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Agenda
Meeting Harrogate and Knaresborough Area Planning Committee
To: Councillors Chris Aldred (Chair), John Mann (Vice-Chair),

Philip Broadbank, Hannah Gostlow, Robert Windass,
Peter Lacey and Paul Haslam.

Date: Tuesday, 16 December 2025
Time: 2.00 pm
Venue: Council Chamber - Civic Centre, St Luke's Avenue,

Harrogate, HG1 2AE

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

Business
1. Apologies for Absence
2. Minutes for the Meetings held on 28 October and 25 November (Pages 3 - 10)
2025
3. Declarations of Interests
4. HGTZC25/01133/FUL - 12 lles Lane, Knaresborough, HG5 8DY (Pages 11 - 34)
5. Any other items

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

6. Date of Next Meeting
Tuesday, 27 January 2026 at 2.00pm.

Members of the public are entitled to attend this meeting as observers for all those items taken in
open session. You may 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.
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https://www.youtube.com/@northyorksc
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

If you are exercising your right to speak at this meeting but do not wish to be recorded, please
inform the Chair who will instruct anyone who may be taking a recording to cease while you speak.

Contact Details

For enquiries relating to this agenda and meeting please contact:
Dawn Drury, Democratic Services Officer

E-mail: dawn.drury@northyorks.gov.uk

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

Tel: 01757 292065

Website: www.northyorks.gov.uk

Monday, 8 December 2025
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North Yorkshire Council

Harrogate and Knaresborough Area Planning Committee
Minutes of the meeting held on Tuesday, 28 October 2025 commencing at 2.00 pm.

Councillor Chris Aldred in the Chair plus Councillors John Mann, Philip Broadbank, Peter Lacey
and Matt Walker.

In attendance: Councillors Mike Schofield and Arnold Warneken.

Officers present: Glenn Sharpe, Senior Solicitor (Planning); Nick Turpin, Development Service
Manager (South Area); John Worthington, Development Service Manager
(West); Edward Maxwell, Senior Democratic Services Officer; and David Smith,
Senior Democratic Services Officer.

Copies of all documents considered are in the Minute Book

48 Apologies for Absence

Apologies for absence had been received from Councillors Hannah Gostlow, Paul Haslam
and Robert Windass. Councillor Matt Walker attended as Councillor Gostlow’s substitute.

49 Minutes for the Meeting held on 26 August 2025

The minutes of the meeting held on the 26 August 2025 were confirmed and signed as an
accurate record.

50 Declarations of Interests

Councillor Aldred declared that, in his capacity as a Harrogate Town Councillor, he had
participated in a debate in May 2025 regarding the proposed transfer of an existing contract
between North Yorkshire Council and Harrogate Spring Water to the newly created
Harrogate Town Council. He confirmed that this matter had no bearing on his consideration
of the planning application before the Committee, which he approached with an open mind.

Councillor Broadbank declared that he was a member of the Civic Society. He stated that
he held no position of responsibility within the organisation and that this would not affect his
judgement in relation to the application.

51 HGT20/01539/REMMAJ - Harrogate Spring Water Bottling Facility, Harlow Moor Road,
Harrogate, North Yorkshire, HG2 0QB

The Assistant Director Planning, Community Development Services sought determination of
a reserved matters planning application for an extension to Harrogate Spring Water bottling
facility, pursuant to outline application 16/05254/OUTMAJ, with internal access,
appearance, landscaping, layout and scale being the only matters for consideration, on land
at Harlow Moor Road, Harrogate, North Yorkshire, HG2 0QB.

The application had been reported to the Committee due to there being significant public

interest in the application such that it was appropriate for it to be considered by the
Committee.
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The Development Service Manager presented the report and highlighted the location and
site description. The officer highlighted that outline planning permission had been granted in
2017, and that this had established the principle of development, site access, drainage, and
tree loss. It was confirmed that these matters were therefore not for consideration as part of
the reserved matters application before Members. The proposed building layout was
confirmed to be in accordance with the parameters plan approved at outline stage, and both
the layout and internal access arrangements were considered acceptable. Officers also
considered the landscaping proposals, the appearance of the building, and its scale to be
acceptable, with the latter complying with the approved massing and scale plans.

Providing an update to their report, officers advised members of the following points.

e Paragraph 5.3 of the report states that the proposals would create 32 jobs. The
applicant has since clarified that the correct figure is 50 jobs.

e Paragraph 10.19 refers to the proposed landscaping being maintained in perpetuity by
the applicant. As the applicant is a leaseholder, this should be amended to state that
maintenance will be for the duration of the lease period.

¢ It was highlighted that members had received a letter raising concerns about the legality
of the proposals from legal representatives acting on behalf of an objector group.
Officers explained that they did not agree with the points raised and did not consider
them to prevent the Committee from determining the application.

e The recommendation is subject to the prior completion of a legal agreement to secure
the off-site landscaping area. It was confirmed that work on this agreement was not yet
complete and that the draft and final versions of the agreement will be published before
formal approval is granted, in accordance with the Greenfield legal case decision.

The following questions were raised by the Committee.
e Whether the land being designated as an Asset of Community Value is a material
consideration in the determination of the application and whether this meant that there

will be a period during which others could express interest in purchasing the land.

o Whether the Council had a potential financial or contractual interest in this application
and how that should be handled.

o Whether Certificate B had been served by the Applicant on the Council as the
landowner.

e The Committee asked about the status of the Section 106 agreement and whether it is
usual for such agreements to be completed after a committee resolution.

e How changes in circumstances or new evidence, such as ecological impacts from
increased water extraction, are addressed over time.

e Why Yorkshire Water had made no comments on the reserved matters application and
whether comments were provided at earlier stages.

¢ How the proposed design meets policy HP3, which requires development to protect and
enhance the area’s spatial qualities and character, particularly given its proximity to a
designated conservation area and special landscape area.

e How officers concluded that the development would not cause significant harm to the
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landscape.

e The Committee asked for clarification on biodiversity net gain, noting that the ecologist’s
report suggested discharge of condition 12 prior to reserved matters. It was queried
whether biodiversity net gain could be addressed through the Section 106 agreement.

e Members queried the size of the proposed extension and whether an extension of this
size is permitted. It was queried whether the size of the proposal could harm the
landscape.

Neil Hind, spoke as chairperson on behalf of Pinewoods Conservation Group, objecting to
the application.

Division Councillors Mike Schofield and Arnold Warneken shared the 5 minute limit for
speaking, objecting to the application.

Richard Hall, Managing Director of Harrogate Spring Water spoke in support of the
application.

During consideration of the application, the Committee discussed the following issues:

e The Chair reiterated that the principle of development was established under the
outline permission. The reserved matters before the Committee — internal access,
scale, layout, appearance and landscaping — comply with local and national policy
and have been deemed acceptable by officers. Other issues such as highways,
flood risk, and ecology were assessed at the outline stage.

e |t was recognised that time has passed since the outline application was approved.

¢ Comments were made regarding the tree replacement scheme and it was
highlighted that the application involved felling 500 trees planted by schoolchildren
and planting a larger number of replacements.

¢ Members highlighted that the application has attracted over 1,000 objections and 11
expressions of support.

¢ Members highlighted that the proposed development is expected to create 50
additional jobs.

¢ Members remained concerned about the size of the proposed building despite
advice that it was compliant.

¢ Members expressed concern that certain requirements, which would now be
essential, could not be discussed because the original outline permission was
granted before they were required.

e It was suggested that the proposal conflicted with council priorities.

e Concerns were raised that Condition 12 had not been discharged were raised and
members were concerned of potential costs being awarded against the Council if a
legal challenge to a decision to grant approval of reserved matters were received.

¢ A councillor queried whether the Section 106 agreement could include Biodiversity
Net Gain (BNG) provisions, such as a biodiversity metric, habitat mapping, a
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52

53

statement showing at least 10% net gain, and a legal mechanism for 30-year habitat
management. Officers clarified that the Committee cannot require specific Section
106 terms, as these are governed by national policy and strict tests. It was also
clarified that the Section 106 agreement can only address matters relevant to
reserved matters. Officers clarified that BNG cannot be mandated because the
application predates mandatory requirements. But it was highlighted that the
applicant has indicated an intention to achieve 10%.

Councillor Mann proposed that permission be granted, subject to the listed conditions and
completion of a Section 106 agreement.

Councillor Aldred proposed an amendment to defer the decision, explaining that due to the
significance of the application and high public interest, members should have clarity on the
contents of the Section 106 agreement and the discharge of Condition 12 before making a
decision. Paragraph 10.33 of the report was noted by members, but they sought further
details on the matters raised in that paragraph. This amendment was seconded by
Councillor Mann.

Councillor Broadbank proposed refusal of the application, but it was clarified that the
substantive motion, and any amendments must be voted on first.

Decision

That the application be deferred until information on the contents of the Section 106
agreement and the discharge of Condition 12 were available to the Committee.

Voting record

A vote was taken, and the motion was declared carried with three votes in favour, two
against and no abstentions.

Any other items
There were no items of urgent business.
Date of Next Meeting

Tuesday 25 November 2025 at 2.00 pm.

The meeting concluded at 3.36 pm.
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North Yorkshire Council

Harrogate and Knaresborough Area Planning Committee

Minutes of the meeting held on Tuesday, 25 November 2025 commencing at 2.00 pm.

Councillor Chris Aldred in the Chair plus Councillors John Mann, Philip Broadbank,
Hannah Gostlow, Robert Windass, Paul Haslam and Andrew Timothy.

Officers present: Catriona Gatrell — Head of Legal, Property, Planning and Environment, Stuart

Mills — Development Management Team Manager, Kate Broadbank —
Development Management Team Manager, David Smith — Senior Democratic
Services Officer; and Dawn Drury — Democratic Services Officer

Apologies: Councillor Peter Lacey

Copies of all documents considered are in the Minute Book

54

55

56

Apologies for Absence

Apologies for absence had been received from Councillor Lacey, Councillor Andrew
Timothy attended as his substitute.

Declarations of Interests
There were no declarations of interest.

HGTZC24/00470/FULMAJ - Land West Of Harrogate West Business Park, Burley Bank
Road, Harrogate, HG3 2SE

To determine a planning application for full planning permission for the development of ten
industrial units (use class Eg(iii)/B2/B8) with ancillary offices, yard space, parking, servicing
areas, drainage infrastructure, electricity substation, landscaping, associated infrastructure,
engineering works to create landscaped bund, and solar panels on land to the West of
Harrogate West Business Park, Burley Bank Road, Harrogate.

The application had been brought to Planning Committee due to a recommendation of
approval of the development, which was in conflict with the Local Plan.

The Development Management Team Manager presented the report and highlighted the
location and site description and the context to the application.

Providing an update to the report, the officer advised Members of the following.

e There had been a slight amendment to Condition 20 in terms of the flow rate from
the site — with the addition of the wording, “and 2.5 litres per second for the
highway”.

¢ The site plan listed in Condition 2 had been amended to include bicycle and
motorcycle numbers, and the access to units 7 to 10 had been adjusted following
comments received from North Yorkshire Highways.

Councillor Haslam formally recorded his appreciation to the planning officers for presenting
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the application to Committee, noting that the officer recommendation for approval was
contrary to the Local Plan. Councillor Haslam added that such matters should always be
referred to Members when officers proposed a recommendation that did not align with the
Local Plan, in order to seek Member support.

Christopher Dunn spoke, objecting to the application.
The applicant, Daniel Martin, spoke in support of the application.
Members asked questions to the Officer which related to the following.

o Members noted the Parish Council’s request, made on road safety grounds, to
prohibit left turns onto Burley Bank Road in order to redirect heavy goods vehicles
via Penny Pot Lane. It was further queried whether Members could request a
condition to ensure this recommendation was implemented.

¢ Members requested confirmation that no objections had been raised by the Parish
Council and that the site was located outside the green belt.

e In relation to sustainable drainage, Members queried whether permeable materials
would be used for ground surfaces and whether the scheme incorporated grey water
recycling.

¢ Members welcomed the inclusion of Solar Photovoltaic (PV) on the whole site but
sought clarification on whether the generated energy would be utilised on each
individual unit, or if it would be sold on to serve local needs.

e Clarification was sought regarding the number of electric vehicle (EV) charging
points to be provided on the site and the measures in place to support electric
vehicle use on the site.

¢ Further details were requested on the allocation and intended use of the £100,000
Section 106 contribution towards the bus service.

¢ Whether the site would be served by both gas and electricity.

e Members queried whether the identified need for industrial units reflected demand
across the whole of North Yorkshire or was limited to the former Harrogate area.

Members acknowledged that the site was not allocated within the Local Plan and that the
proposal conflicted with the Local Plan Employment Policy, however, they considered that
the significant shortage of industrial units across North Yorkshire, coupled with the need to
support economic growth and create employment opportunities, outweighed these policy
conflicts. Members also noted the quality of the proposed design and the provision of a
wide range of unit sizes.

Members highlighted the importance of attenuation measures for Oak Beck, given it was a
critical artery, and queried whether permeable materials would be used to reduce flood risk.
Members also sought officer advice on maximising solar panel deployment on the units’
roofs. The officer advised that Conditions 19 and 20 addressed surface water drainage and
flood risk. In relation to solar panels, the officer noted that the Council currently had no
policy which specified the number of renewables to be provided and therefore could not
impose such a requirement. Members asked that the applicant give consideration to their
comments regarding maximising solar energy generation on the site.

Members sought confirmation on whether a condition could be imposed to increase the EV
charging provision, thereby enhancing sustainable travel, given the site’s reliance on car
use due to the absence of a nearby railway station. Officers advised that EV chargers were
a Building Regulations requirement rather than a planning condition, although an EV
Charging Plan had previously been requested on similar applications.

A further query was raised as to whether a condition could be imposed which required the
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58

use of permeable materials or grey water recycling. The officer advised that Condition 30
and Informative 7 included a request from the landscaping officer for the hard landscaping
specifications to incorporate permeable paving.

A Member expressed their disappointment that the Parish Council had neither supported
nor objected to the application.

Councillor Mann proposed, and Councillor Broadbank seconded, that the application be
approved subject to the additional conditions requiring maximisation of solar panel use on
unit roofs, the submission of an EV Charging Plan; and incorporation of the amendments to
Conditions 2 and 20 as outlined in the officer update.

The decision

That planning permission be GRANTED subject to the conditions set out in section 12 of the
committee report, the completion of a Section 106 agreement, the additional two conditions
regarding maximisation of solar panel use on unit roofs, and the submission of an EV
Charging Plan, and the amendments to conditions 2 and 20, as set out above.

Voting record

A vote was taken, and the motion was carried unanimously.

Any other items

There were no other items

Date of Next Meeting

Tuesday 16 December 2025 at 2.00 pm

The meeting concluded at 2.47 pm.
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Agenda Item 4

North Yorkshire Council

Community Development Services
Harrogate and Knaresborough Area Planning Committee

16t December 2025

HGTZC25/01133/FUL — Construction of 2 dwellings, with alterations to the existing
access and erection of stone gatepost, including landscaping and associated works

at 12 lles Lane, Knaresborough, HG5 8DY
on behalf of Mr David Vollens

Report of the Head of Development Management — Community Development
Services

1.0

1.1.

1.2.

Purpose of the Report

To determine a planning application for the construction of two dwellings on
land at 12 lles Lane, Knaresborough.

This application is referred to the Planning Committee at the request of the
Divisional Member.

2.0

2.1

2.2

2.3

EXECUTIVE SUMMARY

RECOMMENDATION: That the decision be GRANTED subject to the conditions
listed below and prior completion of a S106 Agreement with terms as detailed
in Table 1.

The location is one where public transport is regularly available within walking
distance, flooding issues do not preclude access and egress being achieved,
biodiversity net gain can be addressed by a condition, and residential development
of the site for two dwellings would not have a harmful impact on residential amenity
or highway safety.

Modest benefits would be achieved through the construction of two dwellings and
their contribution to the housing land supply. In addition, the construction of which
would bring forth modest economic benefits furthered subsequently by the occupiers
of the dwellings.

The balance of the less than substantial harm caused to heritage assets is
outweighed and the proposed use of the land for two dwellings within the
Knaresborough Conservation Area, subject to materials being shown as acceptable,
would preserve the character and appearance of that Conservation Area. Equally,
the setting of listed buildings will not be harmed.
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2.4

2

In the absence of a 5 year housing land supply the key policies of the NPPF relevant
to housing development are satisfied and therefore in accordance with paragraph 11
permission should be granted, subject to the completion of the Section 106
regarding a highway contribution.
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3.0

3.1.
3.2.

3.3

3.4

3.5

4.0

41.

4.2.

4.3.

4.4.

4.5.

Preliminary Matters

Access to the case file on Public Access can be found here.
There was an earlier application for a similar development that was withdrawn.

ZC24/00961/FUL Construction of 2 dwellings, with alterations to the existing access
and erection of stone gatepost, including landscaping and associated works.
Withdrawn 10.5.2024 due to issues over design and proximity to trees.

Prior to that an application for permission in principle concerning a residential
development of 3 dwellings with a separate access from lles Lane was refused.

21/02513/PIP Permission in principle for Residential Development of 3 houses.
Refused 13.08.2021.

The access would result in the loss of at least part of a wall identified in the
Conservation Area Character Appraisal. In doing so visibility of an adjacent block of
garages would be increased while the access would pass close to trees on the land
which are prominent in the conservation area and which are already hampered by
the built form and hardstanding on the adjacent land. Any loss of trees would equally
have an adverse impact on biodiversity.

It was judged however that the use of the site for housing was considered
appropriate. The site not being identified in the Conservation Area Character
Appraisal.

Site and Surroundings

The site lies to rear of the dwelling known as 12 lles Lane, also referenced as
Thornecroft, on the north-west side of that road within the Knaresborough
Conservation Area.

The dwelling is identified in the Conservation Area Character Appraisal as being a
building of local interest, while the stone wall on the lles Lane boundary is judged to
be of importance.

To the south-west the site is adjoined by a long row of garages which serve the
three storey flats that front Windsor Lane beyond with a few trees adjacent to the
boundary.

The north-western boundary is tree lined and beyond lies the extensive grounds to
Swadford House 5 Gracious Street, a Grade |l Listed Building, set 27-33m distant.
Adjoining that property to the north-east is a further Grade Il Listed Building, 3
Gracious Street.

The gable end to a terrace of dwellings on Horsemill Square lies to the north-east
with properties on York Place beyond including two that are listed; 8 & 10 and
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4.6.

4.7.

5.0

5.1.

5.2.

5.3.

5.4.

5.5.

5.6.
5.7.

5.8.

5.9.

6.0

6.1.

6.2.

5

Shipton House. These are also identified in the Conservation Area Character
Appraisal as being buildings of local interest.

A garden wall and hedging provide a partial separation of the site from the existing
dwellings immediate curtilage.

The site contains a small shed with other former outbuilding structures on the land
having been removed.

Description of Proposal

Planning permission is sought to construct two dwellings, one of four bedrooms and
the other three bedrooms.

The larger dwelling would extend to the south-west from the north-east boundary of
the site, while the smaller would be in a north-west to south-east alignment in the
south-west part of the site.

Both would be two storey, with an attached garage, and of brick and slate external
construction.

A dentil course would be located at eaves and the frontages feature arched windows
at ground floor, which are replicated for the garage door openings, and a limited
number of first floor four-pane windows.

Rear elevations have a patio door opening along with a larger number of windows.
Windows and doors are stated as being timber.

The dwelling that would be to the south-west part of the site would have a lower but
still two storey section at its north-west end.

Access would be from the existing driveway which passes 3.1m distant from the
existing dwelling.

Air Source Heat Pumps will be installed to the rear elevations.

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 the Development Plan so far as this is material to the application
unless material considerations indicate otherwise.

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990, require that in considering whether to grant planning permission for
development which affects a listed building or its setting special regard is to be given
to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses and special attention is paid in
the exercise of planning functions to the desirability of preserving or enhancing the
character and appearance of a Conservation Area.
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Adopted Development Plan

6.3.

6.4.

6.5.

7.0

7.1,

7.2.

7.3.

7.4.

7.5.

7.6.

The relevant Adopted Development Plan for this site is:

- Harrogate District Local Plan 2014 — 2035, adopted 2020.

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

Relevant guidance for this application is:

- National Planning Policy Framework

- National Planning Practice Guidance

- National Design Guide

- Heritage Management Supplementary Planning Document
- Knaresborough Conservation Area Character Appraisal

- Landscape Design Guide

Consultation Responses

The following consultation responses have been received and have been
summarised below.

Parish Council: Knaresborough Town Council objects to this application which is
over-development of green space in the town.

Division Member(s): Considered the application should be considered by the
committee.

Arborist (NYC): Does not object. Considered an updated arboricultural report to be
appropriate, accepting of loss of dead Sycamore. Requests conditions be attached
to any approval regarding provision of root protection and a landscaping scheme.

Ecologist (NYC): Does not object. In light of being advised the applicant intends to
agree offsite credits within the North Yorkshire Area with the Environment Bank
advises that the proof of purchase of those off-site credits will be necessary to
discharge the standard Biodiversity Net Gain condition, should permission be
granted. Requests conditions be attached to any approval regarding compliance
with the mitigation measures set out in the submitted Ecological Impact Assessment
report with specific details being provided of one matter along with the provision of
bird bricks and bat tubes.

Environmental Protection (NYC): Do not object. Request conditions be attached
to any approval regarding reporting of any unexpected land contamination.
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7.7.

7.8.

7.9.

7.10.
7.11.

8.0

8.1.

9.0

9.1.

7

Estates Manager (NYC): No objections.

Highways (NYC): Do not object. Request a Section 106 agreement to fund the
update of parking restrictions and require any approval to be conditioned in respect
of construction management matters and the provision of access, parking and
turning. Are only permissive of lles Lane being used for construction traffic on the
section between the site access and York Place unless precluded by a highway
closure.

Yorkshire Water: Does not object and requests a condition that development be
undertaken in accordance with the submitted drainage strategy.

Local Representations

Representations received from three authors
Objections:

- Conservation Area.

- Overlooking and loss of amenity with negative impact on setting of listed
buildings.

- Negative impact from the design of the buildings using modern materials in
historic surroundings.

- Scale and massing detrimental to character and appearance changing the
character of the green space.

- Added traffic and parking on narrow and congested lles Lane, plus impact of
building vehicles, and impact on highway safety on surrounding roads
leading to Kings James School.

- Loss of trees not acceptable and impact on ecology also through loss of
green sanctuary.

- Extensive earthworks have resulted in loss of orchard and green space,
impacting on a Sycamore, leading to site being described as brownfield in the
submission.

- Frog pond on adjacent land.

- No need for 3 or 4 bed properties.

Environment Impact Assessment (EIA)

The development is not of a scale nor in a location where an Environmental
Statement would be required.

Main Issues

The key considerations in the assessment of this application are:

- Principle of Development and Housing Land Supply
- Impact on Heritage Assets

- Amenity

- Trees

- Ecology
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10.0

10.1.

10.2.

10.3.

10.4.

10.5.

10.6.

10.7.

10.8.

10.9.

- Highways

- Sustainable Design

- Drainage and Water Supply
- Land Contamination

- S106 Agreement

ASSESSMENT

Principle of Development and Housing Land Supply

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
applications to be determined in accordance with the development plan unless
material considerations indicate otherwise. The Harrogate District Local Plan was
adopted by the former Harrogate Borough Council on 4th March 2020.

Whilst not a specific allocation, the site does lie within the development limit for
Knaresborough, a main settlement listed under Local Plan Policy GS2 where growth
for new homes will be focussed.

Further to the development plan, the National Planning Policy Framework (NPPF) is
also a material consideration in planning decisions, promoting sustainable
development.

Revisions made to the NPPF in December 2024 introduced changes to the way
housing need is calculated. As the extant Harrogate Local Plan is now more than
five years old, those policies relating to housing supply can no longer be given full
weight.

Revised methodology therefore applies to calculating housing land supply, with
currently a housing land supply of 2.2 years in the Local Plan area.

Paragraph 11(d) of the National Planning Policy Framework (i.e. the “presumption in
favour of sustainable development”) is therefore engaged for applications involving
the provision of housing.

That paragraph states planning permission should be granted unless:

i) The application of policies in the NPPF that protect areas or assets of particular
importance provides a strong reason for refusing the development proposed; or

i) Any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the NPPF taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and
providing affordable homes, individually or in combination.

In addition, footnote 7 sets out those areas where policies can provide a strong
reason for refusing the development proposed, which include designated heritage
assets.

The principle of residential development is therefore considered acceptable
provided the impact of the development upon the Knaresborough Conservation
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10.10.

10.11.

10.12.

10.13.

10.14.

10.15.

10.16.

10.17.

10.18.

10.19.
10.20.

9

Area and the setting of nearby listed buildings, as designated heritage assets, does
not provide a strong reason for refusing the application.

Impact on Heritage Assets

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990, requires that in considering whether to grant planning permission for
development which affects a listed building or its setting special regard is to be
given to the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses and special attention is
paid in the exercise of planning functions to the desirability of preserving or
enhancing the character and appearance of a Conservation Area.

Local Plan Policy HP2, Heritage Assets, notes that proposals for development that
would affect heritage assets (designated and non-designated) will be determined in
accordance with national planning policy.

That policy requires that it should be ensured that proposals affecting a heritage
asset, or its setting, protect and, or enhance those elements that have been
identified as making a positive contribution to the character and special architectural
or historic interest.

Paragraph 11d(i) of the NPPF advises that the presumption in favour of sustainable
development does not apply where the application of policies in the Framework that
protect areas or assets of particular importance provides a strong reason for
refusing the development proposed. Development that has an impact upon heritage
assets is one such situation and it is important to ensure that the proposal is
acceptable in this regard.

Guidance on proposals affecting heritage assets is out in Chapter 16 of the NPPF:
Conserving and Enhancing the Historic Environment.

Paragraph 207 sets out the significance must be identified and assessed and at
paragraph 212 that the impact of the development must be assessed.

Paragraphs 213 to 215 of the NPPF set out the considerations depending on the
degree of harm caused to designated heritage assets with paragraph 215 requiring
less than substantial harm to be outweighed by public benefits.

A number of character areas are identified in the Knaresborough Conservation Area
Character Appraisal; the property lying in the Area C: The Town Centre & York
Place.

Materials in that area are described as being such a range that it is impossible to
generalise. Render is predominant although some buildings are of Magnesium
Limestone and others brick or gritstone. Welsh slates, stone slates and pantiles are
all common, together with some Westmorland slates.

Most roofs have plain eaves or simple dentil or modillion eaves.

Despite the Town Councils comments, and those in the representations, the
application site is not identified as a green space in the Conservation Area
Character Appraisal.
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A checklist to manage change is set out in Appendix A of the Appraisal, providing a
schedule of matters to which regard should be paid. The checklist to manage
change includes a requirement that design should respect the distinctive local
architectural style both in terms of overall form and detailed design as appropriate to
the context.

Paragraph 11(d)(ii) of the NPPF advises that housing development should not be
permitted where adverse impacts arise which would significantly and demonstrably
outweigh the benefits, when assessed against the policies of the Framework taken
as a whole. Particular regard is given to eight specific key policies, of which three
can be discounted as they relate to different forms of development to that which is
proposed.

Relevant here are the key policies set out in paragraphs 110, 129, 135 and 139 of
the NPPF.

Offering a choice of transport modes is a key requirement of paragraph 110.
Knaresborough bus station is 300m distant and therefore well within the accepted
walking distance for a public transport service.

Paragraph 129 requires that planning decisions should support development that
makes efficient use of land, considering requirements that include the desirability of
maintaining an area’s prevailing character and setting (including residential
gardens), or of promoting regeneration and change; and the importance of securing
well-designed, attractive, and healthy places.

That is furthered by the key policy at paragraph 135, which notes planning decisions
should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout, and appropriate
and effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging
appropriate innovation or change;

d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and
distinctive places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate
amount and mix of development (including green and other public space) and
support local facilities and transport networks.

The final of these three key policies of the NPPF, at paragraph 139, states that
development that is not well designed should be refused, especially where it fails to
reflect local design policies and government guidance on design, taking into account
any local design guidance and supplementary planning documents such as design
guides and codes. Conversely, significant weight should be given to:

a) development which reflects local design policies and government guidance on
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design, taking into account any local design guidance and supplementary
planning documents such as design guides and codes; and/or

b) outstanding or innovative designs which promote high levels of sustainability or
help raise the standard of design more generally in an area, so long as they fit in
with the overall form and layout of their surroundings.

10.28. The National Design Guide characterises as being of the most importance, and
offers detailed guidance on, matters of context, identity, built form, movement,
nature, public spaces, uses, home and buildings, resources, and lifespan.

10.29. Local Plan Policy HP3 ‘Local Distinctiveness’ requires high quality building design
that protects enhances or reinforces those characteristics, qualities and features
that contribute to the local distinctiveness of the urban environment. Factors include
respecting spatial qualities, scale, appearance, built form and fenestration.

10.30. Conserving and enhance the high quality and character of the environment by
ensuring that all forms of new development are designed to a high standard and
maintain and enhance the local vernacular and 'sense of place' of individual
settlements is required as part of Local Plan Policy NE5 ‘Green and Blue
Infrastructure’.

10.31. Paragraph 207 of the NPPF requires in determining applications, Local Planning
Authorities should require an applicant to describe the significance of any heritage
assets affected, including any contribution made by their setting. Accompanying the
application is a Heritage Statement that describes the locality, notes the
requirements of the Listed Buildings and Conservation Area Act, and assesses the
relevant policies of the NPPF. Further, more distant, listed buildings in the wider
setting are identified.

10.32. Relating the application site in its surroundings the Heritage Statement comments:

“Whilst located in close proximity, the surrounding listed buildings were developed
independently and have no known functional or historic connections with the
Application Site. They are principally separated by intervening development and
mature planting. There is little inter-visibility between these listed buildings and the
Application Site and where they do exist, it does not allow for any understanding or
appreciation of their individual or collective significance.”

“The mature trees to the periphery of the Application Site do provide a degree of
green relief amongst the strong urban backdrop.”

“Although there is an historic and functional relationship between the parcel of land
to the rear and Thornecroft, it now reads very much as a separate plot. It makes a
limited contribution towards the local significance of the building.”

10.33. The Heritage Statement also observes “The overall scale and mass of the proposed
houses will be lower and subservient to the main house and will not detract from
those aspects of setting which positively contribute towards the local significance of
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the non-designated heritage asset”. Given the location of the proposed dwellings
and their massing, Officers concur with this assessment and the accommodation
provided in the dwellings is appropriate to the location.

Also accompanying the application is a Planning, Transport, Design and Access
Statement which states the proposed development would “would sustain the special
character and appearance of the Conservation Area”. The design of the buildings
has been improved and detailed since the original submission and is considered to
be appropriate for a new build in this location and the character and appearance of
the Conservation Area.

In terms of materials stone, render and brick properties lie along surrounding roads
while the north-east side of Gracious Street, nearest the application site, is solely of
stone.

Use of brick on the proposed buildings is therefore not out context in the locality
and, subject to the correct choice of brick being made, will not have a negative
impact. An appropriate condition requiring samples of material to be approved
should be attached to any approval.

Windows and doors are specified as being timber and should be conditioned as
such, together with appropriate reveals being incorporated.

The development would no doubt vary the built form and its arrangement within the
Conservation Area however the proposed development is considered to be
acceptable.

Planning legislation and policy require the character of the Conservation Area to be
either preserved or enhanced.

That can be achieved by a development of appropriate quality. Such does not have
to be an exact copy of an existing building or style but rather respect the established
character of the area by using appropriate styles, materials, and forms.

Regarding new development, the Heritage Management Supplementary Planning
Document (SPD) provides appropriate advice in its chapter 7.

Aspects of scale and density are crucial along with setting, and styles and materials
be used that are typical of the area or are sympathetic to it. This can extend to
consider a contemporary design appropriate.

The application proposes two dwellings of two storey form whose scale as such
immediately brings them down in stature with the surrounds of far taller buildings on
Gracious Street, Windsor Lane, and York Place, and are of sympathetic height to
the properties on Horsemill Square.

The dwellings would represent a form of ancillary outbuildings, such a stables, to the
existing dwelling. In terms of the effect on the conservation area, the development
would therefore be a form that could and through the added form contribute to the
character of the conservation area.

Overall, the proposed dwellings have a good relationship with the existing
residential properties in their locality, whilst ensuring that the character of the wider
conservation area is preserved. That could however change through extension
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otherwise permissible as ‘permitted development’ and consequently such should be
removed where the result could be a dwelling that no longer has a ‘good
relationship’.

In terms of the setting of the listed buildings on Gracious Street the development is
beyond a tree lined boundary 33 metres distant. Any impact would be less than
significant.

The proposed new dwellings result in less than substantial harm being caused to
the conservation area. With their secluded location in terms of street scene that less
than substantial harm is at the lower level.

The new build accords with the Local Plan Policies and terms of the NPPF noted
above. Consequently, the application of policies in the NPPF that protect areas or
assets of particular importance do not provide a strong reason for refusing the
development proposed and therefore the presumption in favour sustainable
development contained in the NPFP is not offset by the terms of it paragraph 11d(i).

Para 214 of the NPPF advises that the harm should be weighed against the public
benefits of the proposal including, where appropriate, securing its optimum viable
use. The benefits of the provision of new housing are considered to outweigh the
less than substantial harm to the conservation area and the listed buildings beyond
the north-western boundary.

Amenity

Local Plan Policy HP4 sets out the need to ensure high standards of amenity are
provided and maintained. The Policy requires new residential development to
incorporate well-designed and located private and/or communal outdoor amenity
space which is of an adequate size for the likely occupancy of the proposed
dwellings.

. A key component of this is that the dwellings comply with the Nationally Described

Space Standard as required by Local Plan Policy HS5. The dwellings have been
modified to ensure compliance with the four bed property now having two single
bedrooms and the three bed property one single bedroom.

The key NPPF policy at paragraph 135 also requires the creation of places that are
safe, inclusive and accessible and which promote health and well-being, with a high
standard of amenity for existing and future users; and where crime and disorder,
and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.

The proposed development is appropriately located to ensure the dwellings do not
unreasonably detract from the residential amenity of existing neighbouring
dwellings. That could vary if ‘permitted development’ extension(s) and alteration (s)
arose and therefore the restrictive condition proposed above should also cover this
aspect

. The 2023 Landscape Design Guide advises that private gardens of 100 square

metres will be required for the proposed dwellings, and those are achieved by both
properties.
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No concerns are raised by Environmental Protection to the Air Source Heat Pumps
that are to be used, which as a form of renewable energy provision are supported by
Policy CC3.

Local Plan Policy TI5 ‘Telecommunications’, requires appropriate broadband access
in new developments. The application site is in a locality where the OFCOM
broadband checker indicates that access to Fibre to the Premises broadband
infrastructure capable of Next Generation Access speeds is available. An
appropriate condition should be attached to any approval.

Trees

Local Plan Policy NE7 requires development to protect and enhance existing trees
that have wildlife, landscape, historic, amenity, productive or cultural value or
contribute to the character and/or setting or a settlement to be protected. The loss of
or damaged trees are to be replaced on-site, or if this is not possible, off-site to the
public value of the removed trees.

Accompanying the application is a tree survey which identifies the application site as
having seven Sycamores of up to 24m height plus a Hawthorn of 10m height along
the north-west boundary. One of the 24m high Sycamores has lost a major limb and
is of poor structure condition and is to be removed. Tree protective fencing being
provided to protect the remainer whilst development is undertaken, which includes a
6m Hawthorn to the south-west boundary.

The Council Arborist has no objection to the loss of the Sycamore and appropriate
replacement planting will be sought by a condition of any permission.

Ecology

Local Plan Policy NE3 relates to protecting the natural environment and requires
proposals to protect and enhance features of ecological and geological interest as
well as providing net gains in biodiversity. Paragraph 193 of the NPPF advises that
when determining planning applications, if significant harm to biodiversity resulting
from a development cannot be avoided (through locating on an alternative site with
less harmful impacts), adequately mitigated, or, as a last resort, compensated for,
then planning permission should be refused.

The Town and County Planning Act 1990, as amended by the Environment Act
2021, sets out in Schedule 7A ‘Biodiversity Gain in England’ that planning
permissions in England are deemed to be granted subject to a general pre-
commencement condition that requires a biodiversity gain plan is both submitted to
and approved by the Local Planning Authority.

Accompanying the application is a Statutory Metric and Biodiversity Net Gain (BNG)
Assessment, which notes there will be a loss of 0.18 units in habitats on-site and
there is limited scope for the necessary habitat creation of 0.52 units.

It has therefore been confirmed that the necessary units will be purchased off-site
from a recognised BNG credit provider. This approach is acceptable to the Councils
Ecologist and conditions are included to ensure the credits are purchased prior to
development commencing.
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Highways

Local Plan Policy TI1 ‘Sustainable Transport’, seeks to ensure development
proposals seek to minimise the need to travel and achieve more sustainable travel
behaviour.

Key policies of the NPPF set out in paragraphs 110 and 115 respectively concern
managing growth with regard to the transport issues, which are set out in paragraph
109, and matters of sustainable transport, safe access, parking areas reflecting
current guidance and any significant impacts on the transport networks/highway
safety mitigated.

The location of the site close to the centre of Knaresborough means sustainable
transport options are available, and provision for secure bicycle accommodation
would be achieved in the garages.

The Local Highway Authority raise no issue to the provision of the two dwellings on
grounds of highway safety subject to the existing double yellow lines on lles Lane
being extended by 4m to the north-east.

A Traffic Regulation Order will be necessary to achieve that and consequently a
Section 106 Legal Agreement will be necessary if the committee are minded to

approve the application. That agreement will be completed prior to the planning
permission being issued.

A condition should be attached to any permission requiring the provision of electric
vehicle charging facilities to accord with Local Plan Policy TI3, and the garages
have been adjusted to accord with size and clearance requirements set out by the
Local Highway Authority. Those garages are of sufficient size to also accommodate
cycle storage.

Sustainable Design

Local Plan Policy CC4, seeks to ensure that new development takes a holistic
approach to reducing greenhouse gas emissions.

In support of the development, and in addition to the use of air source heat pumps, it
is set out that;

- Glazing is proportioned to minimise heat loss whilst optimising solar gain and
natural daylighting.

- Building orientation has been considered to maximise passive solar gain.

- Insulation of the walls and the roof, along with air tightness will exceed standard
requirements.

- Mechanical ventilation with heat recovery systems will be installed with heat
recovery.

Drainage and Water Supply

The proposal is not of significant implications in terms of increased surface water
runoff (Local Plan Policy CC1) and is in a location where drainage and water supply
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are available (Local Plan Policy NE2). No objection is raised by the statutory
undertaker, Yorkshire Water.

Also, with respect to Policy CCH1, the site lies in Flood Zone 1 and flooding from a
watercourse is not envisaged.

The site frontage area is at risk from surface water flooding (1 in 1000 year) but that
does not extend as far as the proposed built form but would affect the access.

Paragraph 175 of the NPPF advises that a sequential test [to steer new
development to areas with the lowest risk of flooding from any source] should be
used in areas known to be at risk now or in the future from any form of flooding,
except in situations where a site-specific flood risk assessment demonstrates that
no built development within the site boundary, including access or escape routes,
land raising or other potentially vulnerable elements, would be located on an area
that would be at risk of flooding from any source, now and in the future (having
regard to potential changes in flood risk).

The submitted Flood Risk Assessment advises that flood water is linked to local
topographic low spots on site and lack of positive drainage to the existing site,
hence why surface water is shown to pond there in a surface water flood event.
Based on the Flood Risk Assessment assumes, as a conservative assessment, that
flood depths on the access will be a maximum of 100mm depth.

The National Planning Practice Guidance advises that

‘When assessing the safety implications of flood risk for development proposed in a
... planning application, the following should be considered... the safety of people
within a building if it floods and also the safety of people around a building and in
adjacent areas, including people who are less mobile or who have a physical
impairment. This includes the ability of residents and users to safely access and exit
a building during a design flood and to evacuate before an extreme flood (0.1%
annual probability of flooding with allowance for climate change)'.

The guidance is therefore looking for safe access and exit to occur during all flood
events except the 1in 1000 occurrence. That for the vast majority of vehicles is a
flood depth not in excess of 100mm (and subject to the flow of water); the maximum
depth of flood water that is advised by the North Yorkshire Fire & Rescue Service
that can be driven through by most vehicles.

With the worse extent of flooding considered as being 100mm the flooding events
would not unreasonably preclude access or egress for the proposed dwellings.

A sequential test is not therefore required to support this application, and any
surface water drainage incorporated in the construction of those two dwellings may
provide a degree of mitigation.

Land contamination

Land contamination is not expected to be an issue however a condition should be
attached to any permission to cover the event of any being discovered.
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S106 Agreement

10.82. The following will be the head of terms.

Table 1
Category/Type | Contribution Amount & Trigger
Highways Traffic Regulation Order; yellow | £2,500

lines and signs . (prior to commencement)

11.0 PLANNING BALANCE AND CONCLUSION

11.1  The proposal would achieve benefits in the construction of two dwellings, the
construction of which would bring forth a contribution to the housing land supply. In
addition, modest economic benefits will occur through that construction furthered
subsequently by expenditure by the occupiers of the dwellings.

11.2 The location is one where public transport is regularly available within walking
distance; a choice of transport modes being a key requirement of NPPF paragraph
110.

11.3 Flooding issues do not preclude access and egress being adequately achieved.
11.4 The achievement of Biodiversity Net Gain can be addressed by a condition.

11.5 Residential development of the site for two dwellings would not have a harmful
impact on residential amenity or highway safety, satisfying various Local Plan
Policies.

11.6 The balance of the less than substantial harm caused to heritage assets, as
required by the NPPF, is consequently outweighed and the proposed use of the
land for two dwellings within the Knaresborough Conservation Area, subject to
materials being shown as acceptable, would preserve the character and appearance
of the Conservation Area and the setting of the listed buildings preserved as
required by the Planning(Listed Buildings and Conservation Areas) Act.

11.7 In the absence of a 5 year housing land supply the key policies of the NPPF relevant
to housing development are satisfied and therefore in accordance with paragraph 11
permission should be granted, subject to the prior completion of the Section 106
regarding a highway contribution.

12.0 RECOMMENDATION

That decision be GRANTED subject to the conditions listed below and the prior
completion of a S106 Agreement with terms as detailed in Table 1.

1 The development hereby permitted shall be begun on or before three years
from the date of this permission.
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The development hereby permitted shall be carried out in strict accordance
with the following documents:

- Dwg No. 1.63 revision B Elevations dated 13/11/25

- Dwg No. 1.64 revision D Floor Plans dated 13/11/25

- Dwg No. 1.65 revision B Existing and Proposed Site Plans dated 13/11/25
- Dart Engineers Dwg No. 23450-DR-C-0100 revision P3 Drainage Strategy
dated 03/09/2023

- Datasheet Samsung EHS Gen 7 R290 (AEO80CXYDEK/EU) dated
19/12/23

- Sustainable Design and Energy Statement dated 3 September 2025

- Appendix A and Plan 3A of the Mark A Feather Arboricultural Report (ver 5)
dated June 2025

-Section 7 of MAB Environment & Ecology Ltd Ecological Impact
Assessment dated January 2024

No development shall commence until the following have been submitted to
and approved in writing by the Local Planning Authority;

a) areas for storage of plant and materials used in constructing the
development and the parking of contractors’ site operatives and
visitor’s vehicles clear of the highway.

b) wheel washing facilities on site to ensure that mud and debris is not
spread onto the adjacent public highway.

c) contact details for the responsible person (site manager/office) who can
be contacted in the event of any issue.

Development shall be undertaken in strict accordance with the approved
details.

No development shall commence on site before fencing to the root protection
area as shown on Plan 3A of the Mark A Feather Arboricultural Report (ver
5) dated June 2025 and in accordance with Appendix A of that document and
the requirements of British Standard BS 5837: 2012 (section 6.2.2 figure 2)
Trees in Relation to Construction — Recommendations, or any subsequent
amendments to that document, has been installed around the trees or shrubs
or planting to be retained. The developer shall maintain such fences until all
development subject of this permission is completed.

Prior to the commencement of development satisfactory written evidence of
the purchase of the necessary off-site area units to achieve 10% Biodiversity
Net Gain, including any achieved on site, from a local habitat bank that is
registered with Natural England shall have been submitted to and approved
in writing by the Local Planning Authority. The evidence shall include a
revised Biodiversity Net Gain Metric.
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Further to condition 5, prior to the commencement of development in the
event of some of the 10% Biodiversity Net Gain being achieved on site a
Construction Ecological Management Plan shall be submitted to and
approved in writing by the Local Planning Authority. The development shall
be undertaken in strict accordance with the approved plan. A copy of that
plan must be retained on site and made available to site managers and
operatives, throughout the construction process.

Prior to the commencement of development details of the ‘Reasonable
Avoidance Measures’, as set out in Section 7.3.2. of the MAB Environment &
Ecology Ltd Ecological Impact Assessment dated January 2024 to deal with
any residual risk of impact on herptiles shall be submitted to and approved in
writing by the Local Planning Authority. Development shall be undertaken in
strict accordance with the approved details.

The hours of construction work on site shall be controlled and restricted to:
08:00 until 18:00 Mondays to Fridays

08:00 until 13:00 Saturdays

No work such take place on Sundays or Bank Holidays or Public Holidays

Construction vehicle access and egress shall be along lles Lane from and to
York Place unless precluded by a highway closure.

If contamination not previously identified by the developer prior to the grant of
this planning permission is encountered during the development, all
groundworks in the affected area (save for site investigation works) shall
cease immediately and the Local Planning Authority shall be notified in
writing within 2 working days. Groundworks in the affected area shall not
recommence until either;

(a) the Local Planning Authority has confirmed in writing that remediation
measures are not required, or

(b) a Remediation Strategy has been submitted to and approved in writing
by the Local Planning Authority. The Remediation Strategy shall
include a timetable for the implementation and completion of the
approved remediation measures. Thereafter remediation of the site
shall be carried out and completed in accordance with the approved
Remediation Strategy.

Prior to any development beyond damp proof course a detailed scheme for
landscaping, including the planting of trees and or shrubs and the use of
surface materials shall have been submitted to and approved in writing by
the Local Planning Authority. The scheme shall specify materials, species,
tree and plant sizes, number and planting densities and the timing of the
implementation of the scheme, including any earthworks required. The
development shall be carried out in strict accordance with the approved
scheme.
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Prior to any development beyond damp proof course details of swift bricks
and bat bricks/tubes to be incorporated in the development shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in strict accordance the details approved.

In the event that the provision of Fibre to the Premises (FTTP) broadband
infrastructure capable of Next Generation Access speeds is not viable, prior
to any development beyond damp proof course evidence that of unviability
shall be submitted to and approved in writing by the Local Planning Authority.
Should the Local Planning Authority agree provision of FTTP is not viable the
development shall be carried out incorporating provision of the delivery of
FTTP at a future date. Before first occupation of a dwelling FTTP shall be
provided unless agreed to be unviable in which case a download connection
of at 30Mbs shall have been provided. The installed broadband connection
shall thereafter be maintained unless improved on.

Before the first use of any materials in the external construction of the roof
and walls of the development hereby approved, samples of those materials
shall have been made available for inspection by, and the written approval of,
the Local Planning Authority and the development shall be carried out in
strict accordance with the approved details.

The doors and window frames of the development hereby permitted shall be
constructed in timber and no other materials shall be used without the prior
written consent of the Local Planning Authority.

All new doors and windows shall be set back a minimum of 100mm from the
external face of the walls to form reveals and shall be retained as such for
the life of the development.

In the event of land contamination remediation being necessary under
condition 10 above no part of the development shall be brought into use until
such time as that remediation has been carried out in accordance with the
approved Remediation Strategy, under condition 10(b) above, and a
Verification Report in respect of those works has been approved in writing by
the Local Planning Authority.

Prior to the first occupation of either dwelling, the associated access, parking,
manoeuvring and turning areas shall have been constructed in accordance
with the details shown on Dwg No. 1.65 revision B Existing and Proposed
Site Plans dated 13/11/25, and electric vehicle charging facilities of Mode 3
type (specific socket on a dedicated circuit with a minimum current rating of
16 Amp) have been provided in the associated garage. Notwithstanding the
provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) or any subsequent Order
the vehicular areas including the garages must be maintained clear of any
obstruction and retained for their intended purpose at all times; the electric
vehicle charging facilities shall be maintained until superseded by any
advanced technology.
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19 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any order revoking and
reenacting that Order with or without modification), no extensions or
rooflights to the dwellings hereby granted as permitted under Schedule 2,
Part 1, Classes A and C shall be carried out without the grant of further
specific planning permission from the Local Planning Authority.

Reasons

1 To ensure compliance with Sections 91-94 of the Town and Country
Planning Act 1990.

2  For the avoidance of doubt.

3 Inthe interest of public safety and amenity.

4  To protect retained trees, shrubs and planting during the construction phase

5 and 6. In the interests of securing no net loss of biodiversity net gain

7  To ensure ecological species are protected.

8 In the interests of residential amenity.

9 In the interest of public safety and amenity.

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

and other offsite receptors.

11 To safeguard the rights of control by the Local Planning Authority in these
respects and in the interests of amenity.

12 In the interests of ecology.
13 To ensure appropriate telecommunication provision is enabled.

14 In order to ensure that the materials used conform to the amenity
requirements of the locality.

15 and 16. In the interests of visual amenity.

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

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

In the interests of residential amenity and ensuring development is
appropriate to the character of the conservation area.

INFORMATIVES

Applicants are reminded that in addition to securing planning permission
other permissions may be required from North Yorkshire County Council as
Local Highway Authority. These additional permissions can include but are
not limited to: Agreements under Sections 278, 38, and 184 of the Highways
Act 1980; Section 38 of the Commons Act 2006, permissions through New
Roads and Streetworks Act 1991 and Local Authorities' Traffic Orders
(Procedure) (England and Wales) Regulations 1996 (as amended and
including all instruments, orders, plans, regulations, and directions).

Further information on these matters can be obtained from the Local
Highway Authority. Other permissions may also be required from third
parties. It is the applicant's responsibility to ensure all necessary permissions
are in place.

If the developer is looking to have new sewers included in a sewer adoption
agreement with Yorkshire Water (under Section 104 of the Water Industry
Act 1991), he/she should contact their Developer Services Team (telephone
03451 208 482, email: technical.sewerage@yorkshirewater.co.uk) at the
earliest opportunity. Sewers intended for adoption should be designed and
constructed in accordance with the WRc publication 'Code for Adoption - a
design and construction guide for developers' as supplemented by Yorkshire
Water's requirements.

Prior to the commencing of development to accord with mandatory
requirements on Biodiversity Net Gain, a biodiversity gain plan must be
submitted to and agreed with the Local Planning Authority prior to
commencement of development.

The councils ecologist advises that in removing the Sycamore tree due care
ought to be exercised as bat roost features might be obscured by lvy.

For avoidance of doubt the measures set out in Section 7 of the MAB
Environment & Ecology Ltd Ecological Impact Assessment dated January
2024 include:

- Scheduling of vegetation removal so as to avoid the main bird nesting
season (section 7.4.2).

- A lighting regime that does not deter bats from foraging or commuting in the
vicinity of the site (section 7.5.2).
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- Measures to protect hedgehogs and to provide shelter post-development
(section 7.6.2).

6  The details agreed by Yorkshire Water contained in the Dart Engineers Dwg
No. 23450-DR-C-0100 revision P3 Drainage Strategy dated 03/09/2023
comprise;

a) the proposed separate systems of drainage on site and off site with
combined off-site.

b) The proposed amount of domestic foul water to be discharged to the
public combined water sewer.

c) The proposed amount of curtilage surface water to be discharged to the
public combined water sewer (at a restricted rate of 1.0 litres/second).

d) The proposed point(s) of discharge of foul and surface water to the
respective public sewers.

Target Determination Date: 19 December 2025

Case Officer: Mike Parkes, mike.parkes@northyorks.gov.uk
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