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Agenda
Meeting: Thirsk and Malton Area Planning Committee
To: Councillors Caroline Goodrick (Chair), Joy Andrews

(Vice-Chair), Alyson Baker, Lindsay Burr MBE,
Michelle Donohue-Moncrieff, Nigel Knapton and

Greg White.
Date: Thursday, 21 August 2025
Time: 10.00 am
Venue: Council Chamber, Ryedale House, Malton, YO17 7HH

This meeting is being recorded and will be available to view via our website and uploaded to our
Youtube channel.

Business
1. Apologies for absence
2. Minutes of the meeting held on 17 July 2025 (Pages 3 - 6)
3. Declarations of interests

All Members are invited to declare at this point any interests, including the nature of
those interests, or lobbying in respect of any items appearing on this agenda.

4. ZB25/00098/FUL - Construction of a new industrial building and (Pages 7 - 16)
associated external works at Compound, Dalton Airfield
Industrial Estate, Dalton, North Yorkshire, YO7 3HE
Report of the Head of Development Management - Community Development.

5. ZF25/00403/RG3 - Demolition of toilet block at Royal Parade, (Pages 17 - 24)
Filey, North Yorkshire, YO14 9JZ, on behalf of North Yorkshire
Council
Report of the Head of Development Management - Community Development.

6. Any other items
Any other items which the Chair agrees should be considered as a matter of urgency
because of special circumstances.

7. Date of next meeting
Thursday, 18 September 2025 at 10.00am.
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https://www.northyorks.gov.uk/your-council/councillors-committees-and-meetings/live-meetings
https://www.youtube.com/@northyorksc
https://www.youtube.com/@northyorksc

Members of the public are entitled to attend this meeting as observers for all those items taken in
open session.

You may also be interested in subscribing to updates about this or any other North Yorkshire
Council committee.

Recording is allowed at Council, committee and sub-committee meetings which are open to the
public. Please give due regard to the Council’s protocol on audio/visual recording and photography
at public meetings. We ask that any recording is clearly visible to anyone at the meeting and that it
is non-disruptive.

Anyone wishing to record is asked to contact the Democratic Services Officer (details below) prior
to the start of the meeting.

Contact Details

Enquiries relating to this agenda and meeting please contact:
Nicki Lishman, Senior Democratic Services Officer

E-mail: democraticservices.east@northyorks.gov.uk

E-mail: nicki.lishman@northyorks.gov.uk

Tel: 01653 638476

Website: www.northyorks.gov.uk

Barry Khan

Assistant Chief Executive

(Legal and Democratic Services)
County Hall

Northallerton

Wednesday, 13 August 2025

Page 2

OFFICIAL



https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fedemocracy.northyorks.gov.uk%2Fielogon.aspx%3Flp%3D1%26RPID%3D4447149%26HPID%3D4447149%26Forms%3D1%26META%3DmgSubscribeLogon&data=05%7C02%7CStJohn.Harris%40northyorks.gov.uk%7C06eb409ac8c14b9d750b08dc85fb027a%7Cad3d9c73983044a1b487e1055441c70e%7C0%7C0%7C638532560314589735%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=y6KMH%2Ff5YtMYH%2B%2FonL1UxYBOKc5Gsf%2ByO4l9k%2FFB1xQ%3D&reserved=0
mailto:democraticservices.east@northyorks.gov.uk
mailto:nicki.lishman@northyorks.gov.uk
http://www.northyorks.gov.uk/

Public Document Pack Agenda Iltem 2

North Yorkshire Council

Thirsk and Malton Area Planning Committee
Minutes of the meeting held on Thursday, 17 July 2025 commencing at 10.00 am.

Councillor Caroline Goodrick in the Chair and Councillors Joy Andrews, Alyson Baker and
Nigel Knapton and Janet Sanderson (substitute).

Officers present: Catriona Gatrell, Head of Legal (Property, Planning and Environment), Peter
Jones - Development Manager, North, Nicki Lishman - Senior Democratic Services Officer and
Gareth Stent — Principal Planning Officer

Apologies: Councillors Lindsay Burr MBE, Michelle Donohue-Moncrieff and Greg White

Copies of all documents considered are in the Minute Book

189 Apologies for absence

Apologies for absence were received from Councillors Lindsay Burr, Michelle Donohue-
Moncrieff and Greg White.

190 Minutes for the meeting held on 19 June 2025

The minutes of the meeting held on 19 June 2025 were agreed by general affirmation and
signed by the Chair as a correct record.

191 Declarations of interests

On behalf of the full Committee, the Chair indicated that there were no personal or non-
pecuniary interests but highlighted that they had been subject to lobbying and were aware
of recent coverage in the media regarding the application. The Chair indicated that all
members of the Committee had an open mind in respect of the application.

192  ZE24/00112/MFUL - Erection of a retail unit (Class E) with associated car parking,
access, hard and soft landscaping and associated works at land north of Commercial
Street, Norton, North Yorkshire

The Assistant Director - Planning sought determination of a major planning application for
the erection of a retail unit (Class E) with associated car parking, access, hard and soft
landscaping and associated works at land north of Commercial Street, Norton, North
Yorkshire.

The application had been brought to the Committee as the Council had an interest in the
land, which was subject to the application and therefore it was excluded from the scheme of
delegation.

The Principal Planning Officer advised the committee that Yorkshire Water had withdrawn
their objection to the application following receipt of amended landscape plans and that
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Condition 25 would be amended to include reference to Issue PO5.

The officer also referred to a letter sent to Members of the Committee raising concerns
regarding the air quality assessment submitted with the application.

The officer's presentation detailed the location and proposed layout of the site, including:

¢ The landscaping plan, accounting for a Yorkshire Water easement across the
northeastern corner of the site

e The relocation of a bus stop on Commercial Street

e The differing levels across the site and beyond

The site was within the Norton Conservation Area and was considered to be in line with the
National Planning Policy Framework (NPPF) and Local Plan Strategy.

The Environment Agency was satisfied with flood modelling and surface water capacity on
the site, given its location south of the river and withdrew their objection. Additional water
attenuation through the drainage scheme from tanks under the car park on site, was to the
satisfaction of the Lead Local Flood Authority.

Mr Simon Plumb, applicant spoke in support of the application.
Members had queries on a number of issues.

e The car park did not have any measures to mitigate any antisocial behaviour as
experienced in other locations in the committee area.

The officer explained that the swept path analysis for the HGV delivery vehicles and
the relatively compact nature of the site did not allow for any mitigation measures.
CCTV and a condition on crime prevention were recommended.

o Members were disappointed that solar panels had not been included in the design
and the officer offered to raise this with the applicant.

e Members asked for details of the upgrade of the nearby pedestrian crossing
required by the local Highway Authority (HA).

It was explained that the detail of the design would not be available until a financial
contribution had been made by the applicant to the HA.

e There were concerns about congestion due to the railway crossing and the
sequencing of the rights of way on that traffic junction. Congestion may impact on air
guality and Members would have preferred to have baseline data on air quality.

o Members asked if the cumulative impact of other proposed/approved developments
been factored into the travel assessment. This linked to potential impacts on air
guality and Members were concerned that there was no current baseline data.

Officers advised that a condition could be added requiring monitoring of air quality
but that may have limited practical benefits.

o Members would have preferred to see a travel plan for deliveries that specified the
use of the A64/Brambling Fields junction.

Officers confirmed that the application was subject to CIL and that, as a Neighbourhood
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193

194

Plan was in place, 25% of that contribution would be available to the community.

Councillor Knapton proposed and Councillor Baker seconded that the decision be deferred.

Resolved

That determination of the application be DEFERRED to:

Request that the applicant considers the installation of solar panels on the roof of the
premises

Obtain details of how the committed £25,000 would be spent on the upgrade to the
existing pedestrian crossing

Obtain further information on possible impacts on air quality and the potential for the
collection of baseline air quality data

Request that the applicant prepares an amended travel plan for the routing of
deliveries, utilising access from the A64 and Brambling Fields

Request that the applicant undertakes additional transport modelling with reference to
gueuing traffic

Applicant considers the car park design to reduce vehicle speeds and its security in
an evening

Any other items

There were no items of urgent business.

Date of next meeting

The date of the next meeting was confirmed as Thursday, 21 August 2025.
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Agenda Item 4

North Yorkshire Council

Community Development Services
Thirsk And Malton Area Committee

21 August 2025

ZB25/00098/FUL — Construction of a new industrial building and associated external

works

at Compound, Dalton Airfield Industrial Estate, Dalton, North Yorkshire, YO7 3HE

on behalf of Mr K Anderson

Report of the Head of Development Management - Community Development

1.0

11

PURPOSE OF THE REPORT

To recommend that planning permission be granted for development which is contrary
to the provisions of the Local Plan.

2.0

2.1

2.2

2.3

24

3.0

3.1

SUMMARY

RECOMMENDATION: That members support the proposal despite the conflict with the
Development Plan.

The proposal is for the construction of an industrial building and associated development to
the south of Dalton Lane, Dalton.

The proposal is located outside of development limits. In normal circumstances the principle
of development would not be accepted due to conflict with Policy EG2 which requires
development of this type to be accompanied by a sequential test demonstrating that the use
could not be accommodated within an allocated or general employment site. However, it is
considered that the particular circumstances of the site (its position adjacent to Dalton
Airfield Industrial Estate and its proximity to roads of regional importance, etc.) weigh in its
favour. Further, the site is aided by its position within a range of three separate industrial
developments, limiting the visual harm it could cause and gaining the support of Paragraphs
88(a) and 89 of the NPPF, which identify the development of rural businesses with limited
landscape impacts of being worthy of support. Additional weight can be garnered from (as in
this case) schemes which take the opportunity to incorporate and encourage sustainable
measures, such as the provision of cycling infrastructure, electric car parking, etc.

It is considered that the scheme, despite the conflict with policy, can be comfortably
accommodated without harming the intent of the policy (i.e. to preserve and promote
existing/allocated business locations) due to the support for it being wholly dependent on
being in a single location. This could not be replicated elsewhere in the former Hambleton
District and so would not undermine the principle behind the policy.

PRELIMINARY MATTERS

Access to the case file on Public Access can be found here:- Planning File
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3.2
4.0

4.1

4.2

5.0

5.1

5.2

6.0

6.1

6.2

6.3

6.4

7.0

7.1

Planning History

There is no relevant history for this site.

SITE AND SURROUNDINGS

The site is located adjacent to the broader Dalton Airfield Industrial Estate, sitting approx.
100m north-east of the allocation DAL, which is an employment allocation. DAL1 was
allocated in order to provide land for the provision of Research and Development, General
Industrial and Storage and Distribution employment within the former Hambleton District.

The area that is subject to this application fills a vacant area associated with John Smith
Vehicles, covering an area of approx. 0.4ha. The site is set approximately 670m to the west
of Dalton and would function independently of the existing depot (to the east of the site). To
the immediate north of the site is Dalton Lane, with significant industrial development to the
north (beyond the highway) and west of the site and land incorporating light
industrial/storage uses to the east. Land to the immediate south is in storage use and,
beyond this, is agricultural land.

DESCRIPTION OF PROPOSAL

Construction of a new industrial building and associated external works. The building will
have an overall floorspace of approx. 981m?2, with an eaves and ridge height of approx. 7m
and 8.4m, respectively. The proposal is to include a number of associated works, including
car parking, a bin store, cycle shelter and access. The total area of the site is approx.
0.38ha.

The roof and walls of the structure are to be clad in profiled sheeting, with the colour yet to
be determined.

PLANNING POLICY AND GUIDANCE

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all planning
authorities must determine each application under the Planning Acts in accordance with
Development Plan so far as material to the application unless material considerations
indicate otherwise.

Adopted Development Plan
The Adopted Development Plan for this site is:

- The Hambleton Local Plan, adopted February 2022.

Emerging Development Plan — Material Consideration

The Emerging Development Plan for this site is the North Yorkshire Local Plan. No weight
can be applied in respect of The North Yorkshire Local Plan at the current time as it is at an
early stage of preparation.

Guidance - Material Considerations
Relevant guidance for this application is:

- National Planning Policy Framework

- National Planning Practice Guidance

- [Hambleton District Council’s] Employment Land Review (Sept. 2016).
CONSULTATION RESPONSES
The following consultation responses have been received and have been summarised
below.

Page 8



7.2

7.3
7.4

7.5
7.6
7.7
7.8
7.9

7.10
7.11
7.12

Topcliffe Parish Council: No response.

Dalton Parish Council: No response.

Designing Out Crime Officer: The principle of the scheme is appropriate and raises no
significant concerns in relation to Designing Out Crime. Guidance on measures that should
be incorporated into the scheme is provided.

NYC Highways: No response.

Environmental Health Contaminated Land: No objection; conditions provided.
Yorkshire Water: No objection.

NYC Economic Development: No response.

Ministry of Defence: No objection.

Environment Agency: No response.
Natural England: No response.

Yorkshire Wildlife Trust: No response.

Local Representations

8.0

8.1.

9.0

9.1.

10.0

10.1

10.2

- None.
ENVIRONMENT IMPACT ASSESSMENT (EIA)

Not required. The proposed development does not meet any of the threshholds in the
relevant legislation.

MAIN ISSUES

The key considerations in the assessment of this application are:

- Principle of development

- Appearance, including the impact on the character and appearance of the area.

- Landscaping, including the impact on the character and appearance of the wider area.
- Other matters.

ASSESSMENT

Principle of Development

The site is located within the open countryside and is sited adjacent to a large and active
industrial estate which hosts a number of clear and functioning employment uses. Further,
the site is linked to a number of existing industrial uses within the immediate area.

The NPPF at Paragraph 89 encourages the growth of businesses set within rural areas but
acknowledges that development should be sensitive to its surroundings, a policy position
which is taken into the Local Plan via Policy S5. It is considered that the nature of the
operation is commensurate with its setting as within the wider Dalton Airfield complex and
the more immediate development to the east and north, there are a number of structures of
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10.3

10.4

10.5

10.6

10.7

10.8

10.9

comparable or more significant scale, and it is also considered that the compound will be
visually understood to form part of the wider industrial area.

As the proposal involves the development of land to be developed in conjunction with an
employment generating use outside of an allocated area, it is subject to Policy EG2. Policy
EG2 expresses support for development within key employment locations, such as Dalton
Old Airfield. However, the Employment Land Review (Sep 2016) which informs EG2 does
not identify the site as forming part of the key employment land designation, which is to the
immediate south of the site. As a result, it is considered that the proposal does not benefit
from the support of EG2.

However, due to the position of the site within the open countryside, it is considered that
Policy EG7 would be applicable and that, within this policy, the scheme would be in partial
compliance with EG7(c). Whilst the proposal is outside of a rural settlement (and the
employment site), it relates well to existing industrial development and the proposed use
(B2 — General Industrial) carries with it a requirement to be distant from residential
development. However, it cannot be said that there is an absolute requirement for a
countryside location — a B2 use could be sited within a key or general employment site. As
such, the proposal is not considered to be wholly in compliance with the policy.

Policy EG6 of the Hambleton Local Plan relates to proposals for new commercial buildings
and includes a number of criteria, of which all but EG6(a) and (f) apply. It is considered that,
due to the well-developed and industrial character of the surrounding area and the limited
scale of the development (relative to adjacent structures), the building would not be harmful
to the existing character and appearance of the site and would not be an overbearing
presence within the immediate area. It is considered that the requirements of Policy EG6
are met.

Appearance and Landscape Impact

The proposed scale and appearance, in addition to the proposed materials, are consistent
with the proposed use and with the general character of area, which has been discussed
above. In this sense, the proposal is compliant with Policy E1.

Long-range views will be obscured principally by surrounding development, but also by the
planting which forms a common boundary feature of nearby plots and developments. Short-
range views of the site (e.g. from the highway) are considered not to be adequately
screened by the proposed measures, which incorporate a retained hedgerow; despite this,
the overall impact will be limited in terms of harm, with the unit easily understood within the
broader industrial context of the site.

It is considered that the scheme is generally aligned with the requirements of Policies E1
and E7.

Residential Amenity

Despite the scale of the development, it is considered that the development is sufficiently
distant from residential properties so as to not result in unacceptable amenity impacts
relating to a general industrial use (i.e. noise, dust, odour, etc). However, in
acknowledgement of the relatively wide-ranging impact of industrial processes, conditions
can be placed to ensure that the operation of the development (both in terms of proposed
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10.10

10.11

10.12

10.13

10.14

10.15

11.0

111

11.2

and potential future uses) are tightly controlled to limit the potential for impacts on the
properties closest to the application site.

A number of conditions have been suggested by the Council’'s Contaminated Land team
and have been included within the suggested conditions.

It is therefore considered that the proposal will be consistent with Policies S1, E2 and RM5
with regard to residential amenity.

Other Matters

A further matter relating to the proposed layout is that of Highway Safety. NYC Highways
have not responded to the consultation. The site will use the existing access from Dalton
Lane and the access into the site proper is approx. 57m distant from the public highway,
limiting the potential for access concerns. The proposed layout contains 16
employee/customer parking spaces, with areas for heavy goods vehicles to park and a
turning circle sufficient for them to turn entirely within the site area.

The site is within close proximity to the Cod Beck Green Corridor and is therefore subject to
Policy E4. It is considered that the opportunity for direct linkage to the designated Green
Corridor is limited by the presence of Dalton Lane and Eldmire Lane to the north and west,
respectively. However, it is considered that there will be no net negative impact on the
existing Green Corridor resulting from the scheme and so policy compliance can be
demonstrated.

The submitted Biodiversity Net Gain (BNG) report has identified the site as being in “poor”
condition, with limited value regarding resident flora and fauna. The BNG report has
demonstrated a capacity to achieve the mandatory 10% uplift which is subject to a standard
condition.

Drainage requires the diversion of a private sewer, albeit by a limited amount (a length of
52m). This sewer, eventually discharging into the nearby Cod Beck, is to accommodate the
outfall for both the foul and surface water sewerage, with the foul first going through a 12-
person Klargester tank and the surface going through a 183m3 soakaway tank. It is
considered that this is appropriate to the scale of the development and that this can be
conditioned.

PLANNING BALANCE AND CONCLUSION

The proposal is considered not to be in compliance with Policy EG2 and would not be wholly
compliant with Policy EG7. However, it is compliant with Policies S5, EG6, E1, E2, E7, IC2
and RM3. It is considered that, despite the conflict with the above policies, the site is
functionally, if not directly physically, related to the wider Dalton Airfield key employment site
and allocation. It is further held that the site benefits from an existing industrial context which,
though ostensibly at odds with its rural setting, is actually identified as forming part of the
landscape character of the surrounding area, further limiting its visual impact.

Despite the lack of strict policy compliance, the creation of employment opportunities and
position of the site, inset within a series of light and general industrial uses, suggest that
there is moderate weight to be offered to the use on this occasion. The requirement for a
sequential test in order to meet the requirements of E2 and E4 is, in this instance, not
considered to be proportionate nor necessary due to the particular circumstances of the
proposals, the site and its surroundings. Further, the proposal will allow the Council to meet a
strategic aim of the Local Plan, supporting rural businesses in sustainable locations. As such,
the planning balance is weighted in favour of approval.
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11.3 The application is therefore recommended for approval.

12.0 RECOMMENDATION

12.1. That the proposal be approved with appropriate conditions attached.
13.0 CONDITIONS

1. The development hereby permitted shall be begun within three years of the date of this
permission.

Reason: 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. The permission hereby granted shall not be undertaken other than in complete accordance with
the drawing(s) numbered or labelled DLPP04, DLPP02, DLPP03 and/or details received by North
Yorkshire Council on the 17th January 2025 unless otherwise agreed in writing by the Local
Planning Authority.

Reason: 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 Local Plan Policy(ies) S1, S3, S5,
EG6, EG7, E1 and E7.

3. Prior to above-ground works, details of the materials to be used on the external surfaces
(including the colour(s) and finishes) of the development hereby approved shall be submitted to the
Local Planning Authority for written approval. Once approved, the development shall be clad in the
approved materials only.

Reason: 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 Local Plan Policy(ies) S1, S3, S5,
EG6, EG7, E1 and E7.

4. The development hereby approved shall be carried out in accordance with the recommendations
set out within the submitted drainage and flood risk information reports and details by DART
Engineers Ltd received on the 17th January 2025 and thereafter be maintained in accordance with
the Maintenance Schedule supplied by DART Engineers Ltd received on the 17th January 2025 for
the lifetime of the development.

Reason: To ensure that the site benefits from sufficient and appropriate drainage so as to not
result in surface water flooding issues or harm to nearby watercourses in accordance with Local
Plan Policies S1, RM1 and RM3.

5. If contamination is found to be present or suspected at any time during the development that
was not previously identified all works shall cease and the local planning authority shall be notified
in writing immediately. No further works (other than approved remediation measures) shall be
undertaken, or the development occupied until an investigation and risk assessment carried out in
accordance with the Environment Agency’s Land Contamination: Risk Management (LCRM), has
been submitted to and approved in writing by the local planning authority. Where remediation is
necessary a scheme for the remediation of any contamination shall be submitted and approved by
the LPA before any further development occurs. The development shall not be occupied until the
approved remediation scheme has been implemented and a verification report detailing all works
carried out has been submitted to and approved in writing by the local planning authority.
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Reason: In order to take full account of the risks to the health and safety of the local population,
contractors and the environment and address these risks and in accordance with Local Plan Policy
RM5.

6. No external lighting shall be installed other than in complete accordance with a scheme that has
previously been approved in writing by the Local Planning Authority. The proposed scheme shall
include details of the hours of operation for the proposed lighting and the scheme shall be
designed in accordance with Bats and Artificial Lighting at Night; Bat Conservation Trust; Guidance
Note 08/23.

Reason: In order that the development is undertaken in a form that is appropriate to the character
and appearance of its surroundings and local ecology and in accordance with the Local Plan
Policy(ies) S1, S3, S5, EG6, EG7, E1, E4 and E7.

7. No development shall commence until a Construction Management Plan has been submitted to
and approved in writing by the Local Planning Authority. Construction of the permitted development
must be undertaken in accordance with the approved Construction Management Plan. The Plan
must include, but not be limited to, arrangements for the following in respect of each phase of the
works:

a) details of any temporary construction access to the site including measures for removal
following completion of construction works; b) wheel and chassis underside washing facilities on
site to ensure that mud and debris is not spread onto the adjacent public highway; c¢) the parking of
contractors' site operatives and visitor's vehicles; d) areas for storage of plant and materials used
in constructing the development clear of the highway; e) measures to manage the delivery of
materials and plant to the site including routing and timing of deliveries and loading and unloading
areas; f) details of the routes to be used by HGV construction traffic g) protection of carriageway
and footway users at all times during demolition and construction; h) protection of contractors
working adjacent to the highway; i) details of site working hours; j) erection and maintenance of
hoardings including decorative displays, security fencing and scaffolding on/over the footway &
carriageway and facilities for public viewing where appropriate; k) means of minimising dust
emissions arising from construction activities on the site, including details of all dust suppression
measures and the methods to monitor emissions of dust arising from the development; [) measures
to control and monitor construction noise and vibration; m) details of the measures to be taken for
the protection of trees; n) details of external lighting equipment; o) details of ditches to be piped
during the construction phases; p) a detailed method statement and programme for the building
works; and q) contact details for the responsible person (site manager/office) who can be
contacted in the event of any issue.

Reason: In the interest of public safety and amenity in accordance with Policies IC2 and E2 of the
Hambleton Local Plan.

8. No part of the development must be brought into use until the vehicle access, parking (including
HGV parking and car parking), manoeuvring and turning areas have been constructed in
accordance with Dwg No. DLPPO02 received on 17th of January 2025 by North Yorkshire Council.
Once created these areas must be maintained clear of any obstruction and retained for their
intended purpose at all times.

Reason: In the interest of public safety and amenity in accordance with Policies IC2 and E2 of the
Hambleton Local Plan.

9. Prior to the use of the development, details of Electric Vehicle Charging Points associated with
the development shall be submitted to and approved in writing by the Local Planning Authority. The
details shall include the specification of charging equipment. The Electric Vehicle Charging Points
associated with each unit shall be installed prior to the occupation of that unit as approved and
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shall be maintained as such thereafter and no change shall take place without the prior written
consent of the Local Planning Authority.

Reason: Reason: In the interests of sustainable development and in accordance with Policies S1
and E1 of the Hambleton Local Plan.

10. The development shall not come into use until the cycle parking, storage facilities and
infrastructure shown within Dwg No. DLPPO2 (received by North Yorkshire Council on the 17th of
January 2025) has been completed in accordance with the approved plan. Thereafter the cycle
parking, storage facilities and infrastructure shall be made permanently available for use and
remain unobstructed for the lifetime of the development, unless otherwise agreed in writing with the
Local Planning Authority.

Reason: In the interest of public safety and amenity in accordance with Policies S1, IC2, E1 and
E2 of the Hambleton Local Plan.

11. Prior to the unit hereby approved coming into use the bin/waste storage area shown within
Dwg. No. DLPPO2 shall be constructed in strict accordance with those details and with Building
Regulations Approved Document H (Section 6) and its successor documents.

Reason: In the interest of accessibility and sustainable development in accordance with Policies
S1, E1 and E2 of the Hambleton Local Plan.

12. If the use class of the approved building is changed within the approved uses (B2/E(g)(iii)/B8)
during the lifetime of the development, and where extraction equipment is required, then the
change of use shall not be enacted until a scheme for the control of noise from ventilation, air
extraction, heat pumps and heat exchanger units and other similar devices for that building or unit
(where such devices are to be installed) has been submitted to and approved in writing by the
Local Planning Authority. The measures in the approved scheme shall be always implemented and
devices shall be maintained in accordance with the manufacturer's specification.

Reason: In order to protect the amenities of local residents within the locale, in accordance with
Policy E2 of the Hambleton Local Plan.

13. All emissions to atmosphere resulting from any processes, plant, or activity within the approved
site shall be treated and discharged at a height, position and in a manner to the satisfaction of the
Local Planning Authority. Details of theses emission(s), odour impact assessments and the
method(s) of odour abatement, treatment of the discharge shall be submitted and agreed in writing
with the Local Planning Authority prior to the commencement of emissions and the development
shall only operate in compliance with the approved details unless otherwise approved in writing by
the Local Planning Authority.

Reason: In order to protect the amenities of local residents within the locale, in accordance with
Policy E2 of the Hambleton Local Plan.

14. If the use class of the approved building is changed within the approved uses (B2/E(g)(iii)/B8)
during the lifetime of the development, then all emissions to atmosphere resulting from any
processes, plant, or activity shall be treated and discharged at a height, position and in a manner
to the satisfaction of the Local Planning Authority. Details of theses emission(s), odour impact
assessments and the method(s) of odour abatement, treatment of the discharge shall be submitted
to and approved in writing by the Local Planning Authority. The measures in the approved scheme
shall be always implemented and devices shall be maintained in accordance with the
manufacturer's specification.

Reason: In order to protect the amenities of local residents within the locale, in accordance with
Policy E2 of the Hambleton Local Plan.
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15. Prior to the occupation of the building hereby approved or any subsequent change of use
within the approved uses (B2/E(g)(iii))/B8) during the lifetime of the development, a Management
Operating Plan relating to that part(s) of the development shall be submitted to and approved in
writing by the Local Planning Authority. This shall include:

(a) An assessment of the potential for sources of noise and disturbance likely to affect residential
amenity in the area, and shall identify the following:

i. noise levels from plant, machinery or equipment working in isolation and together

ii. hours of operation for the unit, including delivery arrangements, and anticipated shift patterns
iii. @ waste management plan setting out how waste associated with the unit(s) will be stored and
removed

iv. any outside maintenance and cleaning activities

and v. overnight parking requirements including refrigerated vehicle parking.

(b) If the details submitted under Part (a) indicate that the nature of the business operation is likely
to affect neighbouring residential amenity then a detailed noise assessment shall be submitted to
and approved in writing by the Local Planning Authority prior to the occupation of the unit(s).

The detailed noise assessment shall include:

i) an assessment of noise impacts in accordance with British Standard 4142 (BS4142);

i) a scheme specifying the provisions to be made for the control of noise, including any acoustic
screening to plot boundary if required; and

iii) it shall demonstrate that the rating level of the noise, corrected for acoustic features, measured
at, or calculated to a position representing the nearest residential property does not exceed any
respective background sound levels (L90) as set out and prior approved by the Local Planning
Authority.

Reason: In order to protect the amenities of local residents within the locale, in accordance with
Policy E2 of the Hambleton Local Plan.

16. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 and the Town and Country Planning (Use Classes) Order
1987 (as amended) (or any order revoking and re-enacting those Orders with or without
modification), development comprising industrial uses (Class B2/E(g)(iii)) and/or storage or
distribution uses (Class B8), including ancillary office space, with associated infrastructure and
landscaping hereby approved shall not be used for any other purpose than those specified within
the application description without the formal consent of the Local Planning Authority.

Reason: To reserve the right of control of the Local Planning Authority and to protect amenity and
the position of the site as an allocated site for employment-generating uses as alternative uses
may not be acceptable in this location, in accordance with the relevant policies of the Hambleton
Local Plan.

17. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 and the Town and Country Planning (Use Classes) Order
1987 (as amended) (or any order revoking and re-enacting those Orders with or without
modification), no lighting shall be installed within the red line area shown within DLPP04, DLPP02,
DLPPO03 without the formal consent of the Local Planning Authority.

Reason: In order to protect the nearby ecology and amenities of local residents within the locale, in
accordance with Policies E2 and E3 of the Hambleton Local Plan.
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14.0 INFORMATIVES

1. As part of a Construction Management Plan the applicant must ensure sure that H&S protection
is afforded to construction workers, with appropriate PPE.

2. Damping down of the site during dry and windy conditions will be necessary to avoid H&S risks

for workers. It is also suggested that an Asbestos surveyor be present during initial strip to assess
further contamination in line with Control of Asbestos Regs (2012), should any unacceptable made
ground materials be found present.

3. Any pollutant linkages must be severed at shallow soil contamination areas as recommended by
Solmek, and be covered by buildings or hardstanding, where identified. Please see section 7 of the
Phase 2 report for advice and importing of a clean soil cover system, as necessary. This should be
recorded as part of the Construction Plan records to demonstrate this has been adequately dealt
with.

If the applicant will import soil to the site, they are advised to ensure that any imported soil is
suitable for its intended use in respect to contamination.

4. Advice can be sought from the following: Guidance on the Verification Requirements for Cover
Systems YALPAG, Version 4.1 — June 2021, which can be found through the link to our webpage
provided below.

Target Determination Date: 06.05.25

Case Officer: Connor Harrison, connor.harrison@northyorks.gov.uk
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Agenda Iltem 5

North Yorkshire Council
Community Development Services

Thirsk and Malton Area Committee
21 AUGUST 2025
ZF25/00403/RG3 - Demolition of toilet block at Royal Parade, Filey, North

Yorkshire, YO14 9JZ, on behalf of North Yorkshire Council (Mr Paul
Fieldhouse)

Report of the Head of Development Management — Community Development

1.0 Purpose of the report

1.1 To determine a planning application for the demolition of toilet block on land at
Royal Parade, Filey, North Yorkshire.

1.2  The application is to be considered by the Area Planning Committee as the Council
is the applicant and the landowner.

2.0 EXECUTIVE SUMMARY
RECOMMENDATION:

2.1  That planning permission be GRANTED subject to conditions listed at the end of

the report.
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3.0

3.1

4.0

4.1

5.0

5.1

5.2

5.3

6.0

6.1

6.2

Preliminary Matters

Access to the case file on Public Access can be found here: ZF25/00403/RG3 |
Demolition of toilet block | Public Conveniences Royal Parade Filey North Yorkshire
Y014 937

Site and Surroundings

The site is located on the southern side of Royal Parade which mainly serves as a
pedestrian promenade along the sea front. To the rear is the cliff slope with a
pedestrian access up to Glen Gardens. The site is bound by Filey beach and
promenade to the east, cliffs to the west, beach chalets to the north and businesses
to the south. The site is located within the Filey Conservation Area which is why
demolition consent is required.

Description of Proposal

The application seeks consent for the demolition of the existing toilet block building.
The toilet block adjoins the cafe on the corner at the end of the promenade and
features a flat roof, with access to the roof via an external staircase. It is
constructed of red brick with white timber panels. The existing building measures
11.8 metres in length, 8.5 metres wide with 3.8 metres in height. The toilets have
been closed since 17 October last year; however, repairs had been carried out to
allow the toilets to reopen on 21 March this year for the short-term, pending
demolition and subsequent replacement.

The nearest alternative toilets are located at Glen Gardens Cafe and further along
the promenade at the bottom of Cargate Hill. Glen Gardens Cafe is approximately
0.2 miles from the site which would be an up-hill 5 minutes’ walk to get to. The
toilets at the bottom of Cargate Hill are 0.4 miles away from the site which would
approximately be an 8 minutes’ walk.

The intention is to install a replacement toilet block at a later stage in its place. This
work is expected to be undertaken early next year, however no proposed toilet
block has been submitted as part of this application and depending on the size, may
fall under permitted development rights for local authorities. Therefore,
consideration of this application is restricted matters directly relating to the process
and physical impacts of the demolition. Issues relating to the loss of the current
toilet facility and securing a replacement are not relevant to this application as there
is no proposed change of use to the application site.

Planning Policy and Guidance

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all
planning authorities must determine each planning application in accordance with
the planning policies that comprise the Development Plan unless material
considerations indicate otherwise.

Adopted Development Plan

The Adopted Plan for this site is:
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6.3

7.0

7.1

7.2

7.3

7.4

7.5

- Scarborough Borough Local Plan 2011 to 2032 adopted 2017. The relevant
policies are:

- DECS5 - The Historic and Built Environment

Emerging Development Plan - Material Consideration

The North Yorkshire Local Plan is the emerging development plan for this site
though no weight can be applied in respect of this document at the current time as it
is at an early stage of preparation.

Guidance - Material Considerations

-National Planning Policy Framework 2024

-National Planning Practice Guidance

-Filey Conservation Area Character Appraisal and Management Proposals -
adopted 2012

Consultation Responses

The following consultation responses have been received and have been
summarised below. Their full comments and any accompanying documentation are
available to view on the Council's website.

Filey Town Council: "Filey Town Council has considered the above planning
application and, while we raise no objection to the proposed demolition of the toilets
on health and safety grounds, we would like to express the following concerns:

- No planning application appears to have been submitted for the replacement
facilities, although we understand a budget and start date have been identified.

- It is important that the seasonal use of these toilets is taken into consideration,
and that the proposed timescales do not negatively impact Filey's tourist season -
either this year or next. We would expect that clear timelines for both demolition and
rebuild are provided as part of the process.

- Existing businesses and chalet owners in the vicinity should not be disadvantaged
as a result of the demolition."

Principal Conservation Officer - "Although the toilets do not enhance the character
and appearance of the Filey Conservation Area, they don't detract from it either.
Importantly they are attached to the Royal Parade Cafe on the corner at the end of
the promenade. It is not good conservation practice to allow demolition in
Conservation Areas without a proposed redevelopment for the site in question. If
there is no design yet for the replacement toilet block, the Local Planning Authority
should ensure the site is landscaped etc (made good) instead of purely becoming
an unsightly gap site next to the cafe.”

Local Highway Authority - no local highway authority objections.

Environmental Health Scientific Team - no objections.
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7.6

7.7

7.8

8.0

8.1

9.0

9.1

10.0

10.1

10.2

10.3

Environmental Health - The comments mainly focus on restricting noise from the
operations, working/site delivery hours and the equipment used. The general
condition they are recommending is "Construction Noise Control, Hours of Work
and Equipment.”

Estates Manager - no comments received.

Local Representations

None received.
Environmental Impact Assessment

The development proposed does not fall within Schedule 1 or 2 of the
Environmental Impact Assessment Regulations 2017 (as amended). No
Environmental Statement is therefore required.

Main Issues

The main issue is:

- Impact upon the character and appearance of the Filey Conservation Area
Assessment

Impact upon the character and appearance of the Filey Conservation Area

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires that, in the exercise of functions under the planning acts, special attention
is paid to the desirability of preserving or enhancing the character and appearance
of Conservation Areas.

Local Plan Policy DEC5 requires that proposals affecting a Conservation Area
should preserve or enhance its character or appearance, especially those elements
identified in any Conservation Area Appraisal.

The Conservation Area Appraisal for Filey states that there will be a general
presumption against the demolition of buildings which contribute to the character of
the Filey Conservation Area. The existing building forms part of a linear row of low-
rise commercial and amenity structures. It features a flat roof and is constructed
from modern materials and was probably constructed in the late 1960's or early
70's. Although the building has provided a functional use as a toilet block directly on
the Filey seafront promenade, it is very utilitarian in character and looks rather
dilapidated. Even if the outside was renovated, it would have no architectural merit.
A structural inspection concluded that while the building is not currently at risk of
imminent collapse, substantial and costly remediation would be required to ensure
its long-term stability and safety. It is considered that by virtue of its design,
construction and form, it does not make a positive contribution towards the
character and appearance of the Filey Conservation Area, it's removal would
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10.4

10.5

10.6

10.7

11.0

111

12.0

12.1

actually enhance the appearance of this part of the Conservation Area and would
allow for future improvement of the public realm.

The Council's Principal Conservation Officer agrees that the building does not
enhance the character or appearance of this part of the Conservation Area and, in
the absence of a redevelopment scheme, recommends a condition requiring that
the site is landscaped and 'made good', instead of purely becoming a potentially
unsightly gap site next to the cafe. It is considered that the implementation period
for any such scheme be set such that it would not be necessary if the site is
redeveloped quickly, thereby avoiding unnecessary expense and abortive work for
the applicant.

In light of the above, the proposal is considered to comply with Local Plan Policy
DECS5, Section 16 of the NPPF and Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.

Other Matters

Comments from Filey Town Council are noted, however this application is to only
consider the demolition of the building not the loss or replacement of the public
toilet facility as there is no proposed change of use to the application site.

Members will have seen from the consultation responses that the Council's
Environmental Health Officers have requested conditions requiring a limit on hours
of construction, equipment and details of measures to prevent noise and dust
nuisance. However, the Government's latest guidance on the use of planning
conditions is clear that Council's should not apply conditions which duplicate
existing legislation, or where there is 'alternative means of managing certain
matters'. Residents have recourse through Environmental Health legislation for
construction noise and dust nuisance complaints. Therefore, your Officers would
advise that there are no specific localised issues that would justify the imposition of
such conditions in this instance.

PLANNING BALANCE AND CONCLUSION

The proposal for the demolition of the toilet block is not considered to harm the
character and appearance of the Filey Conservation Area. It is considered that its
removal would enhance the character and appearance of this part of the
Conservation Area and would allow for future improvement of the public realm.

RECOMMENDATION
That permission be granted subject to conditions

1 The development hereby permitted shall be carried out in accordance with the
following plan/s:

- Site Location Plan
- Site layout (2526 DWG 3)
- Elevations (2526 DWG 2)
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All received on 24 June 2025.
Reason: For the avoidance of doubt.

2 Should the site remain undeveloped for a period of 9 months from the start of
demolition works, a scheme for the treatment of the surface of the site shall be
submitted within 3 months and approved in writing by the local planning
authority and the approved scheme shall be completed no later than 6 months
from the date of its approval.

Reason: In the interests of the visual amenity of the area and character of the
Conservation Area in accordance with Local Policy DEC5 of the Scarborough
Borough Local Plan.

Case Officer: Mrs Debby York
Email: debby.york@northyorks.gov.uk
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