to current best practice, has 
been submitted to and approved in writing by the Local Planning Authority. (See Note 
for Applicant CL5.) 

 
 Archaeology investigation and recording 
16.    (A) No demolition/development shall commence until a written scheme of 

archaeological investigation has been submitted to and approved by the local 
planning authority in writing. The scheme shall include an assessment of significance 
and research questions; and: (i) the programme and methodology of site 
investigation and recording; (ii) the programme for post investigation assessment; (iii) 
provision to be made for analysis of the site investigation and recording; (iv) provision 
to be made for publication and dissemination of the analysis and records of the site 
investigation; (v) provision to be made for archive deposition of the analysis and 
records of the site investigation; and (vi) nomination of a competent person or 
persons/organisation to undertake the works set out within the written scheme of 
investigation. 



(B) No demolition or development shall take place other than in accordance with the 
written scheme of investigation approved under part (A). 

(C) The development shall not be occupied until the site investigation and post 
investigation assessment has been completed in accordance with the programme set 
out in the written scheme of investigation approved under part (A) and the provision 
made for analysis, publication and dissemination of results and archive deposition 
has been secured. 

 Site sections 
17.     Prior to development commencing detailed cross sections shall be submitted to and 

approved in writing by the Local Planning Authority, showing the existing ground 
levels in relation to the proposed ground and finished floor levels for the 
development.  The levels shall relate to a fixed Ordnance Datum.  The development 
shall be constructed in accordance with the approved details and thereafter be 
retained in the approved form. 

 
 Ecology 
18.     The development hereby approved shall be carried out in accordance with the Bat, 

Breeding Bird and Barn Owl Scoping Survey, dated May 2018, particularly Section 9 
Mitigation & Compensation which requires a further bat emergence survey to be 
completed. 

 
 
 Retention of hedging/planting 
19.     No part of the existing boundary hedging and planting along the western boundary 

with Station Road shall be uprooted or removed or reduced in height without the prior 
written consent of the Local Planning Authority. The planting along this boundary 
shall be retained for the life of the development hereby approved. 

 
 Flood Risk Assessment 
20.     The development shall be carried out in accordance with the details shown on the 

submitted Flood Risk Assessment & Drainage Strategy prepared by HM Design 
(received 25th May 2018), unless otherwise agreed in writing with the Local Planning 
Authority . 

 
The reasons are: 

 
1.     To ensure compliance with Sections 91 and 92 of the Town and Country Planning 

Act 1990 and where appropriate as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
2.     In order that the development is undertaken in a form that is appropriate to the 

character and appearance of its surroundings and in accordance with the 
Development Plan Policies CP17 and DP32. 

 
3.     To ensure that the external appearance of the development is compatible with the 

immediate surroundings of the site and the area as a whole. 
 
4.     In order to soften the visual appearance of the development and provide any 

appropriate screening to adjoining properties. 
 
5.     In order to protect the amenity of neighbouring occupiers in accordance with the 

Local Development Framework Policies CP1 and DP1. 
 
6.    In the interests of road safety 
 



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

 
8.     In accordance with Policy CP1 and to ensure that no mud or other debris is 

deposited on the carriageway in the interests of highway safety. 
 
9.     In accordance with Policy CP1 and to provide for appropriate on-site vehicle parking 

and storage facilities, in the interests of highway safety and the general amenity of 
the area. 

 
10.   To ensure safe development of the site and to protect human health and the 

environment. 
 
11.   To ensure safe development of the site and to protect human health and the 

environment. 
 
12.   To ensure safe development of the site and to protect human health and the 

environment 
 
13.   To ensure safe development of the site and to protect human health and the 

environment. 
 
14.   To ensure safe development of the site and to protect human health and the 

environment 
 
15.   To ensure safe development of the site and to protect human health and the 

environment. 
 
16.     The site is of archaeological significance and contains a building considered worthy 

of formal recording. 
 
17.     To ensure that the development is appropriate to the character and appearance of its 

surroundings in accordance with LDF Policies CP17 and DP32. 
 
18.     To ensure the development does not impact on protected species in accordance with 

policy DP31 
 
19.   In order to soften the visual appearance of the development and provide any 

appropriate screening 
 
20.    In the interest of satisfactory and sustainable drainage 

Informatives 

1. The Internal Drainage Board current guidelines for any increase in surface water 
discharge are as follows: 

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

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



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

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

ANY surface water discharge into ANY watercourses in, on, under or near the site 
requires CONSENT from the Drainage Board. 

For further guidance, pre-application advice & consent form visit: www.shiregroup-
idbs.gov.uk and select "Kyle & Upper Ouse IDB" 

2. Contaminated land notes for applicants: 

CL2 - Detailed site investigations should have regard to current best practice and the 
advice and guidance contained in CLR11 (Environment Agency, 2004), British 
Standards including BS10175: 2011 "Investigation of potentially contaminated sites - 
Code of Practice" and BS5930: 1999 "Code of practice for site investigations", and 
the National Planning Policy Framework (NPPF) 2012. 

CL3 - Ground gas investigations should have regard to current best practice and the 
advice and guidance contained in British Standard BS8485, Construction Industry 
Research and Information Association (CIRIA) "Assessing risks posed by hazardous 
ground gasses to buildings (Revised)" (CIRIA C665) and NHBC "Guidance on 
Evaluation of Development Proposals on Sites where Methane and Carbon Dioxide 
are Present" (NHBC, 2007). 

CL4 - Remediation Strategies should have regard to current best practice and the 
advice and guidance contained in CLR11 (Environment Agency, 2004). Further 
advice is contained in the YALPAG Technical Guidance for Developers, Landowners 
and Consultants "Development on Land Affected by Contamination", version 9.2 
March 2018. Remediation Strategies should include an options appraisal, objectives 
for remediation, proposed remediation works, proposed verification works, permits or 
consents required, contingency measures and unexpected contamination, and 
timescales. 

CL5 - Verification reports should have regard to current best practice including 
CLR11 (Environment Agency, 2004) and YALPAG Technical Guidance for 
Developers, Landowners and Consultants documents "Development on Land 
Affected by Contamination", version 9.2 March 2018, "Verification Requirements for 
Cover Systems", version 3.4 (YALPAG November 2017), and "Verification 
Requirements for Gas Protection Systems, version 1.0 (YALPAG, 2016). Verification 
reports should contain the details and objectives of all the remediation works 
undertaken on site. This should include a description of all remediation works carried 
out including photographs, certificates and transfer notes, plans showing areas 
remediated, volume and location of materials affected by contamination and treated 
or disposed of either on or off-site, volume and source of clean materials re-used or 
imported onto site, justification for any deviation from the agreed remediation 
strategy, details of any unexpected contamination encountered, details of verification 
sampling including laboratory results and comparison with agreed remediation 
criteria, evidence of appropriate installation of gas protection systems, and 
conclusions demonstrating that all pollutant linkages have been broken. 

3. Network Rail set out a series of requirements relating to rail safety and protection of 
the assets of the railway.  These will be reproduced on the decision notice but for 
brevity are not shown here. 

http://www.shiregroup-idbs.gov.uk/
http://www.shiregroup-idbs.gov.uk/


4. The applicant is advised that prior to the initial occupation of any individual dwelling 
hereby permitted, the following bins and recycling box conforming to European 
Standard EN840 should be provided by the developer for the exclusive use of the 
occupants of that dwelling: 

1 x 240 litre black wheeled bin for general waste 
1 x 240 litre black wheeled bin with a blue lid for mixed household recycling; and 
1 x 55 litre blue recycling box for glass bottles and jars. 

In order to guarantee EN840 compliance the Council will only collect from bins and 
boxes sourced from Hambleton District Council - Waste and Streetscene.  

If the developer does not pay for bins and boxes, each new resident will be required 
to pay for them.  In the event that no payment is made, the Council will not collect 
waste and recycling from the dwelling concerned. 

Further details of the Council's Waste and Recycling Collection Policy and the 
charges for bins and boxes is available at www.hambleton.gov.uk or by telephoning 
01609 779977. 

5. This planning permission is liable to the Community Infrastructure Levy adopted by 
Hambleton District Council on 7th April 2015 

http://www.hambleton.gov.uk/
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