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HARROGATE BOROUGH COUNCIL 
PLANNING AREA2 DC COMMITTEE – AGENDA ITEM 5: LIST OF PLANS. 
DATE: 6 July 2004 
 
PLAN: 07 CASE NUMBER: 04/02307/RG4 
  GRID REF: EAST  436635 NORTH 450782 
APPLICATION NO. 6.122.132.E.RG4 DATE MADE VALID: 11.05.2004 
  TARGET DATE: 06.07.2004 
  WARD: Spofforth With Lower 
Wharfedale 
 
APPLICANT: Harrogate Borough Council 
 
AGENT:  
 
PROPOSAL: Outline application for the erection of 4 no dwellings including siting (site 

area 0.09ha). 
 
LOCATION: Land To The East Of 19 East Park Road Spofforth Harrogate North 

Yorkshire 
 
REPORT 
 
SITE AND PROPOSAL 
The site is an area of land lying to the east of 19 East Park Road.  It currently comprises 
unmanaged grassland with a number of trees.  The land stretches to the rear down to 
Crimple Beck.  The site has a frontage of 34.5m onto East Park Road.  The area is 
characterised by a mix of terraced and semi-detached properties.  The site lies outside of 
the development boundary of Spofforth which runs along East Park Road. 
 
This application is for outline p lanning permission for the erection of a terrace of four 
dwellings.  Only siting only is applied for at this stage.  The proposed terrace echoes the 
design of 5-11 East Park Road with regards to siting and footprint.  The dwellings would be 
set back from the road by 9 to 10.5m.  The terrace would project 3.5m beyond the rear wall 
of No.19 and would be set off the boundary with that property by a maximum of 2.5m.  
Access would be from East Park Road although details have not been provided as access 
is a reserved matter. 
 
The application site is owned by the Borough Council and vested in the Housing Division.  
It is proposed that any dwellings approved be used for affordable housing being either to 
rent or for low cost home ownership.  The site will be developed by a Housing Association 
in the event of planning permission being granted. 
 
MAIN ISSUES 
1. Policy/Principle 
2. Affordable Housing Provision 
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3. Impact on Residential Amenity 
4. Impact on Character of the Area 
5. Contamination 
6. Nature Conservation Value 
7. Access 
 
RELEVANT SITE HISTORY 
91/00293/OUT - Residential Development Land At East Park Road, Spofforth.  Withdrawn 
26.04.1991. 
 

CONSULTATIONS/NOTIFICATIONS 
 
Parish Council 
Spofforth with Stockeld 
 
Environment Agency 
No objections. Comments on drainage provision and that the site lies within 250m of a 
landfill site. Developer advised to consider possibility of gas migration. 
 
Environmental Health 
Land lies within 250m of a landfill site.  Recommend survey on landfill gas migration and 
minimum of Phase 1 contamination assessment of the site. 
 
Highway Authority 
Acceptable in principle. Recommend condition to protect the public right of way from 
obstruction. 
 
Yorkshire Water 
Comments provided. Recommend conditions on drainage of foul and surface water. 
 
Housing Development 
Strongly support the application as there is a housing need in the parish. 
 
H.B.C Land Drainage 
No comments 
 
Claro Internal Drainage Board 
Site lies just outside the Drainage District. 
 
Countryside Officer 
Views awaited. 
 
 

APPLICATION PUBLICITY 
SITE NOTICE EXPIRY: 11.06.2004 
PRESS NOTICE EXPIRY: 11.06.2004 
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REPRESENTATIONS 
 
SPOFFORTH WITH STOCKELD PARISH COUNCIL - No response has yet been received 
from the Parish Council.  If received it will be reported to Planning Committee on 6th July 
2004. 
 
OTHER REPRESENTATIONS 
1 letter of objection has been received.  The grounds of objection are: 
- Site is a landfill site and no information has been provided on the stability of the land and 
any emissions from it 
- the site is an award winning nature reserve (NB. The site does not lie within the nature 
reserve as identified in the local plan) 
- it is an area of open space to which commuted sums are being allocated to under Policy 
R4 
- it is not clear that the site will be used for social housing, do not consider that alternative 
sites have been considered 
- development will extend the development boundary of Spofforth 
- queries level of housing need in Spofforth 
- increased pressure for on-street parking and on local schools 
- houses are likely to attract families with children, this will alter the socio-economic make 
up of the area 
- detrimental impact on residential amenity 
- site is home to a number of wildlife species, is semi-natural and is significant as a nature 
reserve, no ecological survey has been received 
 
Five petitions have been received objecting to the proposal (total of 40 signatures).  The 
grounds of objection are:  
- it is last remaining open land in village, should be retained as such 
- the site is a nature reserve 
- it is green belt land (NB. The green belt ends where it meets the western side of the 
village.  The site lies in open countryside) 
- it is designated site for commuted sums to provide recreational open space 
- against extension of green belt boundary 
- contravenes planning policies 
 
VOLUNTARY NEIGHBOUR NOTIFICATION - 19 East Park Road, Spofforth 
 

RELEVANT PLANNING POLICY 
PPG1       Planning Policy Guidance 1: General Policy and Principles 
PPG3 Housing 
SPH1 North Yorkshire County Structure Plan Policy H1 
LPA01 Harrogate District Local Plan Policy A1: Impact on the Environment and Amenity 
LPH01 Harrogate District Local Plan Policy H1: The Housing Requirement 
LPH05 Harrogate District Local Plan Policy H5: Affordable Housing 
LPH06 Harrogate District Local Plan Policy H6: Housing developments in the main 

settlements and villages 
LPHX Harrogate District Local Plan Policy HX: Managed Housing Site Release 
LPT01 Harrogate District Local Plan Policy T1: The Highway Network 
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LPHD20 Harrogate District Local Plan Policy HD20: Design of New Development and 
Redevelopment 

LPA08 Harrogate District Local Plan Policy A8: Contaminated Land 
LPH07 Harrogate District Local Plan Policy H7: Housing development in the countryside 
LPH08 Harrogate District Local Plan Policy H8: Rural Affordable Housing 
 
ASSESSMENT OF MAIN ISSUES 
1. POLICY/PRINCIPLE - The site outside of the development limit of Spofforth and is a 
Greenfield site.  However Policy HX of the Selective Alterations permits the erection 
affordable housing in such locations where it meets justifiable exceptional needs.  A need 
has been demonstrated for affordable housing in this location and the proposal therefore 
complies with Policy HX.  Policy H5 seeks to provide affordable housing within the 
Borough. Policy H6 permits the erection of new dwellings subject to certain criteria. Policy 
H8 permits small scale rural affordable housing to be granted where the site is within or 
immediately adjoining a village listed in Policy H6 and that evidence has been provided to 
show such a need exists. 
 
Policy A1 requires new proposals, where possible, to make a positive contribution to the 
area by maintaining or improving the quality of the environment and amenity.   
 
2. AFFORDABLE HOUSING PROVISION - The proposal actively seeks to provide four 
affordable housing units within Harrogate.  A parish based needs survey carried out 
November 2003 by the Rural Housing Trust identified a need arising from 19 households in 
the parish and recommended that six dwellings (primarily two bedroomed) would go some 
way towards meeting the identified needs.  In addition, the Needs Survey Update 2003 
records a need for 8 affordable homes per year over the period 2003-2008 in the sub-area 
of Spofforth.  No other proposals for affordable housing are under consideration in this sub-
area and this proposal will help meet these requirements.  The application is strongly 
supported by the Director of Health and Housing and complies with Policy H5 of the 
Harrogate District Local Plan.  
 
Although the site lies outside of the development limit for the village, it is an exceptions site 
where affordable housing is permitted under policy HX. 
 
3. IMPACT ON RESIDENTIAL AMENITY - Policy A1 states that development proposals 
should "make a positive contribution to the area by maintaining or improving the quality of 
the environment and amenity".  Policies HD20 and H6 also state the importance of 
appropriate design and layout.  The proposal is for outline planning permission with only 
siting having been applied for at this stage.  All the details of design, window location and 
parking provision are reserved matters to be considered in a separate application if granted 
approval.  The proposal is for a terrace of four dwellings set back from the road in a similar 
layout to 5-11 East Park Road.  They would project 3.5m beyond the rear wall of No.19 and 
would be set off the boundary with that property by a maximum of 2.5m.  Careful 
consideration of window position when the dwellings are designed would ensure that there 
is no overlooking of No.19.  It is not considered that there would be a significant loss of 
residential amenity to No.19 from the siting of these dwellings.  The dwellings would be 
27m from the front elevation of 18 and 20 East Park Road.  This is a sufficient distance to 
ensure that no loss of privacy or overlooking to those properties occurs.  The proposal 
would therefore comply with policy A1 of the Harrogate District Local Plan.  
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4. IMPACT ON CHARACTER OF THE AREA - The area is characterised by a mix of 
house types.  The erection of a new dwelling in this location would not have a detrimental 
impact on the area character and complies with Policies A1, H6 and HD20. 
 
Approval of the application will lead to the loss of an open frontage of 34.5m which it is 
acknowledged would have an impact on the general openness of the area.  However there 
would still be a gap of 19m between the proposed development and the flats at 31 East 
Park Road which would retain access to the land to the rear and still allow views through to 
the land beyond.  It is acknowledged that the loss of the open space will have an impact on 
the area however it is not considered that the impact will be so great as to be detrimental to 
the character of East Park Road. 
 
5. CONTAMINATION - The site is identified as being within 250m of a landfill site.  The 
Council's Environmental Health section have requested a phase 1 survey of the land in 
order to assess the level of contaminants and have also requested a landfill gas survey to 
assess the level of gas migration.  These can be conditioned as part of any approval to be 
carried out prior to any development.  Appropriate remediation measures can then be taken 
to ensure that future occupiers are protected.  This would comply with Policy A8 of the 
Harrogate District Local Plan.  
 
6. NATURE CONSERVATION VALUE - The site is not formally identified in the local plan 
as an area important for wildlife.  The comments of the Council's Countryside Officer have 
been sought and comments received will be reported at Planning Committee.   
 
7. ACCESS - Access is a reserved matter and cannot be considered at this stage.  There is 
little off-road parking available for local residents and concern has been raised that 
additional dwellings would further increase the pressure on available on-street parking.  
The Highways Authority have raised no objection to the proposal however Planning 
Committee may wish to consider whether parking should be incorporated into any design at 
the reserved matters stage.  The site is large enough to allow off road parking to the front 
of the dwellings. 
 
CONCLUSION - The application is for a terrace of four dwellings with siting to be 
considered at this stage.  The dwellings would be affordable and the site to be developed 
by a Registered Social Landlord.  It is an exceptions site and meets the relevant policy 
criteria.  It is considered that these dwellings can be erected on the site without having a 
detrimental impact on the residential amenities of neighbouring dwellings or the character 
of the area.  Investigations into contamination and nature conservation importance can be 
carried out by condition, unless the Countryside Officer is concerned that protected species 
would be affected, in which case deferral of the application, to enable a ecological study to 
be carried out, may be required.  The scheme is considered to be acceptable and is 
recommended for approval subject to conditions. 
 
CASE OFFICER: Mrs L Drake 
 

RECOMMENDATION 
 
That the application be APPROVED subject to the following conditions:- 
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1 CA06 OUTLINE/RESERVED MATTERS … 2 years   5 years  
2 No development shall take place without the prior written approval of the Local 

Planning Authority of all details of the following matters:- 
  
 I.     The design and external appearance of each building including a schedule of 

external materials to be used. 
 II.    The landscaping of the site. 
 III.   The means of sewage and surface water disposal. 
 IV.    The means of access to the site. 
  
 Thereafter the development shall not be carried out otherwise than in strict 

accordance with the approved details. 
  
3 The application for Reserved Matters shall include either: 
  
 i) Full details of open space to serve the development in accordance with Policy R4 of 

the Harrogate District Local Plan to be submitted to and approved by the Local 
Planning Authority and agreement has been reached with the Local Planning 
Authority as to provision of the same and its subsequent management and 
maintenance.  

   
 ii) Alternative arrangements for the provision of open space have been submitted to 

and approved in writing by the Local Planning Authority. 
  
4 CI02Z PD RESTRICTION, NO … extensions, dormer windows, windows, garden 

structures  
5 HW32 PUBLIC RIGHTS OF WAY 
6 CB11 SEPARATE SYSTEM FOUL AND SURFACE WATER 
7 No development shall take place until details of the proposed means of disposal of 

foul and surface water drainage, including details of any balancing works and off-site 
works, have been submitted to and approved in writing by the Local Planning 
Authority. 

  
8 CB26X NO SW/FOUL DISCHG UNTIL APP WRK COMPLETE 
9 CB25 NO DISCHARGE UNTIL APPRVD WRKS COMPLETED 
10 Prior to the commencement of the development hereby approved, a scheme to deal 

with contamination of the site shall be submitted to and approved in writing by the 
Local Planning Authority.  The scheme shall include an investigation and assessment 
to identify the extent of landfill gas migration and the measures to be taken to avoid 
risk to the public when and after the site is developed.  The dwellings shall not be 
occupied until the measures approved in the scheme have been completed. 

  
11 No development approved by this permission shall be commenced until: 
  
 a) the application site has been subjected to a detailed scheme for the investigation 

and recording of contamination and a report has been submitted to and approved in 
writing by the Local Planning Authority 
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 b) Detailed proposals in line with current best practice for the removal, containment or 
otherwise rendering harmless such contamination (the "Contamination Proposal") 
have been submitted to and approved by the Local Planning Authority. 

  
 c) For each part of the development contamination proposal relevant to that part (or 

any part that would be affected by the development) shall be carried out either before 
or during such development as appropriate. 

  
12 If during development any contamination should be encountered which was not 

preciously identified as is derived from a different source and/or of a different type to 
those included in the "Contamination Proposals", work shall cease until a revised 
contamination proposal has been submitted and approved in writing by the Local 
Planning Authority, unless otherwise agreed in writing by the Local Planning 
Authority. 

  
 
Reasons for Conditions:- 
 
1 CA06R TO COMPLY WITH SECTIONS 91-94 
2 CA01R SAFEGUARD RIGHTS OF CONTROL 
3 CL12R COMPLIANCE WITH R4 - OPEN SPACE POLICY 
4 CI02ZR PROTECT VISUAL AMENITY 
5 HW32R TO PROTECT THE RIGHT OF WAY 
6 CB11R TO PREVENT POLLUTION OF WATER ENVIRONMNT 
7 CB26R TO ENSURE DEV CAN BE PROPERLY DRAINED 
8 CB26XR TO ENSURE PROPER PROVISION IS MADE 
9 CB25R TO ENSURE SITE PROPERLY DRAINED 
10 To provide a safe environment for the users of the development. 
  
11 To provide a safe environment for the users of the development. 
  
12 To provide a safe environment for the users of the development. 
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