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Meeting Strategic Planning Committee 

To: Councillors Andy Paraskos (Chair), Bob Packham (Vice-
Chair), Karl Arthur, Derek Bastiman, Andy Brown, 
John Cattanach, Hannah Gostlow, David Hugill, 
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Business 
 
1.   Apologies for absence 

 
 

2.   Minutes of the meeting held on 19 May 2026 
 

(Pages 3 - 6) 

3.   Declarations of interest 
 

 

4.   25/02694/EIAMAJ - PROPOSED INSTALLATION OF A GROUND 
MOUNTED SOLAR PV FARM AND BATTERY ENERGY STORAGE 
SYSTEM (BESS), PLUS ANCILLARY INFRASTRUCTURE AND 
EQUIPMENT, LANDSCAPING AND ACCESS AT LAND AT 
LAWRENCE HOUSE FARM, SCOTTON, NORTH YORKSHIRE, HG5 
9HZ ON BEHALF OF BOOM DEVELOPMENTS LTD 

(Pages 7 - 58) 

 Report of the Head of Development Management – Community Development Services 
 

5.   HGTZC23/04592/REMMAJ - APPROVAL OF RESERVED MATTERS 
FOR ACCESS, APPEARANCE, LANDSCAPING, LAYOUT AND 
SCALE OF A MOTORWAY SERVICE AREA TO THE WEST SIDE 
OF THE A1(M) WITH VEHICULAR OVER BRIDGE TO AND FROM 
SOUTHBOUND CARRIAGEWAY AND PARTIAL DIVERSION OF 
THE A168, INCLUDING ASSOCIATED INFRASTRUCTURE AND 
STAFF ACCESS FROM B6265, ALLOWED UNDER PLANNING 
APPEAL APP/E2734/W/20/3245778 AND ACCOMPANIED BY AN 
ENVIRONMENTAL STATEMENT, AND VARIED, ALSO 
ACCOMPANIED BY AN ENVIRONMENTAL STATEMENT, IN 
TERMS OF SLIP ROAD LENGTHS, PERMISSIBLE HEIGHT OF THE 
EASTERN DUMBBELL ROUNDABOUT AND MINOR 

(Pages 59 - 
110) 

Public Document Pack

Page 1

https://www.northyorks.gov.uk/your-council/councillors-committees-and-meetings/live-meetings
https://www.youtube.com/@northyorksc


 

 
 

 

AMENDMENTS TO THE INDICATIVE DESIGN OF ASSOCIATED 
INFRASTRUCTURE AND LANDSCAPE WORKS BY SECTION 73 
PERMISSION ZC23/01168/DVCMAJ) AT LAND ADJACENT TO THE 
A1(M) BETWEEN JUNCTIONS 48 AND 49 NEAR KIRBY HILL 
HARROGATE YO51 9DP ON BEHALF OF APPLEGREEN LTD 

 Report of the Head of Development Management – Community Development Services 
 

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  
 Tuesday, 11 August 2026 at 10.00am 

 
 
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.  
 
 

Contact Details  
For enquiries relating to this agenda and meeting please contact: 
St John Harris, Principal Democratic Services Officer 
E-mail: stjohn.harris@northyorks.gov.uk 
E-mail: democraticservices.east@northyorks.gov.uk 
Tel: 01723 383556 
Website: www.northyorks.gov.uk 
 

 
Barry Khan 
Assistant Chief Executive 
Legal and Democratic Services 
County Hall 
Northallerton 
 
13 July 2026 
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OFFICIAL 

North Yorkshire Council 
 

Strategic Planning Committee 
 
Minutes of the meeting held on Tuesday, 19 May 2026 commencing at 10.00 am. 
 
Councillor Andy Paraskos in the Chair and Councillors Bob Packham, Derek Bastiman, 
Andy Brown, John Cattanach, Hannah Gostlow, David Hugill, Tom Jones, Andrew Lee, Cliff Lunn, 
John McCartney, Neil Swannick, Roberta Swiers, Andrew Timothy and Robert Windass. 
 
Officers present: Vicky Day – Highway Development & Adoption Principal Officer, Linda Drake - 
Principal Planning Officer, Martin Grainger, Head of Development Management, Kate Lavelle - 
Solicitor and Nicki Lishman - Senior Democratic Services Officer. 
 
Apologies: Councillor Yvonne Peacock. 
 

 
Copies of all documents considered are in the Minute Book 

 

 
152 Apologies for absence 

 
Apologies for absence were received from Councillor Yvonne Peacock, Councillor Cliff Lunn 
substituted. 
 
 

153 Minutes of the meetings held on 14 April and 24 April 2026 
 
The minutes of the meetings held on 14 and 24 April 2026 were agreed and signed by the 
Chair as a correct record. 
 
 

154 Declarations of interest 
 
The Chair confirmed that all Members of the committee had been lobbied. 
 
The Solicitor reminded Members that disclosable interests may affect councillors' ability to 
take part in the decision-making process. In order to maintain the integrity of the planning 
system, councillors should consider or be careful to ensure that such interests do not unduly 
influence their decision or give rise to a perception of predetermination or bias in decision 
making. Such interests may mean that a councillor was involved with a planning application 
before it came to committee. Such involvement need not to bar a councillor from 
participating, providing the councillor had not already decided how they will vote on the 
matter. 
 
Councillors should always consider carefully whether they could reasonably be seen to 
approach the planning merits of the application with an open mind. If a councillor 
considered that was not possible, they should consider withdrawing from the item. If a 
member of the planning committee had involvement with a group or individual campaigning 
for or against the application, they should advise of their involvement at the beginning of the 
meeting and, provided that they've not already decided how to vote, they should make a 
transparency statement to confirm they were of an open mind, could consider the planning 
application on its own merits and had not predetermined the application.  
 
For the purposes of transparency Councillor John Cattanach advised that an objector to the 
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application was featured on BBC Radio York earlier that day.  
 
For the purposes of transparency Councillor John McCartney advised that a newspaper 
article about this site, first published several years ago and including quotes from Councillor 
McCartney, had been recently republished. However, he confirmed that he was attending 
the meeting with an open mind. 
 
 

155 ZG2023/1037/EIA - Land at Weeland Road, Eggborough 
 
The Head of Development Management sought determination of an outline planning 
application (all matters reserved) for residential development, extra-care facility, local 
centre, primary school and associated infrastructure and landscaping with access from 
Weeland Road and Kellington Lane at land to the western boundary of Eggborough, 
Weeland Road, Eggborough. 
 
The application was referred to Strategic Planning Committee for determination as the 
application was accompanied by an Environmental Impact Assessment. 
 
Members were advised by the Head of Development Management that the Town and 
Country Planning (Consultation) (England) Direction 2026 came into force on 11 May 2026. 
The Direction required that where a local planning authority is minded to refuse planning 
permission for any development for 150 dwellings or more, the authority must consult the 
Secretary of State before issuing the decision notice. The consultation gave the Secretary 
of State the opportunity to decide whether to call in the application under section 77 of the 
Town and Country Planning Act. This applied to planning applications not determined 
before 11 May 2026. 
 
The Principal Planning Officer advise that 3 letters of objection had been received but no 
new grounds of objection had been received. In addition, condition 5 and 34 had been 
amended to reflect the correct plan revision number following minor amendments. 
 
The Officer then presented a detailed series of photographs and plans showing the location 
of application, the views of the site from various directions, the design code which set out 
the requirements in terms of design, character and appearance, the access parameters and 
planned highway improvements. 
 
Angela Rushton spoke to object to the application. 
 
Susan Jackson spoke on behalf of Eggborough Parish Council and Mary McCartney spoke 
on behalf of Kellington Parish Council. 
 
Lee Dowson, local resident and James Seabury, applicant, spoke in support of the 
application. 
 
Members questioned the Officer on a number of matters including: 
 

 Planning process and governance - why the application was been brought to the 
Strategic Planning Committee, whether correct procedures and consultation 
processes have been followed. Members had concerns about the lack of responses 
from some key consultees. 

 Affordable housing provision – Members raised strong concerns that 10% affordable 
housing was too low for a development of this scale and questioned the evidence 
base and justification for 10% vs higher targets elsewhere (e.g. 20% or 40%). 

 Housing mix and local need - concerns were raised on the balance of proposed 
homes, particularly the very low number of 1-bedroom properties (2%) and whether 
the mix reflected the local demographic need. 
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 The scale and strategic impact of development - the size of the development and the 
implications of population growth were of concern and whether the development 
would respect the existing village character. 

 Transport and connectivity – Members had concerns on the impact on transport 
infrastructure capacity, road congestion and junction performance (especially M62 
Junction 34), the adequacy of highway improvements and modelling assumptions 
and existing traffic safety and accident history. There were questions on public 
transport viability, especially the rail service frequency and potential upgrades. 

 Sustainability and environmental standards – questions were asked on how 
sustainable the development would be in practice, such as the use of renewable 
energy and whether the proposals went beyond minimum building regulations. 

 Environmental and land use impacts – concerns were raised about the loss of 
agricultural land and the impacts on landscape and character, including the loss of 
separation between settlements. 

 Infrastructure provision and funding – Members asked how infrastructure would be 
delivered and funded, including schools, rail and transport improvements and 
sewerage and drainage capacity. 

 Economic and social benefits – what benefits would there be in terms of jobs, local 
facilities, and services and if there would be opportunities for apprenticeships and 
training via the planning obligations. 

 
The Chair opened the debate and invited comments from Members. 
 
The benefits of the proposal were acknowledged, including addressing national housing 
need, provision of supporting infrastructure (station improvements, school, extra care 
provision and employment opportunities), and increased housing supply. There were 
concerns, particularly regarding the sustainability of the location and the overall scale of 
development. It was emphasised that the scheme would result in approximately a 140% 
increase in the population of the settlement, which may be considered excessive and 
inappropriate for a designated service village. Additional concerns included the loss of 
approximately 50 hectares of Grade 3A agricultural land and adverse landscape impacts.  
 
There were several objections to the 10% affordable housing provision, with several 
Members advocating alignment with higher North Yorkshire targets (circa 30–40%). 
Concerns about housing mix, sustainability measures, sewerage infrastructure, highways 
impacts, and unclear education funding arrangements were highlighted.  
 
The nearby M62 junction was described as inadequate, unsafe and not fit to accommodate 
the projected increase in traffic.  
 
Members supported elements of earlier comments, recognising the benefits of the 
development and the value of the infrastructure package secured through negotiations. 
However, concerns were raised regarding the low level of affordable housing and delays in 
securing agreements with Network Rail for rail improvements to encourage sustainable 
travel patterns. 
 
Further contributions from Members included: 
 

 Issues relating to design and housing compatibility, including criticism of three-storey 
dwellings in predominantly lower-rise areas. 

 Observations that the proposal represented a missed opportunity to deliver higher 
standards of sustainability (e.g. renewable energy, heat systems). 

 Recognition that the Council’s lack of a five-year housing land supply and recent 
national policy changes could limit decision-making options. 

 
Councillor Andy Brown proposed and Councillor Derek Bastiman seconded that the 
decision be deferred for an independent assessment on the provision of affordable housing, Page 3Page 5
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to review the mix of housing at the site and to review the use of CIL and S106 funds.  
 
Upon being put to the vote the motion was carried unanimously. 
 
Councillor Neil Swannick proposed and Councillor Derek Bastiman seconded an 
amendment to the motion that further consultation and engagement be undertaken with 
Network Rail on improvements to the rail service. 
 
Upon being put to the vote the motion was carried unanimously. 
 
Councillor John McCartney proposed and Councillor Hannah Gostlow seconded an 
amendment to the motion that a site visit be arranged prior to the application being brought 
back to the committee. 
 
Upon being put to the vote the motion was carried by 10 votes for, 3 against and 1 
abstention. 
 
Resolved 
 
That: 
 

a) a decision on the application be deferred for an independent assessment on the 
provision of affordable housing provision and to review the mix of housing at the site 
and to review the use of CIL and S106 funds. 

 
b) that further engagement be undertaken with Network Rail on improvements to the 

rail service. 
 

c) that a site visit be arranged prior to the application being brought back to the 
committee. 

 
 

156 Any other items 
 
There were no items of urgent business. 
 
 

157 Date of next meeting 
 
The date of the next meeting was confirmed as Tuesday, 9 June 2026. 
 
 

The meeting concluded at 11.55 am. 
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*2021 Census data reports 7,109 households in Knaresborough. 

 

North Yorkshire Council 
 

Community Development Services 
 

Strategic Planning Committee 
21 JULY 2026 

 
25/02694/EIAMAJ: PROPOSED INSTALLATION OF A GROUND MOUNTED SOLAR 
PV FARM AND BATTERY ENERGY STORAGE SYSTEM (BESS), PLUS ANCILLARY 

INFRASTRUCTURE AND EQUIPMENT, LANDSCAPING AND ACCESS AT  
LAND AT LAWRENCE HOUSE FARM, SCOTTON, NORTH YORKSHIRE, HG5 9HZ  

ON BEHALF OF BOOM DEVELOPMENTS LTD. 
 

Report of the Head of Development Management – Community Development 
Services 

 
1.0  Purpose of the Report 

1.1. To determine a planning application for the installation of a large-scale ground 
mounted solar photovoltaic (PV) farm and Battery Energy Storage System 
(BESS), plus ancillary infrastructure and equipment, landscaping and access 
on land at Lawrence House Farm, Scotton, North Yorkshire, HG5 9HZ. 

1.2. The application is referred to Strategic Planning Committee, in accordance with 
the North Yorkshire Council Constitution, because it is a significant planning 
application relating to energy and physical infrastructure accompanied by an 
Environmental Statement and it is recommended for approval. 

 
2.0 SUMMARY 
 

RECOMMENDATION:  That planning permission be GRANTED subject to the 
conditions listed in Section 12 of this report and prior completion of a 
Unilateral Undertaking under Section 106 of the Town and Country Planning 
Act 1990 for a biodiversity net gain monitoring fee. 

 
2.1. This report assesses a full planning application for the installation of a ground 

mounted solar farm and BESS across approximately 95.5ha of land north of 
Scotton. The proposal includes solar arrays, battery storage containers, inverter 
stations, transformers, fencing, security cameras, internal access tracks, 
landscaping, ecological enhancement measures, and a construction compound. 
 

2.2. The scheme would have a generating capacity of 49.9MW. The applicant estimates 
this could generate enough renewable electricity to power 13,450 dwellings per 
annum, or almost 1.9 times the number of households currently in Knaresborough*. 
The solar farm and BESS would be in operation for 40 years, after which the site 
would be decommissioned and returned back to agricultural fields. 
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2.3. The site lies between the villages of Scotton, Lingerfield and Brearton. A bridleway 
and a Public Right of Way cross the site. A primary school, children’s nursery and 
various outdoor recreation facilities sit in close proximity. The land comprises arable 
and pastoral agricultural land of predominantly Grades 2 and 3a. 
 

2.4. The application is accompanied by an Environmental Statement (ES) and ES 
addendum in relation to cultural heritage. 
 

2.5. Factors which weigh in favour of the proposed development are: 
 

• Significant benefits arising from the generation and storage of renewable, 
clean energy in support of the national transition to net zero. This attracts 
substantial positive weight. 

• A contribution to increasing energy security is given substantial weight in 
favour of the scheme. 

• A contribution to the Council’s Climate Strategy attracts significant positive 
weight. 

• Benefits for biodiversity including a net gain of 19.98% in habitat units, 
145.06% in hedgerow units, and 17.66% in watercourse units, attract 
significant positive weight. 

• Benefits from a landscape strategy that would repair and restore landscape 
features to create links to wider green corridors in the countryside attract 
moderate weight. 

• Economic benefits from job creation during construction and operation attract 
limited positive weight. 
 

2.6. Neutral matters include no harm arising from highway access, suitable drainage 
measures, suitable fire safety measures, no harm to protected species or 
designated sites, no impact to air quality, no conflict with mineral policies and 
neutral impact to Best and Most Versatile agricultural land. 
 

2.7. Factors that weigh against the proposed development are:  
 

• Limited impact to residential amenity via harm to outlook,  
• There would be a residual major adverse level of harm to landscape 

character and visual harm to the locality in the vicinity. This is given 
significant negative weight. 

• Less than substantial harm to the setting of the Grade II* listed Scotton Old 
Hall and its associated Grade II barn, the setting of the Quaker burial ground, 
the Grade II listed Eagle House, and the setting of non-designated heritage 
assets including the setting of Lawrence Hill Farm. Having special regard to 
S.66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 
and the duty to have special regard to the desirability of preserving those 
aspects of setting that contribute to the heritage significance, these harms 
each attract moderate weight against the proposal. 

 
2.8. It is concluded that the substantial public benefits of the provision of clean, 

renewable, and secure energy would outweigh the identified harms to landscape 
character and visual impact, residential amenity, and to the significance of heritage 
assets that arise by way of changes to their settings. On balance, the proposed 
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benefits outweigh the harms identified, and there are no material considerations 
which indicate otherwise. Therefore, planning permission should be granted subject 
to conditions and the prior completion of a Unilateral Undertaking. 
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3.0 Preliminary Matters 
 
3.1. Access to the case file on Public Access can be found here. 

3.2. The proposed development has been through a number of design iterations since 
the pre-application stage, following feedback from officers and consultation with 
local stakeholders. Key changes are:  

• The BESS compound has moved away from Scotton Lingerfield Primary 
School and Nidderdale Nursey towards the centre of the site. It is now >350m 
away from these buildings. 

• Construction and operational access has been relocated away from the 
entrances to the primary school and nursery. Construction access will come 
off High Moor Lane to the north-west. Maintenance access will come off the 
existing access to Lawrence House Farm. 

• Removal of 6.8ha of solar panels from fields 2 and 4 to reduce heritage 
impact, and a greater offset of the solar panels form the PROW. 

• Additional landscaping and biodiversity enhancements. 
 
3.3. The following relevant planning history has been identified for the application site: 

HGTZC24/04256/SCOPE - Environmental Impact Assessment Scoping Opinion 
issued 23.01.2025. 
 
Council advised the following to be scoped into the ES: landscape and visual 
impact, cultural heritage, traffic and transport, cumulative impacts.  
 
A superseded scoping and screening opinion was sought in 2020/2021, but this 
was from a different developer for a slightly different solar scheme (refs: 
HGT21/02403/SCOPE & HGT20/04124/SCREEN). 
 
Pre-application advice 
Pre-application advice was sought in November 2020. Advice given was that a 
renewable energy proposal could be supported in principle, but the scheme raised 
significant issues and constraints as follows: 

• Significant adverse impacts on the setting of heritage assets, the setting of 
Scotton, and landscape character. 

• Significant adverse impacts on Public Rights of Way 
• Significant adverse impacts on agricultural land. 
• It was also identified that part of the site is at risk of flooding (flood zones 2 

and 3). 
 
 

4.0 Site and Surroundings 
 
4.1. The site comprises approximately 95.5ha of managed arable and pastoral farmland, 

forming part of a wider rural landscape between the villages of Scotton, Breaton and 
Lingerfield.  Percy Beck and Low Moor Lane border the site to the south, High Moor 
Lane borders the site to the west, and there is agricultural land to the north and east. 
Further south are fields, Lawrence House Farm, a children’s nursery, and various 
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outdoor recreation facilities sit in close proximity. The Knaresborough electricity 
substation, which the development will connect to, lies approximately 750m away to 
the south-east. 

4.2. A public bridleway ref. (15.115/2/1) crosses through the north-east of the site 
starting at the crossroads opposite Scotton Lingerfield primary school and running 
up towards Brearton. Public Right of Way (PRoW) no. 15.115/1/1 begins from the 
access track at Larence House Farm and runs north through the whole site up 
towards Brearton.  

4.3. The fields vary in topography at an approximate elevation of 43-69m AOD. There 
are several high points to the western part of the site, with fields generally sloping in 
a south and easterly direction. The site is in open countryside in 3 Landscape 
Character Areas (LCA), and a National Character Area (NCA):  

• LCA50: Brearton and Nidd Arable Farmland 
• LCA 51: Knaresborough Reclaimed Gravel Pits  
• LCA 52: North Knaresborough Improved Grassland; and 
• National Character Area 30: Southern Magnesium Limestone. 

 
4.4. The Nidd Gorge Special Landscape Area (SLA), a local designation, lies to the 

south of the B6165, approximately 575m south of the site. The applicant has carried 
out a field survey which has shown there would be very limited visibility of the 
proposed development from within the SLA due to intervening topography and 
existing landscaping. 

4.5. Existing access to the site is via the farm track to Lawrence House Farm. 

4.6. The land is predominantly classified as best and Most Versatile (BMV) agricultural 
land (approximately 42.4% Grade 2, and 41.5% Grade 3a).  

4.7. There are no designated heritage assets within the site, but there are several grade 
II listed structures within 1km of the site. These include the Grade II* Scotton Old 
Hall and grade II listed barn approximately 30m NW of Scotton Old Hall. There is 
also a 17th Century Quaker burial ground, to the north of Chantry Lane. This ground 
is associated with Scotton Old Hall, and contains a number of Grade II listed 
buildings. There are also four Grade II Listed properties within Brearton to the north 
of the site.  

4.8. There are 3 nationally designated Sites of Special Scientific Interest (SSSI) within 
5km of the Site. The closest being Farnham Mires SSSI circa 180m to the east of 
the site at the closest point. Decoy Fields, Lingerfield, a candidate Site of 
Importance for Nature Conservation (SINC), and Local Wildlife Site, is located 900m 
to the south east (fen and grassland habitat). 

4.9. The site is predominantly in flood zone 1 with a smaller area in the northeast 
adjacent to Jumwell Brook, which is in flood zone 3. 

4.10. Site boundary treatments are a mix of native hedgerows and post and wire fence to 
internal field boundaries. The southern boundary between the site, the football 
pitches and nursery is formed by a tree belt. 
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5.0 Description of Proposal 

5.1 This application seeks full permission for the installation of a ground mounted solar 
PV farm (49.9MW) and Battery Energy Storage System (BESS) including 
associated infrastructure and access. The development would be operational for 40 
years, and then removed from site after this time, with the land reverting back to 
agricultural fields. 

 
5.2 The development includes: 

• 62.2ha of Solar PV arrays 
• BESS compound with containerised battery units, transformers, and cooling 

systems 
• Inverter stations, substations and switchgear 
• Perimeter fencing 2.5–3m tall 
• CCTV columns 
• Ecological enhancements (planting, hedgerow strengthening, wildflower 

seeding) 
• Internal tracks, temporary construction compound and laydown area 

 
5.3 Three points of vehicular access are proposed into the site: 

Access point 1) is proposed off High Moor Lane for Construction traffic only. This 
will be closed once construction is complete.   

 
Access point 2) will be the main point of operational access. This is proposed via a 
track adjacent to the western boundary of Lawrence Hill Farm, off Low Moor Lane.   

 
A third emergency access is also proposed via an existing gated field access along 
the eastern edge of Lawrence Hill Farm field, adjacent to Scotton Scorchers football 
club. 
 
Solar PV Panels and invertors/transformers 

5.4 Bifacial solar photovoltaic (PV) panels would be laid out in rows mounted on metal 
frames with posts fixed into the ground. These would cover an area of approximately 
62.2ha. Rows are spaced approximately 5m apart,  tilted ~15 degrees and 
orientated in a southerly direction. They will have a maximum height of 3m above 
ground level with a gap of approximately 1m between the bottom of the panels and 
the ground.  

 
5.5 The ancillary infrastructure comprising inverters/transformers, on site substation and 

spares container would be housed in green metal containers. The 35m x 70m 
compound contains a 132kV transformer measuring approximately 6m in height, a 
substation control building plus ancillary electrical plant and equipment. All 
associated cabling would be in shallow underground trenches. 

BESS Compound 
5.6 The battery storage units and associated inverters would be housed within shipping 

containers, with each unit measuring approx. 6m x 2.44m x 2.9m (LxWxH) within a 
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battery storage area close to the point of grid connection in the eastern area of the 
site. They would sit on a hardcore surface. 

 

Boundary treatments to BESS and ancillary equipment 
5.7 A 2.4m high metal palisade fence will be erected around the DNO substations and 

BESS compound. A 2.5m high deer fence would be installed along the outer edges 
of the site to restrict access. CCTV cameras will be mounted on 3m high poles at 
regular intervals around the site boundary. No lighting is proposed at night-time, but 
emergency directional lighting on a PIR sensor system would be installed on the 
outside of electrical buildings for Health and Safety purposes. 
 

5.8 A cable route is proposed from the southern edge of the site running entirely 
underground to Low Moor Lane for circa 250m, through an agricultural field to 
Market Flat Lane for circa 250m until the junction and lane to Knaresborough 
substation. The siting of the cable has been chosen to avoid temporary road works 
outside of the primary school and nursery. 
 

5.9 The red edge location plan was amended in December 2025 to provide an 
alternative means of construction access to the site from the west off High Moor 
Lane. This was altered in response to public comments objecting to the original 
construction access point which was previously located close to the entrances to 
Scotton Lingerfield Primary School and Nidderdale Nursery. 

 
6.0 Planning Policy and Guidance 
 
6.1. 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 material to the application unless 
material considerations indicate otherwise. 

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

- The Harrogate District Local Plan 2014 – 2035 adopted 2020. 
- The Minerals & Waste Joint Plan 2015 – 2030, adopted 2022. 

 
 Emerging Development Plan – Material Consideration 

The North Yorkshire Local Plan is the emerging development plan for this site 
though it is considered that only very limited weight can be applied to the emerging 
Plan as it is at an early stage of preparation.  
 
Guidance - Material Considerations 

6.3. Relevant guidance/legislation for this application is: 

- National Planning Policy Framework 2024 
- National Planning Practice Guidance 
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- National Fire Chiefs Council (NFCC) Guidance on Grid scale energy storage 
system planning 2025 

- Environment Act 2021 – Biodiversity Net Gain (BNG) 
- Public Rights of Way Act 
- Providing Net Gain for Biodiversity SPD 2021 
- Harrogate District Landscape Character Assessment 2004 
- Landscape Design Guide 2023 
- Battery Energy Storage Systems (19 April 2024) House of Commons Library 

Research Briefing provides information for BESS developments in the UK. 
- The Clean Power 2030 Action Plan: Making Britain a Clean Energy 

Superpower is one of the five missions set out by the UK government. 
- The British Energy Security Strategy 2022: provides general support for 

minimising energy wastage by encouraging sufficient large-scale, long-
duration electricity storage to balance the overall system. 

 

6.4 Other Relevant Material Considerations 
 Whilst this application is not a nationally significant infrastructure project (NSIP) 

under the Planning Act 2008; the following National Policy Statements for Energy 
Infrastructure are considered relevant material considerations under the Town and 
Country Planning Act 1990: 

• Overarching National Policy Statement for energy (EN-1), 2025 
• National Policy Statement for renewable energy infrastructure (EN-3), 2025 

 
6.5 Policy EN-1 sets out the national policy for energy infrastructure and establishes the 

Government’s approach to meeting its net zero objectives. It recognises that to 
meet the Government’s objectives and targets for net zero by 2050, significant large 
and small-scale energy infrastructure will be required. Furthermore, policy EN-3 
sets out national policy in respect of renewable energy and identifies ‘an urgent 
need for new electricity generating capacity to meet our energy objectives.’ 

 Proposed changes to the NPPF 
6.6 The draft NPPF was issued by the Government for consultation on 16 December 

2025, with a deadline for comments by 10 March 2026. Whilst draft proposed 
changes to national policy can be treated as a material planning consideration, 
Officers are of the view that given the draft NPPF is only at consultation stage, no 
more than negligible weight should be given to the suggested changes at this stage.  

 
 CLIMATE CHANGE 
6.7 The Planning Act 2008, alongside the Climate Change Act 2008, sets out that 

climate mitigation and adaptation are central principles of plan-making. The NPPF 
makes clear that the planning system should help to shape places in ways that 
contribute to radical reductions in greenhouse gas emissions in line with the 
objectives of the Climate Change Act 2008.  
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6.8 On 5 July 2022 North Yorkshire County Council declared a climate emergency, 
which rolled over to North Yorkshire Council in April 2023. The North Yorkshire 
Climate Change Strategy 2023-2030 (NYCCS) was adopted in July 2023 and 
identifies ways in which the county can minimise the impacts of climate change, 
including providing support for renewable energy transition. The strategy aims to 
deliver net zero by 2034 and reach carbon negative by 2040. The Council’s 
Development Plan includes a number of planning policies which seek to meet this 
aim, as does the NPPF. These are material planning considerations in determining 
planning applications.  
 

6.9  Climate change is covered in paragraphs 10.1 – 10.6 of the report. 
 
 

7.0  CONSULTATION RESPONSES 
 

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

7.2. Brearton Village Committee: Object for the following reasons: 

• Non-technical Summary of the ES does not comply with the EIA Regulations.  
• Community consultation process from the applicant has been sub-standard. 
• Cumulative impacts from other local solar and BESS schemes 
• Fire safety and emergency response 
• Inadequate assessment of risk to sensitive receptors in local community 
• Impact to SSSI and ecology 
• Flood risk and drainage 
• Lack of minerals assessment 
• Landscape and visual impact 
• Glint and glare 
• Loss of BMV agricultural land 
• Heritage and archaeology 
• Noise, proximity to historic landfill 
• Highway safety during construction phase 
• Unsuitable location 

 
7.3. Farnham Parish Council: Objection on grounds of application being premature, no 

need, loss of BMV agricultural land, public safety, highway safety, visual impact. 

7.4. Scotton and Lingerfield Parish Council: Objection on grounds of traffic and 
highways safety, damage to road infrastructure, noise, visual, landscape and 
heritage impact, loss of BMV agricultural land, public safety, cumulative impacts. 

7.5. Scriven Parish Council: objection on grounds of public safety, highway safety and 
development out of character with surroundings. 

7.6. Knaresborough Town council: Objection on grounds of over intensive in rural 
area, public safety, highways safety, noise, loss of BMV agricultural land. 

7.7. Arboriculture: consulted, no comments received. 
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7.8. NYC Archaeology: no objection, subject to a pre-commencement condition 
requiring a Written Scheme of investigation for archaeological evaluation. 

7.9. Environment Agency: no objection, subject to conditions. 

7.10. Natural England: no objection, subject to conditions. 

7.11. NYC Ecology Officer: no objection, subject to conditions. 

7.12. NYC Contaminated Land: no objection, subject to conditions. 

7.13. NYC Environmental Health: no objection subject to conditions 

7.14. NYC Estates: No objection. 

7.15. NYC Conservation: objection, less than substantial harm to designated heritage 
assets. 

7.16. NYC Highways: no objection, subject to conditions. 

7.17. NYC Highways Public Rights of Way: Observations made. 

7.18. NYC Landscape Officer: objection: moderate harm to landscape character. 

7.19. NYC Lead Local Flood Authority: No objection, subject to conditions. 

7.20. NYC Minerals and Waste: No objection following receipt of Minerals Resource 
assessment. 

7.21. North Yorkshire Fire & Rescue Service: Observation made, BESS to be designed 
as per National Fire Chiefs Council Design guidance.  

7.22. Historic England: Removal of PV panels are an improvement, but objection 
remains. 

7.23. Leeds Bradford Airport: consulted, no response received. 

7.24. MOD Safeguarding: no objection 

7.25. Active Travel: have no comments.  

7.26. Yorkshire Wildlife Trust: Broadly support renewable energy development, but 
raise ecological concerns on cumulative impacts, breeding birds, BNG, construction 
and decommissioning impacts. Request additional ecological information. 

Local Representations 
7.27. Over 249 local representations have been received of which 3 are in support and 

244 are objections. Comments have also been received from interest groups: 
Bridleways Group, the countryside charity (CPRE), and from the Reform Richmond 
and Northallerton party. A summary of the comments is provided below, however, 
please see website for full comments. 

7.28 Comments in support raised the following material planning considerations: 
• Importance of renewable energy to meet net zero targets. 
• BESS installations are increasingly common and can be operated safely. 
• Potential local employment opportunities. 
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• Belief that landscape impacts can be mitigated through screening. 
• Contribution to national grid resilience. 

 
7.29 Comments objecting raised the following material planning considerations: 
 
 Fire Safety and BESS Risk 

• Risk of thermal runaway, explosions, and toxic gas release (e.g. hydrogen 
fluoride). 

• Reference to real incidents in Essex (2025), Liverpool (2020), Thurrock 
(2025) and Moss Landing, USA. 

• Concerns that BESS fires are difficult to extinguish, may burn for days and 
require specialist equipment not held locally. 

• Proximity to school, nursery, sports pitches, caravan parks, and residential 
properties considered unacceptable. 

• Questions over compliance with National Fire Chiefs Council safety 
guidance. 

 

 Traffic and highway safety 
• Rural lanes with 7.5T weight limits, blind bends, narrow carriageways, 

parked cars, pinch points, and poor visibility. 
• Acute turn geometries (e.g. 125° turn into Havikil Lane) considered 

impossible or unsafe for 16.5m articulated HGVs. 
• Risks to schoolchildren walking or cycling, particularly along Main Street and 

Havikil Lane. 
• Fears of increased vehicle collisions, road surface damage, and congestion 

at Bond End. 
• Concerns about cumulative impacts with other solar/BESS proposals in the 

locality. 
 

Loss of Best and Most Versatile (BMV) agricultural land  
• Brownfield land should be prioritised. 
• Approximately 83–84% of the site is Grade 2 or 3a, which is protected under 

Local Plan NE8 and national policy. 
• Removal of land from food production conflicts with food security priorities. 

 
Noise, Air Quality and Dust 
• Construction noise, dust, exhaust emissions, vibration and disruption to 

residents, businesses and schools. 
• Operational noise from inverters, transformers and BESS cooling fans 

(“low‑frequency hum”). 
• Concerns for SEN children, who may be sensitive to noise or vibration. 

 
Landscape and Visual Impact  
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• Industrialise the countryside with 3–5m high solar panels, fencing and 
cabling. 

• Be visible from multiple viewpoints and harm the rural character. 
• Negatively affect the Knaresborough Round and other PROWs, enclosing 

them within fenced corridors. 
• Damage the setting of the nearby villages and rural tourism offer. 

 
Ecology, Biodiversity and harm to watercourses 
• Harm to Farnham Mires SSSI. 
• Loss or disturbance of habitat for curlew, lapwing, skylark, bats, badgers, 

newts and other species. 
• Risk of water contamination from construction runoff, or chemicals in the 

event of a BESS fire. 
• Insufficient detail in ecological assessments and missing information in the 

Biodiversity Net Gain plan. 
 

Heritage and Archaeology 
• Harm to the setting of Scotton Old Hall (Grade II*), historic farmsteads, and 

the Quaker Burial Ground. 
• Concerns about insufficient archaeological investigation despite identified 

multi‑period remains. 
 

Public Rights of Way and Recreational Amenity 
• Amenity harmed by “tunnelled” fencing and panels. 
• Recreational amenity, tourism and mental wellbeing would be harmed. 

 
Consultation Concerns 
• Poor quality consultation events. 
• Lack of senior staff presence. 
• Insufficient technical answers. 

 
Decommissioning and Long‑Term Risks 
• No secured financial bond for restoration. 
• Potential for abandonment. 
• Uncertainty around replacement cycles for BESS units. 
• Questioning of whether the land can genuinely be restored to agricultural use 

after 40 years. 

 Other matters raised in objection comments, but considered non-material 
 considerations were:  

• Loss of property value. 
• Insurance premiums. 
• Developer profit motives. 
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• General mistrust or dislike of development. 
• Emotional arguments not linked to planning harm. 

 
The Campaign for the Protection of Rural England (CPRE) provided an objection which 
in summary raised concerns about: 

• Loss of BMV agricultural land and soil quality. 
• Harm to landscape character and PRoW users. 
• Harm to historic environment. 
• Private scheme with community opposition. 
• Cumulative detrimental impact of other BESS in immediate vicinity and 

across North Yorkshire. 
 

Bridleways Group: 
• Do not object nor support, ask for safeguards around field 10. 

Reform Richmond and Northallerton Party - Objection on grounds of:   
• ES does not comply with the EIA Regulations, lack of cumulative impact 

assessment. 
• Poor quality ES. 
• LVIA and visual impact. 
• Heritage and archaeology concerns 
• Ecology, biodiversity and water environment. 
• Flood risk and EA concerns. 
• Highway and PROW safety. 
• Loss of BMV agricultural land. 
• Contaminated land, noise, glint and glare. 
• BESS fire safety. 

 
8.0  ENVIRONMENTAL IMPACT ASSESSMENT (EIA) 

 
8.1. The proposed development falls within Schedule 2, Category 3(a) of the Town and 

Country Planning (Environmental Impact Assessment) Regulations 2017, which 
refers to industrial installations for the production of electricity, steam and hot water 
(unless included in Schedule 1), where the site area exceeds 0.5 hectares. A 
request for a screening opinion was submitted in September 2020, and the proposal 
was determined to require an Environmental Impact Assessment.  
 

8.2. A scoping opinion was requested from the Local Planning Authority (LPA), and 
issued on 23rd January 2025, in order to ensure the Environmental Statement (ES) 
contained all relevant information to evaluate the environmental effects of the 
proposed development. The LPA advised the following topics were required to be 
scoped into the ES:  

• Landscape and Visual Impact 
• Cultural Heritage 
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• Traffic and Transport 
• Cumulative impacts.  

 
8.3. The following topics were scoped out of the ES as it was considered that these 

were unlikely to give rise to significant environmental effects:  
• Archaeology 
• Ground Conditions 
• Noise and Vibration 
• Population and Health 
• Air Quality 
• Climate Change 
• Minerals 
• Arboriculture. 

 
8.4. A comprehensive Environmental Statement (ES) has been provided by the 

applicant which is considered to meet the information requirements for an ES, as 
set out in Schedule 4 of the 2017 Regulations. 
 

8.5. Appropriate consultation has been undertaken based on advice from statutory 
consultees, and likely significant effects and mitigation or monitoring considered. 
During the consideration of the application it was necessary to amend the scheme, 
and an addendum to the ES was received in relation to cultural heritage. The LPA 
considers that the ES information presented is up to date, and reasoned 
conclusions have been reached on the basis of the information submitted. 
 

8.6. The ES concludes: 
• Significant major adverse effects on the landscape character of the site 

resulting during the construction and operational phases of the Proposed 
Development are predicted.  

• Moderate adverse effects on the surrounding landscape character within 500 
– 750m of the site, during construction and year 1, reducing to not significant 
by year 15. 

• Beyond 750m of the site, no residual significant adverse effects on 
landscape character during construction operational phases of the 
development are predicted. 

• Cumulative landscape effects are predicted to be moderate adverse at year 
1, reducing to minor adverse (not-significant) at year 15. 

• No residual significant adverse effects on cultural heritage are predicted 
during the construction and operational phases of the Proposed 
Development. 

• No residual significant adverse cumulative effects on cultural heritage are 
predicted during the construction and operational phases of the Proposed 
Development. 
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• No residual significant adverse effects on traffic and transport during the 
construction and operational phases of the Proposed Development are 
predicted.  

• No residual significant adverse cumulative effects on traffic and transport 
during the construction and operational phases of the Proposed 
Development are predicted.  

 
8.7. The ES matters are considered in detail under the relevant headings of the main 

issues affecting the application. Cumulative impacts are considered as a part of 
each ES subject matter. 
 

9.0 MAIN ISSUES 
 
9.1. The key considerations in the assessment of this application are: 

- Principle of Development 
- Use of Best and Most Versatile Agricultural Land 
- Landscape and Visual Impact 
- Heritage and archaeology 
- Effect on Public Rights of Way 
- Highway safety 
- Amenity, Glint and Glare, and Aircraft Safety 
- Flood Risk and Drainage 
- Protected Species, Biodiversity, trees and woodland 
- Fire Risk and Public Safety 
- Other matters 

 

10.0 ASSESSMENT 
 
 Principle of Development 
10.1 The proposed development is for the generation of renewable energy via solar 

power, and the storage of this via a Battery Energy Storage System (BESS). The 
purpose of the BESS is to store surplus electricity as chemical energy until it is 
required, where it can be re-released as electricity into the National Grid to help 
provide a more constant electricity supply. It can also provide flexibility to help 
balance the National Grid, as well as help reduce the power that is needed to be 
carried on parts of the Grid network. The site would then connect to the grid by way 
of a short underground connection to an existing substation (Knaresborough 
substation). 
 

10.2 Local Plan Policy CC3 states that renewable and low carbon energy projects will be 
supported provided there is no unacceptable adverse impact on the landscape, the 
natural environment, biodiversity, the cultural environment, the historic environment, 
adjoining land uses and residential amenity. Appropriate mitigation measures should 
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be included to minimise and address adverse impacts and unacceptable cumulative 
landscape and visual impacts avoided. 
 

10.3 The NPPF advises at paragraph 161 that the planning system should support   
renewable and low carbon energy and associated infrastructure. It also states at 
paragraph 168 that local planning authorities should not require applicants to 
demonstrate the overall need for renewable or low carbon energy, and give 
significant weight to the benefits associated with renewable and low carbon energy 
generation and the proposal’s contribution to a net zero future. 
 

10.4 This application is not an energy development which is a nationally significant 
infrastructure project (NSIP) under the Planning Act 2008. Nonetheless, the 
Overarching National Policy Statement for energy (EN-1) may be a material 
consideration for applications under the Town and Country Planning Act 1990 (as 
amended). The proposal has the capacity to generate 47.8 GW hours per year of 
renewable energy and the solar panels would cover a total area of 62.2 ha. That 
would be the equivalent to powering 13,450 dwellings per annum, and displacement 
of 9,913 t/CO2 per annum compared with fossil fuel generation sources. Due to the 
scale of development proposed and amount of electricity generation, EN-1 and EN-3 
are considered to be policy documents of substantial weight.  
 

10.5 The UK Government has declared a climate emergency and set a statutory target of 
achieving net zero emissions by 2050, and this is also a material consideration. 
  

10.6 Given the above policy context and the Government’s ambitious targets, it is clear 
that the proposed 49.9MW solar farm and associated BESS storage would make a 
necessary contribution towards reaching net zero emissions by 2050.  When 
considering the policy context as a whole, it is considered that the principle of 
development can be supported, and accords with Local Plan policy CC3, and 
paragraphs 161 and 168 of the NPPF insofar as they support renewable energy 
proposals.  
 
Use of Best and Most Versatile agricultural land  

10.7 The Agricultural Land Classification (ALC) system grades land according to its 
quality and suitability for farming, with Grade 1 being the highest quality excellent 
quality and Grade 5 very poor quality land. Land is classified as Best and Most 
Versatile (BMV) if it is of grades 1, 2 or 3a. The submitted Agricultural Land 
Classification Report states that the site comprises 40.5 ha (42%) of grade 2 
agricultural land, 39.6 ha (41%) of subgrade 3a land, 9.9ha (10%) of subgrade 3b 
(moderate) land, 3.8ha (4%) grade 4 (poor) land and 1.7ha (2%) of non-agricultural 
land. Overall, approximately 83% of the site is classified as BMV agricultural land. 
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Figure 1 – existing ALC land gradings on the site 
 

10.8 Local Policy NE8 advises that Best and Most Versatile (BMV) agricultural land will 
be protected from development not associated with agriculture or forestry except 
where it can be demonstrated to be necessary. 
 

10.9 Paragraphs 187 and 188 of the NPPF also recognise the economic and 
environmental value of BMV agricultural land. The footnote associated with 
Paragraph 188 states “where significant development of agricultural land is 
demonstrated to be necessary, areas of poorer quality land should be preferred to 
those of a higher quality”. 

  
10.10 The ALC report compared the quality of agricultural land in the wider 

Harrogate/Knaresborough area to the site and concluded that the ALC grading of 
the application site is similar to Post 1988 ALC Surveys in the wider area. This is 
consistent with data shown in the Natural England high level ALC map for Yorkshire 
and the Humber’ which shows that grade 3 land broadly dominates the region. This 
reflects the extensive mixed-quality arable and pasture land typical of Yorkshire 
lowlands.  
 

10.11 The solar panels would cover approximately 62.2ha of ground. The land under the 
solar panels will be sown with ‘simple grazing mix’ to be managed by sheep on the 
land. As such, most of the land will remain available for some agricultural use, albeit 
not arable use. The remainder of the Site would be landscaped and easily returned 
to agricultural production.  Whilst proposed for a 40-year period, the solar farm is a 
temporary use and the land will be returned fully to agricultural use once it has been 
removed. 
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10.12 The size of the site has been reduced in size from that shown at the screening stage 
and the final layout has sought to minimise the amount of BMV land used.  The 
applicant advises that the area of Grade 2 land is within the centre of the site and it 
would therefore be impractical to remove this area as it would create a fragmented 
layout. Areas of Grade 3a in the northeast and southeast are also in areas 
considered to have less of a landscape impact. It was considered preferable to 
retain these areas rather than use areas of Grade 3b in more visually prominent 
areas. 6.8ha of solar panels have also been removed from fields 2 and 4 (grade 3a 
land) to prevent heritage harm. As set out in the Ecology section below, the proposal 
also includes biodiversity improvements such as hedgerow planting, new native 
woodland, meadow grassland, wildflower areas and skylark breeding areas in 
excess of the mandatory 10% biodiversity net gain, and these improvements are 
welcomed. 
 

10.13 Careful consideration has been given to the weight that should be given to the use 
of agricultural land, appreciating the policy context and local representations on this 
matter.  Whilst it is acknowledged that the proposal would change the use of this 
land from agricultural pasture and crop land, this is balanced against the significant 
weight that should be afforded to the benefits of provision of renewable energy, the 
ecological enhancements proposed, the benefits of farm diversification and the 
improvement in agricultural land quality as a result of the land not being intensively 
farmed. Resting the land from intensive agriculture would likely improve soil health 
by increasing the organic matter in the soil and improving soil structure and 
drainage. It is also acknowledged that the land remains available for grazing under 
the panels and can still be used for the purposes of agriculture, albeit not growing 
crops. Given the advantages of siting the Solar panels and BESS in close proximity 
to the substation, it is considered that there are no other sites that would be 
preferential in terms of utilising land of poorer agricultural quality.  
 

10.14 It is also worth noting that the provision of renewable electricity generation by solar 
farm proposals has been afforded great weight in the planning balance in a number 
of appeal decisions nationally over recent months. The impact upon food production 
over the duration of the development is noted however decisions have considered 
this loss to be temporary and reversible, and that the land resource would improve 
over time due to not being intensively farmed. In addition, as noted at 10.13, the 
land under the panels will remain in agricultural use for sheep grazing.  
 

10.15 As such, it is considered the proposal would have an acceptable impact on BMV 
 land, and is consistent with the provisions of paragraph 180(b) of the NPPG, the 
NPPG, paragraph 188 of the NPPF, and Policy NE8 of the Local Plan in this regard. 
Conditions are recommended for a grazing plan, and for the site to be 
decommissioned and restored to its former condition and ALC grade when the solar 
farm reaches the end of its 40 year operational lifespan. This is required to ensure 
the continued agricultural use of the site. 

Page 25



 20 

 
Landscape and Visual Impact 

10.16 Local Plan Policy CC3 requires proposals for renewable energy to ensure there is 
no unacceptable adverse impact upon the landscape. Local Policy NE4 requires that 
development proposals protect and/or enhance the character, appearance and local 
distinctiveness of the landscape, and are informed by and sympathetic to the 
distinctive landscape character areas as identified in the Harrogate District 
Landscape Character Assessment.   
 

10.17 This policy accords with paragraph 135 of the NPPF, which seeks to ensure that 
developments are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not discouraging 
appropriate innovation or change; and paragraph 187 of the NPPF which indicates 
that the intrinsic character and beauty of the countryside should be recognised. 
 

10.18 The site lies within three Landscape Character Areas (LCAs 50, 51 and 52), all of 
which emphasise the importance of conserving rural character, strengthening 
woodland and hedgerow networks, and ensuring new development is small-scale, 
sympathetic and well-integrated within the existing landscape pattern.  
 

10.19 The site landscape character is defined by gently undulating farmland, intact and 
degraded hedgerow networks, small wooded areas, and a pattern of rural PRoWs 
crossing the site.  
 

10.20 The proposed development will result in a temporary change in land cover across 
the site from agricultural land to a solar development with associated infrastructure. 
The site would change in appearance from a series of pasture fields that form part of 
a wider agricultural landscape to a solar farm, including several fields of solar panel 
arrays, and associated industrial equipment including a substation, inverters, and 
BESS storage cabinets.  
 

10.21 A Landscape and Visual Impact Assessment (LVIA) supports the application within 
the ES. Additional viewpoints were also submitted at the request of the landscape 
officer. The LVIA assesses the potential effects of the proposed development on 
landscape character and landscape features and effects on visual amenity. The 
LVIA considers the baseline conditions on the site and the surrounding area; the 
existing visual amenity and views towards the site; a description of the proposed 
development including embedded mitigation measures; and an assessment of the 
effects on both the landscape and visual amenity. 
 

10.22 The Council’s Landscape officer has reviewed and evaluated the LVIA and 
confirmed that the methodology for the LVIA assessment generally follows 
Guidelines for Visual impact Assessment (GLVIA3) principles and carries through to 
the assessment successfully.  They also concluded that The LVIA looked at an 
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appropriate number of viewpoints from both immediate and more distant views into 
the site from a variety of receptors. 
 
Landscape Receptor Assessment 

10.23 The landscape receptor assessment concludes that the proposal will have a major 
adverse impact on the site, its immediate setting and Landscape Character Areas 
(LCA) 50,51 and 52, even after 15 years. The scheme runs at odds with many of the 
key characteristics for the LCAs by introducing industrial elements into an otherwise 
rural landscape. This constitutes a major loss of character and significant long-term 
change in land use over an extensive area. As such it will have a more notable 
effect than the LVIA assessment suggests. 
 
Visual receptor assessment 

10.24 This concluded that PROW users would experience major adverse impacts from 
construction up to year 15 from the following footpaths/bridleways: 
• FP 15.115/1/1 crossing western half of Site 
• BW 15.115/2/1 (part of the Knaresborough Round) crossing eastern half of Site 
• BW 15.115/2 (part of Knaresborough Round) on south-eastern edge of Site 
• FP 15.115/1 on edge of Scotton 

 
10.25 It also concluded that viewpoints 18 and 19 would have moderate adverse effects to 

PRoW users even after year 15. All other viewpoints (19 were assessed in total), 
were determined to have a minor adverse or negligible effect after year 15.  
 

10.26 The Landscape officer broadly agreed with the LVIA assessment of viewpoints, with 
the exception of viewpoint 9, which they determine to have a moderate impact to 
PRoW users, not minor adverse; and viewpoint 13 where they considered impact to 
residents was moderate-minor, not negligible after 15 years. 
 

10.27 Overall, the landscape officer concluded that the proposal would: 
“undeniably result in a significant change to the landscape character of the site and 
its surrounding context, introducing an industrial form that contrasts with the existing 
rural qualities. However, site selection and design to secure the most sensitive 
arrangement, taking account of the screening potential of both existing tree cover 
and landform, has been undertaken and informed an iterative design process. 
 
The revised design has responded to previous comments, creating a much better 
planting plan for the site, including an increase in hedgerow and tree planting across 
the site particularly along the periphery. Infrastructure of this nature constitutes a 
very industrial element being introduced into what is predominantly a rural setting, 
thus will always have a negative impact in terms of its impact on both Landscape 
and Visual qualities of the area.”  
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10.28 Through consultation with the Landscape officer, and iterative revisions to the siting 
and design, the proposal has now incorporated green infrastructure within the heart 
of the development. Landscape mitigation measures are proposed in the LVIA & 
DAS as follows:  
• Enhancement of existing field boundary vegetation (6,669 m);  
• Planting of new hedgerows with hedgerow trees (1,706 m); 
• Planting of new areas of native trees and shrubs (1.6 ha);  
• Planting of simple grazing mix within the fenced solar parcels (managed by 

sheep grazing) (70.5 ha); and  
• Planting of species-diverse grassland between the fenced solar parcels and the 

existing field boundaries (14.4 ha) 
 

10.29 These measures will help repair and restore landscape features to create links to 
wider green corridors in the countryside; these are positive features which will 
visually break up the expanse of the proposed solar farm. The amended landscape 
strategy is considered an improvement on the original submission which addresses 
the issues of screening and connectivity, and the updated design demonstrates a 
clear effort to integrate the scheme within the surrounding landscape as much as 
practicable. The revised scheme is much more closely aligned with the key 
management recommendations set out in both the LCAs 50. 51 & 52.  
 

10.30 Overall, whilst mitigation measures have gone some way to integrate the proposed 
development with the surrounding landscape, it is considered that there remains 
conflict with local policies CC3 and NE4, the NPPF and Planning Practice Guidance, 
in relation to harm to landscape character.  
 
Cumulative Landscape and Visual Impacts 

10.31 6 other solar or Bess schemes, have been considered when looking at potential 
cumulative impacts within a 5km radius from the site. 

 They are shown on the map below: 
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Figure 2 – Map of other solar/BESS schemes within 5km radius of site 

 
10.32 The ES identities that there may be some in-combination visibility of the Proposed 

Development and Scheme A – Cayton Solar Farm, from land to the south-east of 
the Proposed Development – see Viewpoint 9. This area lies approximately 400 m 
from the main part of the Proposed Development, and over 4 km to the south-east of 
Scheme A. 
 

10.33 The location of Scheme E, approximately 250 m to the south-east of the Site, means 
that there is also likely to be in-combination and sequential cumulative visibility of 
the Proposed Development and Scheme E. 
 

10.34 The application site and 5km study area also lie within National Character Area 
(NCA) 30: Southern Magnesian Limestone. Key characteristics of this area are the 
underlying limestone which creates a ridge, or narrow belt of elevated land, running 
north-south through the NCA extending from Thorborough in the North down to the 
outskirts of Nottingham. The Limestone Ridge covers 547 km2. The cumulative 
schemes A to F would occupy 1.7 km2 of the NCA and the Proposed Development 
would mean a further 0.7 km2 of renewable energy infrastructure within the NCA.  
 

10.35 It is agreed that the cumulative magnitude of change to NCA 30 that would arise 
from the Proposed Development would be small, resulting in at worst a minor 
adverse cumulative effect. Effects would reduce over time as the proposed 
mitigation matures. 
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10.36 Cumulative landscape effects arising from the Proposed Development in 
combination with other nearby consented and in-planning renewable energy 
developments would be minor. There may be cumulative visual effects for some 
residents of Scotton and users of PROWs between Scotton and Lingerfield relating 
to combined and sequential views of the Proposed Development and the EIA-
Screened Energyline BESS scheme. These effects would potentially be moderate 
adverse at Year 1, reducing to minor adverse at Year 15 
 

10.37 In summary, it is considered that cumulative landscape harm would be minor 
adverse from construction to year 15, and cumulative visual effects would be 
moderate adverse, reducing to minor adverse at year 15. 
 

10.38 Overall, there would be a residual major adverse impact to landscape character and 
appearance of the site, its immediate setting, and Landscape Character Areas 
(LCA) 50,51 and 52, even after 15 years 
 
Heritage and Archaeology 

10.39 The Environmental Statement includes assessment of cultural heritage at chapter 7. 
There are no designated heritage assets and 23 known non-designated heritage 
assets within the site. Within the 1km study area, there are 14 designated heritage 
assets, all of which are listed buildings, and 48 non-designated heritage assets. 
 

10.40 Sections 16(2) and 66(2) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires that special regard is paid to the desirability of preserving the 
Listed Building(s) or its setting or any features of special architectural or historic 
interest which it possesses. 
 

10.41 Paragraph 212 of the NPPF sets out that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation (and the more important the 
asset, the greater the weight should be). Relevant policies within the NPPF which 
also relate to the effect of development on the setting of heritage assets include 
paragraphs 207 to 215. 
 
Designated heritage assets 

10.42 The primary assets of relevance are the Grade II* listed Scotton Old Hall and the 
associated Grade II listed barn, together forming a historic farmstead of high 
significance. These assets are historically and visually linked to the nearby Quaker 
burial ground, which itself contains a number of Grade II listed structures. 
Additional designated assets within the wider study area include Brearton Chapel 
(Grade II) and Eagle House (Grade II). Non-designated heritage assets include 
Lawrence House Farm and Grange Farm. The assessment in the ES identifies that, 
while the application site forms part of the wider agricultural setting to some of these 
assets, in most cases its contribution to their significance is limited or negligible.  
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10.43 For Scotton Old Hall and its barn, the ES concludes that significance is derived 
primarily from their architectural and historic fabric, with setting making a secondary 
contribution. The site contributes only in a limited way through views from parts of 
the site (notably Fields 2, 4 and partially 6) which allow appreciation of the assets in 
an agricultural context. Amendments to the scheme, including the removal of solar 
panels from fields 2 and 4, and the retention of open land buffers, have been made 
to reduce effects on these key views and maintain the perception of a rural setting. 
As a result, the development would not affect the physical fabric of these assets and 
would retain their visual and spatial separation from the scheme. 
 

10.44 The Quaker burial ground, which has strong historical associations with Scotton Old 
Hall and the early Quaker movement, derives its significance largely from its 
physical fabric and its enclosed, tranquil character. The site makes only a very minor 
contribution to its significance through distant views of surrounding agricultural land. 
Following revisions to the scheme and the introduction of structural planting, any 
visibility of the development would be limited, distant and screened, and would not 
affect key relationships or the sense of enclosure and tranquility of the asset. 
 

10.45 Other designated assets, including Brearton Chapel and Eagle House, are 
sufficiently separated from the site such that there is no meaningful intervisibility or 
functional relationship. The assessment concludes that the site does not contribute 
to their significance, and therefore the proposed development would result in no 
harm to these assets. Similarly, Grange Farm is screened from the site and has no 
demonstrable relationship, resulting in no identified harm. 
 

     Non-designated heritage assets (NDHA) 
10.46 The applicant was asked to also scope in two of the 47 NDHAs, these being 

Lawrence House and Grange Farm. Both of these will be impacted by the proposals 
given their connection with the agricultural and associated rural surroundings. 
 

10.47 For non-designated heritage assets, Lawrence House Farm has a current functional 
relationship with the site as agricultural land, which makes a minor contribution to its 
significance. The development would introduce a temporary change in land use; 
however, the agricultural character would remain legible and the asset would 
continue to function as part of a working farmstead. Consequently, a low level of 
harm has been identified.  
 

10.48 Overall, the assessment concludes that the amended scheme has reduced heritage 
effects to low or negligible levels. The principal designated assets (Scotton Old Hall 
and barn) would experience less than substantial harm at the low end of the 
spectrum, while the Quaker burial ground would experience negligible harm. All 
other designated assets would experience no harm, and the limited 
harm identified to non-designated assets would be low and reversible. No significant 
effects in EIA terms have been identified. 
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10.49 The Conservation Officer was consulted and acknowledges that additional heritage 
assessment work has been undertaken, including the submission of a heritage 
addendum and revisions to the scheme layout, notably the removal of solar panels 
from Fields 2 and 4. These amendments are accepted as reducing impacts, 
particularly in relation to key assets such as Scotton Old Hall (Grade II*), its 
associated Grade II barn, and the Quaker burial ground, but are not considered 
sufficient to overcome harm. 
 

10.50 Despite the revisions, the Conservation Officer, and Historic England maintain that 
the development would still result in less than substantial harm to the setting of 
designated heritage assets, especially Scotton Old Hall and the barn. Proposed 
landscaping and screening are considered to provide only limited mitigation, 
particularly given seasonal variations in vegetation, and would not fully address 
impacts on heritage assets.  
 

10.51 Concerns are also raised regarding the assessment of wider setting impacts, 
including to Eagle House (Grade II), where it is considered the site forms part of the 
wider setting and would be experienced in views from public rights of way. 
 

10.52 In relation to non-designated heritage assets (Lawrence House Farm and Grange 
Farm), the Conservation Officer considers the submitted assessment places 
insufficient weight on the importance of setting and underestimates the impacts of 
the development.  
 

10.53 Overall, the Conservation Officer concludes that the proposals would result in less 
than substantial harm, at the upper end of that scale; and that the scheme is 
considered to fail to conserve heritage assets and their settings.  
 

10.54 In conclusion, the proposal results in less than substantial harm to the setting of 
designated heritage assets, and the setting of Lawrence House Farm and Grange 
Farm (NDHAs), and insufficient mitigation measures have been explored to avoid or 
minimise this harm. This is contrary to local policy HP2, and sections 207 – 215 of 
the NPPF.  This heritage harm will be weighed against the public benefits in the 
heritage balance at paragraphs 10.119 and 10.120. 
 
Impact on Archaeology 

10.55 Saved Policy HP2 of the Harrogate District Local Plan requires proposals which 
affect sites of known or possible archaeological interest to be subject to 
archaeological assessment/evaluation. This accords with the requirements of 
paragraph 207 of the NPPF. 
 

10.56 The application is supported by an archaeological desk-based assessment (DBA), 
geophysical field survey and Cultural Heritage chapter, plus a further heritage 
addendum received in May 2026.  The study areas for archaeology and heritage 
assets are set out at ES chapter 7.4. The methodology for the assessment of 
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cultural heritage effects is set out at chapter 7.5. The assessment has taken account 
of national legislation, guidance, best practice documents and professional 
judgement. 
 

 

Figure 3: Map of known heritage assets within the site, taken from the Archaeological DBA 
 

10.57 The DBA has identified a number of below ground heritage assets. The ES sets out 
a strategy for further assessment of these assets with the proposal that significant 
remains are either subject to a design solution or further archaeological field work to 
record and mitigate any harm where it is unavoidable or not required.  
 

10.58 The information has been reviewed by both Historic England (HE) and the Council’s 
archaeologist. HE have raised concern that potential palaeoenvironmental remains 
in fields 6 and 7 require further investigation. The applicant has agreed to conditions 
requiring a Written Scheme of Investigation for archaeological evaluation to be 
submitted, and a supporting archaeological management plan. These are required 
as the site is of archaeological significance.  
 

10.59 The Council’s principal archaeologist agrees with this approach, and the suggested 
conditions. 

 
 
 

Page 33



 28 

  Cumulative and in-combination cultural heritage and archaeological impacts 
10.60 In addition, the applicant has undertaken an assessment of the cumulative and in-

combination effects at section 7.7 of this chapter. This concluded there is no 
potential for direct physical cumulative effects on any known, or previously 
unrecorded cultural heritage assets. There is the potential for effect interactions on 
archaeological remains from noise, vibration and landscaping, but no significant 
effects arising from effect interactions are considered to arise. 

 
  Effect on Public Rights of Way 

10.61 The site is crossed by Public Footpath 15.115/1/1 and Public Bridleway 15.115/2/1, 
with additional routes adjoining. The applicant has identified these and proposes to 
retain them on their legal alignments, with additional access tracks running partially 
along them, all within green corridors.  
 

10.62 The Public Rights of Way (PRoW) officer was consulted and raises no objections, 
subject to conditions safeguarding, maintaining, and managing the Public Rights of 
Way, ensuring continued access, adequate widths, and full reinstatement post-
construction. 

 
10.63 The proposal complies with local policy HP5 and paragraph 105 of the NPPF in 

relation to protection of Public Rights of Way. 
 
  Highway Impacts 

10.64 Local Policy TI1 sets out the development plan policy for safe access, sustainable 
transport and impact upon transport systems.  
 

10.65 Paragraph 116 of the NPPF states that “development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network, following 
mitigation, would be severe, taking into account all reasonable future scenarios.” 
 

10.66 Policy TI1 is broadly consistent with the NPPF and is given significant weight. 
 

10.67 Three points of vehicular access are proposed to the site. Access point 1) is 
proposed off High Moor Lane into an agricultural field. This would be for 
construction traffic only and will be closed once construction is complete.  Access 
point 2) will be the main point of operational access. This is proposed via an 
existing access track adjacent to the western boundary of Lawrence Hill Farm, off 
Low Moor Lane.  A third emergency access is also proposed via an existing gated 
field access along the eastern edge of Lawrence Hill Farm field, adjacent to 
Scotton Scorchers football club. 
 

10.68 With the exception of construction and decommissioning periods, the facility would 
not generate much traffic. A total of 96 two-way traffic movements during a peak 
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day are predicted during the construction phase, which the applicant concludes is a 
“reasonable worst-case assessment”.  
 

10.69 The access point for construction traffic has been relocated away from its original 
position by Scotton Lingerfield primary school in response to public objections. The 
new location is considered an improvement, as construction vehicles will not need 
to travel through Scotton. Construction traffic will travel from the A1(M) Junction 47 
– A59 Knaresborough – B6165 Ripley Road – High Moor Lane – Site Access.    
 

10.70 Construction staffing levels of 50–100 workers are expected, with measures 
proposed to reduce traffic impacts including the use of minibuses and shared travel 
arrangements. 

 
10.71 During the operational phase, traffic generation would be minimal, with 

approximately five maintenance visits per month, resulting in negligible impacts on 
the highway network. The decommissioning phase is anticipated to generate traffic 
levels comparable to the construction phase. 

 
Cumulative Highways Impact 

10.72 Cumulative impacts with other committed development, including an ongoing 
planning application for a nearby BESS scheme off Market Flat Lane, have also 
been considered and are not considered to result in severe impacts on the highway 
network. 
 

10.73 Highway Officers have assessed the highways impacts both locally and 
cumulatively, and concluded that increases in traffic flows on the wider road 
network would be limited, although higher proportional increases in HGV 
movements would occur on High Moor Lane due to its lower baseline traffic flows.  
 

10.74 Following submission of additional information including an updated Transport 
Statement, Construction Traffic Management Plan (CTMP) and a Stage 1 Road 
Safety Audit, the Local Highway Authority raise no objection to the proposed 
development subject to conditions for provision of new and improved site access, 
implementation of visibility splays, off-site highways works on High Moor Lane and 
the B6165, provision of on-site turning, parking and manoeuvring areas, and 
submission of a detailed CTMP. 
 

10.75 Overall, in relation to highway impacts, the proposal is considered to comply with 
local policy TI1 and in accordance with paragraph 116 of the NPPF; the 
development would not result in an unacceptable impact on highway safety nor 
severe residual cumulative impacts, subject to the recommended mitigation and 
conditions.  
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Amenity and aircraft safety  
10.76 Local plan policy HP4 requires development proposals to be designed to ensure 

that they will not result in significant adverse impacts on the amenity of occupiers 
and neighbours. 
 

10.77 Solar panels are designed to absorb sunlight rather than reflect it. The LVIA 
identified potential visual impacts to residential occupiers from view points 
4,5,8,10,13 and 15 (see table 3.2 of the LVIA).  The Landscape Officer has 
reviewed these and broadly agrees with the assessments that viewpoints 4- 9 
would have a minor to negligible effect to residential receptors. They agreed that 
residents from viewpoint 10, Havikil Lane, would have a minor adverse effect after 
year 15 and the same for residents from the western end of Brearton. The 
Landscape Officer disagrees with the conclusion for viewpoint 13 from High Moor 
Lane to the NW of the site, they considered the solar farm would be more obvious 
in views due to its proximity and thus would have moderate-minor effect, not 
negligible. Overall, effects are moderate-minor to residential receptors, this 
includes consideration of the proposed additional hedge and tree planting.  

 
Glint and Glare assessment 

10.78 The application is accompanied by a Glint and Glare Assessment (GGA) which 
considers a 1km study area from the development site for ground based receptors, 
and a 30km study area for aviation receptors. 

 
10.79 The Assessment methodology has been undertaken in line with best practice 

guidance from the UK Civil Aviation Authority, Federal Aviation Guidance (FAA), 
NPPG guidance on renewable and low carbon energy, and BRE (2013) Planning 
Guidance for Development of Large Scale Ground Mounted Solar PV Systems. 
 

10.80 The study area chosen is considered appropriate for consideration of the likely high 
impact effects on landscape character, views and aircraft and driver safety. The 
study  includes consideration of both the sensitivity and magnitude of effect. 

 
10.81 The following receptors were considered: 

• Roads 
• Residential dwellings 
• Aviation receptors 
• Railways 
 

10.82 The Glint and Glare Assessment concluded that:  
• Solar reflections are possible at 43 of the 79 residential receptors assessed 

within the 1km study area with initial impacts high at 20 receptors. 
• Solar reflections are possible at 24 of 36 road receptors within 1km of the site 

with initial impacts high at 18 receptors.  
• Aviation receptors within a 30km radius were also considered. 
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10.83 However, this is a worst case scenario which does not account for natural or man-
made obstacles. When assessed against actual visibility of residential and road 
receptors, and when mitigation measures are considered, these potential impacts 
are reduced to none. 

• Two runways and one Air Traffic Control Tower were also assessed at 
Leeds-Bradford Airport. According to FAA guidance, the overall impact is 
“none” and “not significant”. 

• No impact on train drivers or railway infrastructure is predicted. 
 
Mitigation Measures 

10.84 The GGA concludes that mitigation is required to screen high impact views onto 
road receptor 31, and residential receptors 18, 77 and 78 (locations mapped in the 
appendix of the report). 
 

10.85 Hedgerows will be infilled and maintained to a height of at least 3m, growing to 
3.5m at final height along the eastern boundary of the development to screen these 
views. 
 

10.86 The proposed mitigation is considered acceptable to remove impacts from glint and 
glare.  A condition is recommended to secure implementation of the proposed 
landscape mitigation measures in the Landscape and Environmental Management 
Plan (LEMP) for the lifetime of the development. 

 
10.87 Taking the above factors into account, the proposal would have a negligible impact 

from glint/glare. 
 
Noise and disturbance 

10.88 In terms of noise and disturbance, the application has been supported by a Noise 
Impact Assessment, dated September 2025, version 4, prepared by Inacoustic. 
The Council’s Environmental Health Officer has reviewed the application and 
raises no objections to the proposals in respect of noise and disturbance during the 
construction phase, subject to conditioning the maximum sound levels of plant, as 
set out in section 51 table 6 of the report, approval of a construction management 
plan, and a condition to restrict hours of construction works in order to protect 
residential amenity during the construction period. 
 

10.89 In terms of external lighting, the CCTV would utilise infrared lighting, however, LED 
downward facing lighting is shown to be attached to the CCTV columns. The 
lighting would only be utilised during maintenance periods, when required. 
Maintenance visits would usually take place in daylight hours when the lighting 
would not be required. A condition requiring a detailed lighting scheme could 
ensure the external lighting is installed and utilised in the manner proposed, so as 
not to adversely affect residential amenity.  
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10.90 Overall, with regard to residential amenity, it is considered there would be some 
minor harm by way of harm to outlook. Subject to imposition of the recommended 
conditions above, all other impacts to residential amenity, and aircraft safety would 
be acceptable in accordance with saved Local policy HP4 and the NPPF. 

 

             Flood Risk and drainage 
10.91 Relevant policies are Policy CC1 of the Local Plan, and paragraphs 170 and 181  

of the NPPF. 
 

10.92 Paragraph 181 of the NPPF, requires local planning authorities to ensure flood risk 
is not increased elsewhere when determining planning applications and therefore 
requires certain applications to be supported by site specific flood risk 
assessments. This includes all proposals in Flood Zone 1, where the site exceeds 
1 hectare. 
 

10.93 The following documents were assessed by the Lead Local Flood Authority: 
• Flood Risk Assessment (FRA) and Drainage Strategy, RMA Environmental, 

dated May 2025. 
• Revised Surface Water Drainage Strategy, Tumu, ref 19875-R01-G, Revision 

6, dated December 2025 
• AWP drainage addendum, ref. 2084, dated March 2026. 
 
BESS and Distribution Network Operator (DNO) Compound 

10.94 The battery units and DNO compound will be constructed on an impermeable 
surface surrounded by an impermeable barrier. In the event of a battery fire, an 
automatic shut off valve will contain all firefighting and surface water in an 
interception tank.  This will prevent any contamination of underlying soils. 
Firefighting water will then be tested for contamination and disposed of 
appropriately. During normal operations, surface water will drain towards the Percy 
Beck watercourse.   
 

10.95 The revised Drainage Strategy shows that no flooding will occur within the BESS 
surface water drainage system for the 1 in 100 rainfall event, with a 30% allowance 
for climate change. 
 
Solar Arrays and access tracks 

10.96 Surface water runoff will be generally minimal and it is proposed to drain into the 
ground as existing, with the exception of areas of higher gradient, where 
interception swales will be installed at low points on the site.  

 
10.97 The application is considered to be an ‘essential infrastructure’ land use in Annex 3 

of the National Planning Policy Framework. As such, the applicant has provided a 
site-specific FRA, and applied the sequential test. The applicant has looked for 
alternative sites in areas of lower flood risk. The availability of alternative suitable 
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sites is limited in this case, first by the need for a solar farm to be close to an 
available grid connection point, and secondly due to the sheer scale of the 
proposed solar farm (91ha of land required).  

 
10.98 The applicant has secured a grid connection at Knaresborough Substation, and 

have looked at a 10km radius catchment area from this point of connection. No 
other 80 – 100ha sized sites, within this 10km area were reasonably available in 
areas at a lower risk of flooding. Due to the risk of potential flooding, the FRA sets 
out mitigation measures by way of raising the Solar Panels 0.6m above existing 
ground levels. 

 
10.99 The FRA has been reviewed by the Lead Local Flood Authority, and the 

Environment Agency (EA) who both have no objections. The EA have commented 
that the proposal will only meet the NPPF requirements in relation to flood risk if 
planning conditions are imposed to ensure the BESS area, field substations, and 
DNO compound will be located outside of surface water flood extents, and located 
in fluvial flood zone 1;  and that all PV panels are elevated above existing ground 
level and the string invertors are located at least 0.6m above existing ground 
levels. 

 
10.100 The Local Lead Flood Authority consider the application proposes a reasonable 

approach to the management of surface water and raise no objections. They 
commented that “the majority of the site lies within flood zone 1, with areas of flood 
zones 2 and 3 associated with the watercourse, and with pockets of surface water 
risk. A sequential approach has been taken to the layout of the site, with the most 
vulnerable parts of the development located outside of areas of risk”.  

 
10.101 As such, it is considered that the Sequential Test and Exception Test are passed.  

 
10.102 The Lead Local Flood Authority Officer has requested conditions for surface water 

drainage during construction, and a condition restricting flowrates to prevent the 
increased risk of flooding. 

 
10.103 Having regard to the above and subject to the aforementioned conditions, it is 

considered that the proposed development would be acceptable in terms of flood 
risk and drainage, in accordance with local policy CC1, and the NPPF. 

 
  Protected Species, Biodiversity, trees and woodland 

10.104 Planning Permissions in England are deemed to be granted subject to the general 
Biodiversity Gain Condition as set out by Schedule 7A, paragraph 13 of the Town 
and County Planning Act 1990 (TCPA) as amended by Schedule 14, Part 2, 
paragraphs 13, 14 and 15 of the Environment Act 2021. This is a pre-
commencement condition. 
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10.105 This application is not considered to meet any exemption and should permission 
be granted the condition will apply. The application is supported by an Ecological 
Impact Assessment, BNG Strategy, Revised BNG Metric, SSSI Assessment, ES 
non-technical summary, Landscape and Ecology Management Plan (LEMP), and 
an arboricultural survey. 

 
10.106 The Biodiversity Net Gain Metric, revised June 2026 shows the scheme will deliver 

52.16 Habitat Units (19.98% net gain), 73.22 Hedgerow Units (145.06% net gain), 
and 3.94 (17.66% net gain) watercourse units on site. This equates to an on-site 
biodiversity net gain of well in excess of the 10% mandatory minimum and is 
welcomed.  

 
10.107 Local Plan Policy NE3 requires proposals for major development to avoid any net 

loss of biodiversity and supports schemes which achieve a net gain.  
 

10.108 Local Plan Policy NE7 protects and enhances existing trees that have wildlife, 
landscape, historic, amenity, productive or cultural value, or contribute to the 
character and/or setting of a settlement. Any loss of or damage to trees should be 
mitigated by replacement planting.  

 
10.109 This is reflected in national policy at paragraph 187 of the NPPF, which requires 

planning decisions to contribute to and enhance the natural and local environment 
by amongst other things, protecting and enhancing valued landscapes, recognising 
the intrinsic character and beauty of the countryside, and the wider benefits from 
natural and ecosystem services, and minimising impacts on and providing for net 
gains for biodiversity. 

 
10.110 The Council’s Principal Ecologist has reviewed the ecological information and has 

advised that they have no objections subject to conditions to protect Farnham 
Mires SSSI during construction and in the event of a fire, securing BNG, mitigation 
for ground-nesting birds, implementation of the LEMP, and submission of a Habitat 
Management and Monitoring Plan.  
 
Cumulative Ecological Impacts 

10.111 It is noted that several objections have raised concerns in regard to cumulative 
potential pollution of waterways and cumulative ecological harm to the Farnham 
Mires SSSI. The proposed drainage design includes safety measures to prevent 
any discharge to watercourse in the event of a fire. Subject to implementation of 
these drainage measures, which can be conditioned, there will be no cumulative 
ecological impacts to the watercourse of Farnham Mires SSSI.  
 
Fire Risk and Public Safety 

10.112 When considering the information required in respect of fire safety, it should be 
noted that whilst it is not the role of the planning system to regulate fire risk, 
designers, installers and operators of BESS have a legal responsibility to comply 
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with all relevant and applicable health and safety legislation which applies outwith 
the planning system. A Fire Safety Compliance Statement has been submitted in 
support of the application, demonstrating how the facility has been designed 
having regard to the National Fire Chiefs Council (NFCC Dec 2025) guidance. 
 

10.113 It is notable that North Yorkshire Fire and Rescue Service (NYFRS) does not have 
any in principle objections to the proposal. It is acknowledged that at this stage, 
some elements of the detailed fire safety design cannot be finalised until the final 
battery technology is confirmed. As such, a Battery Safety Management Plan, 
Emergency Response Plan, and Post-Incident Recovery Plan are all 
recommended by condition to secure these details. 

 
10.114 It is fully acknowledged that the local community, including families at both the 

school and nursery have expressed concerns for their own wellbeing and safety in 
relation to battery fire risk. However, the submitted Fire Safety Compliance 
Statement, the lack of an objection from NYFRS, and my assessment of the 
proposed development against the NFCC guidance, leads me to be satisfied that 
there would be no unacceptable risk. Subject to the imposition of the suggested 
pre-commencement conditions and the information submitted in the Fire Safety 
Compliance Statement, it is considered that the likelihood of fire would be 
minimised to the lowest possible level. 

 
 
Other Matters 
 

10.115 Contaminated land and ground conditions 
The applicant did not include a Phase 1 Assessment of ground contamination and 
in commenting on the application, the Council’s Land Contamination Officer 
advised that the proposal is located next to and potentially on a known historic 
landfill site. They have recommended phased conditions requiring a phase 1 
assessment, further investigation, remediation and verification of remediation 
works to cover unexpected contamination. Pre-commencement conditions have 
been agreed with the applicant in this regard. 
 

10.116 Planning Obligations 
   The following Heads of Terms have been agreed with the applicant: 

• Biodiversity Net Gain monitoring fee of £15,054. 
 

  A copy of the draft Unilateral Undertaking is available to view on Public Access. 

  Section 149 of The Equality Act 2010 
10.117 Under Section 149 of The Equality Act 2010 Local Planning Authorities must have 

due regard to the following when making decisions: (i) eliminating discrimination, 
harassment and victimisation; (ii) advancing equality of opportunity between 
persons who share a relevant protected characteristic and persons who do not 
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share it; and (iii) fostering good relations between persons who share a relevant 
protected characteristic and persons who do not share it. The protected 
characteristics are: age, disability, gender reassignment, pregnancy and maternity, 
race, religion or belief, sex, sexual orientation.  

 
10.118 The proposed development of the site would not result in a negative effect on any 

persons or on persons with The Equality Act 2010 protected characteristics. 
 

 
Heritage Balance 

10.119 Paragraph 212 of the Framework indicates that when considering the impact of a 
development on the significance of a designated heritage asset, great weight 
should be given to its conservation and the more important the asset, the greater 
the weight should be. Paragraph 215 requires that where a proposal causes less 
than substantial harm to the significance of designated heritage assets, this harm 
should be weighed against the public benefits of the proposal. 
 

10.120 Great weight is attributed to the potential harm to the setting of the Grade II* listed 
Scotton Old Hall and its associated Grade II barn, the setting of the Quaker burial 
ground, the setting of the Grade II listed Eagle House, and the setting of non-
designated heritage assets including Lawrence Hill Farm. However, the proposed 
development would generate a significant amount of clean energy and contribute 
to energy security. This is a substantial public benefit, and together with the other 
benefits outlined above, would outweigh the less than substantial harm to the 
designated heritage assets. 

 

11.0 PLANNING BALANCE AND CONCLUSION 
 
11.1. The principle of the development can be considered acceptable. The proposal will 

generate renewable energy and provide energy storage to support the transition to 
net zero. This will help secure stability and security in energy supply. This weighs 
substantially in favour of the scheme. 

11.2.  Factors which weigh in favour of the proposed development are:  

• Significant benefits arising from the generation and storage of renewable and 
clean energy in supporting of the national transition to net zero. This attracts 
substantial positive weight. 
 

• A contribution to increasing energy security is given substantial weight in 
favour of the scheme. 
 

• A contribution to the Council’s Climate Strategy attracts significant positive 
weight. 
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• Benefits for biodiversity, including a net gain of 19.98% in habitat units, 
145.06% in hedgerow units, and 17.66% in watercourse units, attract 
significant positive weight. 
 

• Benefits from a landscape strategy that would repair and restore landscape 
features to create links to wider green corridors in the countryside attract 
moderate weight. 
 

• Economic benefits from job creation during construction and operation attract 
limited positive weight. 

 

11.3. Neutral matters include no harm arising from highway access, suitable drainage 
measures, suitable fire safety measures, no harm to protected species or 
designated sites, no impact to air quality, no conflict with mineral policies and neutral 
impact to Best and Most Versatile agricultural land. 

11.4. Factors that weigh against the proposed development are:  

• Limited impact to residential amenity via harm to outlook.  
 

• There would be a residual major adverse level of harm to landscape character 
and appearance of the locality in the vicinity. I attach significant negative weight 
against harms to both landscape character and visual harms that would occur 
following development, and which would not be fully abated. 

 
• Less than substantial harm to the setting of the Grade II* listed Scotton Old Hall 

and its associated Grade II barn, the setting of the Quaker burial ground, the 
Grade II listed Eagle House, and the setting of non-designated heritage assets 
including the setting of Lawrence Hill Farm. Having special regard to S.66(1) of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 and the duty to 
have special regard to the desirability of preserving those aspects of setting that 
contribute to the heritage significance. These harms attract moderate weight 
against the scheme. 
 

11.5. It is concluded that the substantial public benefits of the provision of clean, 
renewable and secure energy would outweigh the identified harms to landscape 
character and visual impact, residential amenity, and to the significance of heritage 
assets that arise by way of changes to their settings. On balance, the proposed 
benefits outweigh the harms identified, and there are no material considerations 
which indicate otherwise.  
 
 

12.0 RECOMMENDATION 
 
12.1. That planning permission be GRANTED subject to conditions listed below and 

completion of a Unilateral Undertaking with terms as detailed at paragraph 10.114 
requiring a BNG monitoring fee.   
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Recommended conditions: 

Condition 1 Time Limit 
The development hereby permitted shall begin not later than three years from the date of 
this decision. 
 
Reason: To ensure compliance with Sections 91-94 of the Town and Country Planning Act 
1990. 
 
 
Condition 2 Approved Plans 
The development hereby permitted shall be carried out in accordance with the following 
drawings and such other drawings/documents as may be approved in writing by the local 
planning authority pursuant to other Conditions of this permission: 

• Location Plan, A001 V3.5, received 02.12.2025 
• Proposed Site Layout Plan, B001, rev 4.1, received  
• Solar panel elevations, B002, received 04.08.2025 
• 132KV substation elevations, B007 rev 1.8, received 04.08.2025 
• Construction compound layout plant, B104, received 04.08.2025 
• Solar access track cross-section B107, rev 1.7, received 04.08.2025 
• Solar perimeter fencing elevations, B112, rev 1.6, received 04.08.2025 
• Solar entrance gate elevations, B114, rev 1.4, received 04.08.2025 
• Spares container foundations and elevations, B116, received 04.08.2025 
• Transformer substation foundations and elevations, B117, rev 1.5, received 

04.08.2025 
• Water supply tank elevations, B147, received 04.08.2025 
• DNO trench cross section, B154, received 04.08.2025 
• Battery storage container foundations and elevations, B202, received 

04.08.2025 
• Security fencing elevations, B203, received 04.08.2025 
• CCTV elevations, B205, received 04.08.2025 
• Local supply transformer foundations and elevations, B208, received 

04.08.2025 
• Customer substation foundations and elevations, B209, received 04.08.2025 
• HV substation foundations and elevations, B210, received 04.08.2025 
• PCS foundations and elevations, B211, rev 1.1, received 04.08.2025 
• BESS service track cross section, B215, received 04.08.2025 
• BESS internal surface cross section, B216, received 14.08.2025 
• BESS access track cross section, B216 rev. 1.1, received 29.06.2026 
• Landscape Proposals Plan, 1364/9, Revision H. received 10.06.2026 
• Landscape Management Summary 1364/12 Rev C, received 06.05.2026   
• TPA drawing 2501-075-SK01- Rev.A, received 06.05.2026   
• TPA drawing 2501-075-SK02- Rev.B, received 06.05.2026   

 
Reason: For the avoidance of doubt and in the interests of proper planning. 
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Condition 3 Temporary permission  
 
Planning permission is granted for a temporary period only and shall cease to have effect 
40 years following the date of receipt of the Final Operational Notification from the District 
Network Operator (or equivalent organisation). Written confirmation shall be submitted to 
the Local Planning Authority within 14 working days of the date of its receipt from the 
District Network Operator (or equivalent organisation). 
 
Reason: In accordance with the terms of the application and in order to safeguard the rural 
character of the area in accordance with Local Policies NE3, NE4, and the NPPF. 

 

Condition 4 Decommissioning and restoration (approval required) 
 
Eighteen months before the end of the 40-year operational period, taken from the Final 
Operational Notification date submitted under Condition 3, a Restoration Scheme for the 
removal of the solar arrays, BESS and all associated development shall be submitted to 
the local planning authority for approval in writing. The scheme shall include details and 
measures to address the following: 
a) Removal of the development and restoration of the land to agricultural use. 
b) Retention of any approved planting and its protection during the decommissioning 
phase. 
  
The approved scheme of restoration shall be implemented and completed within 12 
months of the end of the 40-year period taken from the date submitted. 
  
In the event the development ceases to export electricity to the grid for a continuous period 
of 12 months, a scheme of restoration for the removal of solar arrays, BESS and all 
associated equipment, shall be submitted to and approved in writing by the Local Planning 
Authority within 3 months from the end of the 12-month period. The restoration scheme 
shall include details of the retention of any approved boundary treatment(s) and planting. 
The approved scheme of restoration shall then be fully implemented within 6 months of 
written approval being given. 
 
Reason: In accordance with the terms of the application and in the interests of visual 
amenity, in line with local policy HP4. 

 

Condition 5 Verge Crossing High Moor Lane 

The development must not be brought into use until the access to the site at High Moor 
Lane has been set out and constructed in accordance with the ‘Specification for Housing 
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and Industrial Estate Roads and Private Street Works” published by the Local Highway 
Authority and the following requirements:  

• The access must be formed in broad accordance with TPA drawing 2501-075-SK02- 
Rev.B and NYC Standard Detail number ‘E40’ comprising of a rural concrete 
vehicular crossing and the following requirements.  

• Any gates or barriers must be erected a minimum distance of 20 metres back from 
the carriageway of the existing highway and must not be able to swing over the 
existing or proposed highway.  

• That part of the access extending 10m metres into the site from the carriageway of 
the existing highway must be at a gradient not exceeding 1 in 30.  

• Provision to prevent surface water from the site/plot discharging onto the existing or 
proposed highway must be constructed in accordance with the approved details 
shown on drawing 2501-075-SK02- Rev B, and maintained thereafter to prevent 
such discharges.  

• The final surfacing of any private access within 20 metres of the public highway 
must not contain any loose material that is capable of being drawn on to the existing 
or proposed public highway.  

Reason: To ensure a satisfactory means of access to the site from the public highway in 
the interests of highway safety and the convenience of all highway users; in accordance 
with local policy TI1. 
 

Condition 6 New and altered Private Access or Verge Crossing at Low Moor Lane - 
Emergency Access  

The development must not be brought into use until the access to the site at High Moor 
Lane has been set out and constructed in accordance with the ‘Specification for Housing 
and Industrial Estate Roads and Private Street Works” published by the Local Highway 
Authority and the following requirements:  

• The access must be formed in broad accordance with TPA drawing 2501-075-SK01- 
Rev.A and NYC Standard Detail number ‘E50’ comprising of a heavy duty bituminous 
vehicular crossing and the following requirements.  

• Any gates or barriers must be erected a minimum distance of 10 metres back from the 
carriageway of the existing highway and must not be able to swing over the existing or 
proposed highway.  

• That part of the access extending 10m metres into the site from the carriageway of the 
existing highway must be at a gradient not exceeding 1 in 30.  

• Provision to prevent surface water from the site/plot discharging onto the existing or 
proposed highway must be constructed in accordance with the approved details shown 
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on drawing 2501-075-SK01- Rev A, and maintained thereafter to prevent such 
discharges.  

• The final surfacing of any private access within 20 metres of the public highway must 
not contain any loose material that is capable of being drawn on to the existing or 
proposed public highway.  
 

Reason: To ensure a satisfactory means of access to the site from the public highway in 
the interests of highway safety and the convenience of all highway users; in accordance 
with local policy TI1. 
 
 
Condition 7: Visibility Splays at High Moor Lane - Construction Access  
There must be no access or egress by any vehicles between the highway and the 
application site at High Moor Lane until splays are provided giving clear visibility of 20.6m 
to the north and 72.4m to the south, measured to the centre of the carriageway of the 
major road from a point measured 2.4 metres down the centre line of the access road. In 
measuring the splays, the eye height must be 1.05 metres and the object height must be 
0.6 metres. Once created, these visibility splays must be maintained clear of any 
obstruction and retained for their intended purpose at all times.  
 
Reason: In the interests of road safety and in accordance with local policy TI1. 
 
 
Condition 8 Visibility Splays at Low Moor Lane - Emergency Access  
There must be no access or egress by any vehicles between the highway and the 
application site at Low Moor Lane – Emergency Access until splays are provided giving 
clear visibility of 120 metres to the west and 33.2 metres to the east, measured to the 
centre of the carriageway to the east of the major road and to the edge of the channel line 
to the west from a point measured 2.4 metres down the centre line of the access road. In 
measuring the splays, the eye height must be 1.05 metres and the object height must be 
0.6 metres. Once created, these visibility splays must be maintained clear of any 
obstruction and retained for their intended purpose at all times.  
 
Reason: In the interests of road safety and in accordance with local policy TI1. 
 
 
Condition 9 Visibility Splays at Low Moor Lane – Operational Access  
There must be no access or egress by any vehicles between the highway and the 
application site at Low Moor Lane - Operational Access until splays are provided giving 
clear visibility of 68.7 metres to the west and 120 metres to the east, measured to the edge 
of the channel line of the major road from a point measured 2.4 metres down the centre 
line of the access road. In measuring the splays, the eye height must be 1.05 metres and 
the object height must be 0.6 metres. Once created, these visibility splays must be 
maintained clear of any obstruction and retained for their intended purpose at all times.  
 
Reason: In the interests of road safety and in accordance with local policy TI1. 
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Condition 10 Delivery of off-site highway Works  
No HGV deliveries shall take place until the following off-site highway mitigation measures 
have been completed to the satisfaction of the Local Highway Authority, as set out below: 
 

A) The construction of Passing Bays on High Moor Lane in broad accordance with 
TPA Drawing 2501-075-SK03 – Rev.A. 

B) An Improvement scheme at the B6165 Ripley Road/High Moor Lane junction to 
improve the junction visibility splay on the B6165 to the north with the aim of 
achieving a 2.4m x 215m visibility splay (1.05m eye height to 0.6m object height).  

C) As part of the above, an Improvement Scheme at the B6165 Ripley Road / High 
Moor Lane Junction to widen the High Moor Lane arm for a distance of 30m with 
the aim of improving how opposing HGV’s pass and repass in the vicinity of the 
junction mouth.  
 

For each scheme of off-site highway mitigation, except for investigative works, no 
excavation or other groundworks or the depositing of material on site in connection with 
the construction of any scheme of off-site highway mitigation or any structure or apparatus 
which will lie beneath that scheme must take place, until full detailed engineering drawings 
of all aspects of that scheme including any structures which affect or form part of the 
scheme have been submitted to and approved in writing by the Local Planning Authority.  

 
D) An independent Stage 2 Road Safety Audit carried out in accordance with GG119 - 

Road Safety Audits or any superseding regulations must be included in the 
submission and the design proposals must be amended in accordance with the 
recommendations of the submitted Safety Audit prior to the commencement of 
works on site.   
 

A programme for the delivery of that scheme and its interaction with delivery of the other 
identified schemes must be submitted to and approved in writing by the Local Planning 
Authority prior to construction works commencing on site.  
 
Each item of the off-site highway works must be completed in accordance with the 
approved engineering details and programme. 

 

Reason: To ensure that the design is appropriate in the interests of the safety and 
convenience of highway users, and in accordance with local policy TI1. 
 
 
Condition 11 Provision of Approved Access, Turning and Parking Areas at the Site 
Compound Area  
No development associated with the construction of the BESS Facility or the Solar Farm 
Arrays including groundworks can be undertaken until the access from High Moor Lane; 
the internal access tracks to the Site Compound; parking areas; and manoeuvring and 
turning areas for all users at the Site Compound Area have been constructed in 
accordance with the details approved in writing by the Local Planning Authority. Once 
created these areas must be maintained clear of any obstruction and retained for their 
intended purpose at all times.  
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Reason: To provide for appropriate on-site vehicle facilities in the interests of highway 
safety and the general amenity of the development, in accordance with local policy TI1. 

 
 

Condition 12 Construction Traffic Management Plan  
No development for any phase of the development must commence until a Construction 
Traffic Management Plan for that phase 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 Traffic Management Plan.  

The Plan must include, but not be limited, to arrangements for the following in respect 
of each phase of the works:  

1. Restriction on the use of the B6165 Ripley Road from/to the A61/B6165 Ripley 
roundabout for construction traffic purposes;  

2. Restriction on the use of Brearton Lane from/to the A61 Ripon Road junction for 
construction traffic purposes;  

3. Restriction on the use of Low Moor Lane and via the Village of Scotton for construction 
traffic purposes;  

4. Unless with the written agreement of the LHA/LPA, the access points to the site via 
Low Moor Lane shall not be used for construction purposes and the Low Moor Lane 
Emergency Access shall otherwise be gated at all times;  

5. Mechanical wheel and chassis underside washing facilities shall be provided on-site at 
all times to ensure that mud and debris is not spread onto the adjacent public highway 
from the High Moor Lane Construction access or any other access point;  

6. The parking of contractors’ site operatives and visitor’s vehicles;  
7. Areas for storage of plant and materials used in constructing the development clear of 

the highway;  
8. Measures to manage the delivery of materials and plant to the site including routing 

and timing of deliveries and loading and unloading areas;  
9. A ‘Construction Worker Travel Plan’ shall be submitted and agreed by the LHA/LPA 

covering the operation of a Mini Bus proposal to ferry works to site and to limit 
construction worker journeys to site to a maximum of 34 cars per day;  

10. The High Moor Lane Construction Access shall be supervised at all times by a 
LANTRA Scheme accredited Traffic Management Operative to act as a banksman to 
control traffic entering and leaving the site at all times during site working hours to 
ensure the safety of operatives, hauliers, the travelling public and non-motorised users;  

11. Details of the routes to be used by HGV construction traffic;  
12. A Highway Condition Survey including the highway verge on High Moor Lane from a 

point north of the proposed Construction Access to the B6165 Ripley Road/High Moor 
Lane Junction;  

13. Protection of carriageway and footway users at all times during construction;  
14. Protection of contractors working adjacent to the highway;  
15. Details of site working hours;  
16. HGV’s (greater than 3.5T) travelling to and from the site shall avoid using the A59 Bond 

End Roundabouts and the B6165 Ripley Road/High Bond End on weekdays, between 
08:00hrs to 09:15hrs and 15:00hrs to 18:00hrs, to avoid peak commute times and to 
also avoid school drop-off and school pick-up times;  
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17. The developer shall provide and operate a written ‘Date and Time – Log-in / Log-out 
Register’ to include vehicle registration numbers to be held in the Site Compound 
Security Hut/Site Office as a means of daily monitoring all HGV movements; Workforce 
Mini Bus movements, Cars and Vans entering and leaving the site, and make that 
Register available for inspection by the LHA/LPA at any time;  

18. 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;  

19. Measures to control and monitor construction noise;  
20. An undertaking that there must be no burning of materials on site at any time during 

construction;  
21. Removal of materials from site including a scheme for recycling/disposing of waste 

resulting from demolition and construction works;  
22. Details of the measures to be taken for the protection of trees;  
23. Details of external lighting equipment;  
24. Details of ditches to be piped during the construction phases;  
25. A detailed method statement and programme for the building works; and  
26. Contact details to be detailed in the CTMP and in the form of signage erected in the 

vicinity of the High Moor Lane Construction Access junction advising of the responsible 
person (site manager/office manager), who can be contacted in the event of any issue.  

 
Reason: In the interest of public safety and amenity, in accordance with local policy TI1. 
 
 
Condition 13Temporary construction drainage 
No phase of the development shall take place until detailed drawings have been submitted 
to, and approved by the Local Planning Authority showing how surface water will be 
managed during the construction phases.  
 
Reason: To ensure surface water is properly managed through the construction phases of 
the development.  
 
Condition 14 Detailed Drainage Design as approved  
The Development shall be built in accordance with the following submitted designs;  

• Revised Surface Water Drainage Strategy, Tumu, Reference 19875-R01-G, 
Revision 6, Dated December 2025.  

• AWP Drainage Addendum, Reference 2084, Dated March 2026. 
 

The flowrate from the site (BESS) shall be restricted to a maximum flowrate of 4 (four) 
litres per second. A 30% allowance shall be included for climate change for the lifetime of 
the development. Storage shall be provided to accommodate the minimum 1 in 100 year 
plus climate change plus urban creep critical storm event. The scheme shall include a 
detailed maintenance and management regime for the storage facility. Principles of 
sustainable urban drainage shall be employed wherever possible.  
 
Reason: To ensure that the development is built to the submitted drainage design; to 
prevent the increased risk of flooding; to ensure the provision of adequate and sustainable 
means of drainage in the interests of amenity.  
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Condition 15: Restriction on hours of groundworks, site preparation and 
construction 
No groundworks, site preparation or construction activities included associated vehicle 
dispatches and deliveries to and from the site shall take place outside the hours of 08:00 
to 18:00 Monday to Friday and 08:00 to 13:00 on as Saturday and at no time on Sundays, 
Bank or Public Holidays. 
 
Reason: To protect the amenity of the locality, especially for people living and/or working 
nearby, in accordance with local policy HP4. 
 
 
Condition 16 Groundworks, Site preparation Construction Phase  
Before the commencement of the groundworks, site preparation and construction phase 
the applicant shall provide a written groundwork, site preparation and construction 
Management Plan detailing how noise, vibration and dust from the groundworks, site 
preparation and construction activities will be minimised. This plan should be prepared by 
a suitably competent person for the written approval of the Local Planning Authority. Such 
assessment should identify all noise, vibration, and dust mitigation measures to be 
employed and the effectiveness of any mitigation measures. All such mitigation measures 
as approved are to be fully instigated and maintained during the groundworks, site 
preparatory and construction phase. 
 
Reason: To protect the amenity of the locality, in accordance with local policy HP4. 
 
Condition 17 Preliminary Land Contamination Risk Assessment   
Groundworks shall not commence until actual or potential land contamination at the site 
has been investigated and a Preliminary Risk Assessment (Phase I Desk Study Report) 
has been submitted to and approved in writing by the local planning authority. 
 
Reason: To ensure that the site is suitable for its proposed use taking account of ground 
conditions and any risks arising from land contamination, in line with local policy NE9. 
 
 
Condition 18 Land Contamination Remediation Strategy 

Where remediation works are shown to be necessary, development (excluding demolition) 
shall not commence until a detailed remediation strategy has been be submitted to and 
approved by the Local Planning Authority. The remediation strategy  must demonstrate 
how the site will be made suitable for its intended use and must include proposals for the 
verification of the remediation works. It is strongly recommended that the report is 
prepared by a suitably qualified and competent person. 
 
Reason: To ensure that the proposed remediation works are appropriate and will remove 
unacceptable risks to identified receptors, , in line with local policy NE9. 
 
 
Condition 19 Verification report 

Following completion of any measures identified in the approved Remediation Strategy a 
Verification Report shall be submitted to the local planning authority. No part of the site 
shall be brought into use until such time as the site has been remediated in accordance 
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with the approved Remediation Strategy and a Verification Report in respect of those 
works has been approved in writing by the local planning authority 
Reason: To ensure the site is made 'suitable for use' with respect to land contamination, in 
line with local policy NE9. 
 
 
Condition 20 CEMP (approval required) 
No development shall commence until a Construction Environmental Management Plan 
(CEMP:Biodiversity) has been submitted to and approved in writing by the local planning 
authority. The CEMP:Biodiversity shall include the following: 
a) Risk assessment of potentially damaging construction activities. 
b) Identification of biodiversity protection zones. 
c) Practical measures (both physical measures and sensitive working practices) to avoid, 
reduce or mitigate the impacts on important habitats and protected species during 
construction. 
d) Location and timings of sensitive works to avoid harm to biodiversity features, including 
nesting birds. 
e) The times during construction when specialist ecologists would need to be present on 
Site to oversee works. 
f) The role of a responsible person (Ecological Clerk of Works) and lines of communication. 
g) Use of protective fences to BS5837, exclusion barriers and warning signs. 
  
The approved CEMP:Biodiversity shall be adhered to and implemented in full. 

Reason: To avoid impacts on protected species and other ecological features during 
construction, in line with local policy NE3 and guidance in the NPPF. 

 
Condition 21: Landscape and BNG Management (approval required) 
The development shall be implemented in accordance with the latest version of the 
approved Landscape & Biodiversity Net Gain Management Plan. The Plan shall deliver a 
minimum of 52.16 Habitat Units, 73.22 Hedgerow Units, and 3.94 watercourse units on 
land identified in the Headline Results for On-site Post Intervention in the Biodiversity 
Metric Calculation Tool. 
 
Reason: To ensure a net gain for biodiversity, and successful aftercare of landscaping in 
line with local policies NE3, NE4, NE5 and NE7, and the NPPF. 
 
 
Condition 22: Protection of Farnham Mires SSSI  
In the event of fire, the development must adhere to the mitigation measures in the Fire 
Contamination Statement date 22/1/26.  
 
Reason: To prevent harm to Farnham Mires SSSI and local watercourses. 
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Condition 23: Ground nesting farmland birds 

 
No development shall commence until a scheme has been submitted to and approved in 
writing by the local planning authority for the creation and management of suitable habitat 
for breeding Skylark, Lapwing and other species.  
 
The scheme shall be maintained for the lifetime of the development, and for a period 
following decommissioning.  
 
Reason: To mitigate for the displacement of nesting farmland birds, in accordance with 
local policy NE3 and the NPPF.   
 
 
Condition 24: On-site BNG  
The Biodiversity Gain Plan shall deliver a minimum of 52.16 Habitat Units (19.98% net 
gain), 73.22 Hedgerow Units (145.06% net gain), and 3.94 (17.66% net gain) watercourse 
units, on land identified in the Headline Results for On-site Post-Intervention in the 
Statutory Biodiversity Metric version 6, received 5th June 2026.  
 
Reason: To ensure measurable net gains to biodiversity and in accordance with the 
Environment Act 2021 and local policy NE3. 
 

 
Condition 25: BNG monitoring (pre-commencement) 

The development shall not commence until a Habitat Management and Monitoring Plan 
(the HMMP), prepared in accordance with the approved Biodiversity Gain Plan has been 
submitted to, and approved in writing by, the Local Planning Authority. The HMMP must 
include: 
 

a) Description of features to be managed to include Baseline Metric calculations of 
Biodiversity Units with Condition assessments and UKHab mapping  

b) Extent and location/area of proposed features and Biodiversity Units on scaled 
maps and plans using UKHab mapping, with Target Condition assessments and 
Metric calculations  

c) Ecological trends and constraints on site that might influence management  
d) Aims and Objectives of management to include Target Biodiversity Units and Target 

Condition Criteria  
e) Appropriate management Actions for achieving Aims and Objectives  
f) A dated Annual Work Programme (to cover the initial 5 year period)  
g) Details of the specialist ecological management body/organisation responsible for 

implementation of the Plan  
h) How the Plan is to be funded and confirmation from the landowner that it can be 

delivered 
i) For each of the first 5 years of the Plan, a progress report sent to the LPA, within 3 

months of each year being completed, by an appropriately qualified ecological 
consultant reporting on progress of the Annual Work Programme and confirmation 
of required Actions for the next 12 month period  

j) Confirmation that habitat monitoring will be carried out in years 1, 3, 5,10, 20 and 30 
and how this will be funded  
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k) The Plan shall set out how contingencies and/or remedial action will be identified, 
agreed and implemented when necessary 

l) The Plan will be reviewed and updated every 5 years and implemented for the 
lifetime of the development 

m) The approved Plan will be implemented in full accordance with the approved 
details. 
 

Reason: To ensure the long-term protection and enhancement of biodiversity onsite in 
accordance with Schedule 7A of the Town and Country Planning Act 1990, and local 
policy NE3. 
 

 
Condition 26 Battery technology and lighting (approval required) 

No Battery Units, ancillary structures, and external lighting shall be installed until the 
relevant details have been submitted to and approved in writing by the local planning 
authority. The details shall include: 
a) Details of external materials and finishes, including measurements, design, colour, 
positions and layout for the BESS Units, transformer units, switch room, auxiliary 
transformer, signage and water tanks. 
b) Design and technology for the BESS units. 
c) A lighting strategy to safeguard bats and provide details of external lighting that shall 
include measures to reduce light spill beyond the areas that need to be lit. 
The development shall thereafter be carried out only in accordance with the approved 
details. 
Reason: To safeguard a protected species (Bats) in accordance with Local Policy NE3, the 
NPPF and BS 42020:2013, and in the interests of visual amenity. 

 
Condition 27: Battery and fire safety plans (approval required) 
No BESS Unit shall be brought to site until a detailed Battery Safety Management 
Plan, an Emergency Response Plan, a Risk Management Plan and a Review Plan 
have been submitted to and approved in writing by the local planning authority. 

The Battery Safety Management Plan shall include details about the following: 
a) Site wind data, including direction and speed. 
b) Details of BESS units design and testing to inform provisions for containment, detection 
and monitoring, and any deflagration prevention and venting, and suppression systems 
c) A vegetation control management plan. 
 
The Risk Management Plan shall include hazards and risks not only at the Site, but also to 
the wider area and to the local community. 
The Emergency Response Plan shall include provisions for pollution/spillage of hazardous 
materials, incident control and exclusion zones that could impact the local community. 
The Review Scheme shall include details about a programme for periodic review, to  
include a timetable for the submission of any revised Plans for the written approval of the 
local planning authority. The approved Review Scheme shall be implemented for the 
duration of the development. 
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The development shall be implemented and operated in strict accordance with the latest 
approved Battery Safety Management Plan, Emergency Response Plan, Risk 
Management Plan and Review Scheme. 
 
Reason: In the interest of public safety. 
 
 
Condition 28 Archaeology 
No demolition/development shall commence until a Written Scheme of Investigation has 
been submitted to and approved by the local planning authority in writing. The scheme 
shall include an assessment of significance and research questions; and:  
a. The programme and methodology of site investigation and recording  
b. Community involvement and/or outreach proposals  
c. The programme for post investigation assessment  
d. Provision to be made for analysis of the site investigation and recording  
e. Provision to be made for publication and dissemination of the analysis and records of 
the site investigation 
f. Provision to be made for archive deposition of the analysis and records of the site 
investigation 
g. Nomination of a competent person or persons/organisation to undertake the works set 
out within the Written Scheme of Investigation.  
 
Reason: In accordance with Section 16 NPPF (paragraph 212 and Footnote 76) as the site 
is of archaeological significance. 

Condition 29 Archaeology - post investigation assessment 
The development shall not be occupied until the site investigation and post investigation 
assessment has been completed in accordance with the programme set out in the Written 
Scheme of Investigation approved under Condition (28) and the provision made for 
analysis, publication and dissemination of results and archive deposition has been 
secured.  
 
Reason: In accordance with Section 16 NPPF (paragraph 212 and Footnote 76) as the site 
is of archaeological significance. 
 
Condition 30 Grazing Management Plan 

Prior to the First Export Date, a grazing management plan (GMP) shall be submitted to and 
approved in writing by the local planning authority. The GMP shall detail which parts of the site shall 
be used for the grazing of livestock, during which months of the year, and how the grazing is to be 
managed. Within three years of the First Export Date, the grazing of livestock shall be implemented 
on the site in accordance with the GMP. Any changes to the GMP during the lifetime of the 
permission shall first be submitted to the local planning authority for approval in writing prior to 
implementation on site and shall thereafter be provided in accordance with the approved revised 
GMP.  

Reason: To ensure the continued agricultural use of the land in accordance with local policy NE8 
and the NPPF. 
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INFORMATIVES 
 
Deemed condition on Biodiversity Net Gain 
 
Highways 

Notwithstanding any valid planning permission for works to amend the existing highway, 
you are advised that a separate S184 licence will be required from North Yorkshire Council 
as the Local Highway Authority in order to allow any works in the existing public highway 
to be carried out. The 'Specification for Housing and Industrial Estate Roads and Private 
Street Works' published by North Yorkshire Council as the Local Highway Authority, is 
available to download from the Council's web site: www.northyorks.gov.uk/roads-parking-
and-travel/roads-and-pavements/road-adoption 
 
Notwithstanding any valid planning permission for works to amend the existing highway, 
there must be no works in the existing highway until an Agreement under Section 278 of 
the Highways Act 1980 has been entered into between the Developer and North Yorkshire 
Council as the Local Highway Authority. To carry out works within the highway without a 
formal Agreement in place is an offence. 
 
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 which includes a Lane Rental Scheme in 
North Yorkshire 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. 
 
Public Rights of Way 
i) There is a Public Right of Way or a 'claimed' Public Right of Way within or adjoining the 
application site boundary - 15.115/1/1 & 15.115/2/1. 
 
ii) If the proposed development will physically affect a Public Right of Way permanently in 
any way an application to the Local Planning Authority for a Diversion Order will need to 
be made under S.257 of the Town and Country Planning Act 1990. 
 
iii) If the proposed development will physically affect a Public Right of Way temporarily 
during the period of development works only, an application to the Highway Authority for a 
Temporary Closure Order is required 
 
iv) The existing Public Right(s) of Way on the site must be protected and kept clear of any 
obstruction until such time as an alternative route has been provided by either a temporary 
or permanent Order. 
 
v) It is an offence to obstruct a Public Right of Way and enforcement action can be taken 
by the Highway Authority to remove any obstruction. 
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vi) If there is a "claimed" Public Right of Way within or adjoining the application site 
boundary, the route is the subject of a formal application and should be regarded in the 
same way as a Public Right of Way until such time as the application is resolved. 
 
vii) Where public access is to be retained during the development period, it shall be kept 
free from obstruction and all persons working on the development site must be made 
aware that a Public Right of Way exists, and must have regard for the safety of Public 
Rights of Way users at all times. 
 
Applicants should contact the Council's Countryside Access Service at County Hall, 
Northallerton via CATO@northyorks.gov.uk to obtain up-to-date information regarding the 
exact route of the way and to discuss any proposals for altering the route. 

 
  

Target Determination Date: 27.07.2026 
 
Case Officer: Laura Bromley, laura.bromley@northyorks.gov.uk  
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North Yorkshire Council 
 

Community Development Services 
 

Strategic Planning Committee 
21 JULY 2026 

 
 
HGTZC23/04592/REMMAJ - Approval of reserved matters for access, appearance, 
landscaping, layout and scale of a Motorway Service Area to the west side of the A1(M) with 
vehicular over bridge to and from southbound carriageway and partial diversion of the 
A168, including associated infrastructure and staff access from B6265, allowed under 
planning appeal APP/E2734/W/20/3245778 and accompanied by an Environmental 
Statement, and varied, also accompanied by an Environmental Statement, in terms of slip 
road lengths, permissible height of the eastern dumbbell roundabout and minor 
amendments to the indicative design of associated infrastructure and landscape works by 
Section 73 permission ZC23/01168/DVCMAJ) at Land Adjacent to the A1(M) between 
Junctions 48 and 49 near Kirby Hill Harrogate YO51 9DP on behalf of Applegreen Ltd 

 
Report of the Head of Development Management – Community Development Services 

 
1.0  Purpose of the Report 

1.1. To determine an application for approval of reserved matters for access, appearance, 
landscaping, layout and scale of a Motorway Service Area on land adjacent to the 
A1(M) between Junctions 48 and 49 near Kirby Hill Harrogate 

1.2. The application has been reported to the Strategic Planning Committee at the request 
of the Divisional Member. 

 
2.0 SUMMARY 
 

RECOMMENDATION:  
 
2.1 Outline planning permission was allowed on appeal in 2021 and then varied by a Section 73 

application considered by this Committee in 2023 (hereafter referred as the ‘outline’). 
 

2.2 This application seeks approval of the reserved matters of access, appearance, 
landscaping, layout and scale of a Motorway Service Area (MSA) on land near Kirkby Hill. 
 

2.3 The reserved matters application as presented to the committee accords with requirements 
of the ‘outline’, statutory consultees raise no objections to the development and on balance 
the proposal submitted for consideration by the committee is considered appropriate.  
 

2.4 As found by the Planning Inspector in considering the original outline it remains that less 
than substantial harm would arise on the setting of Skelton Windmill and All Saints Church. 
That degree of harm is balanced out by the need for the over long gap in MSA provision 
north of Wetherby to be filled. The degree of harm caused in their setting would not negate 
the appreciation and status of those listed building. Those factors outweigh the extent of 
harm to designated heritage assets. 
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2.5 The arrangement of the topography and building form on the site along with the proposed 

planting adequately mitigates the majority of the impact of this large-scale development on 
nearby dwellings and highway users. 
 

2.6 The location of the car filling station over an aquifer has been fully addressed in the 
submitted details with dual bunded fuel tanks being provided, and confirmation that those 
are sited outside of the aquifer level. 
 

2.7 Located close to the realigned A168 the eastern roundabout would be the most exposed 
element whose height and position is comparable to that of a roadside dwelling. The 
illuminated form of that roundabout will, from the outlook of properties in the wider locality to 
the south / south-east, be secondary to that of the existing raised A168/B6265 roundabout 
due to the to the greater distance.  
 

2.8 The details are considered appropriate, and approval of this reserved matters application 
will enable the over long gap in MSA provision north of Wetherby to be filled. 
 

2.9 The recommendation is that this reserved matters application be approved subject to 
conditions. 
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3.0 Preliminary Matters 

 
3.1 Access to the case file on Public Access can be found here. 

 
3.2 This application is presented to the Strategic Planning Committee, subsequent to the 

committees consideration of a previous Section 73 variation application in 2023. 
 

3.3 There are five relevant applications which are detailed below.  
 

3.4 HGT18/00123/EIAMAJ - Outline application for proposed Motorway Service Area to the 
West side of the A1(M) with vehicular over bridge to and from southbound carriageway and 
partial diversion of the A168, including associated infrastructure and staff access from 
B6265. Appeal allowed 13.04.2021 (APP/E2734/W/20/3245778). 
 

3.5 HGTZC23/01168/DVCMAJ - Section 73 variation of conditions 5, 13, 16 and 17 of planning 
permission 18/00123/EIAMAJ to permit an extension in length to the proposed motorway 
service area junction slip roads and to increase the permissible height of the eastern 
dumbbell roundabout to between 44.95m AOD and 46.95m AOD, plus minor amendments 
to the indicative design of associated infrastructure and landscape works. Granted 
13.09.2023 
 

3.6 HGT23/00209/DISCON - Under the terms of original outline permission an archaeological 
evaluation for a written scheme of investigation was approved on 12.04.2023. 
 

3.7 HGTZC25/00736/DISCON A written scheme of investigation for archaeological mitigation 
was approved on 08.04.2025. 
 

3.8 25/04214/DVCMAJ Section 73 application for the deferral of approval of the construction 
details of slip roads, dumbbell roundabout and overbridge/accommodation structure and 
corrected description of the location of a field access through variation of conditions 17 and 
18 of the existing Section 73 permission ZC23/01168/DVCMAJ. Withdrawn 30.06.2026. 
 

3.9 A Provisional Tree Preservation Order, TPO No. 49/2025 (HAR), has been made in respect 
of two Oak Trees on the western boundary of the site. 
 

3.10 The ‘outline’ (comprising the September 2023 Section 73 variation of the original outline 
allowed on appeal), established the principal of a MSA at this location, with the matters of 
access, appearance, landscaping, layout and scale reserved for subsequent approval. 
 

3.11 Along with the principal, the proposed drainage arrangements were assessed and 
conditioned; a requirement to be done at the outline stage of a development which is the 
subject of a two-part permission. Drainage matters consequently are not a consideration in 
the reserved matters application.  
 

3.12 In addition, where ‘access’ is reserved for subsequent approval, the points of access have 
to be approved by an outline permission.  
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3.13 Those being the realignment of the A168, a field access off that and a farm track alongside 
to facilitate the southbound slip roads along with the principal of the points of access and 
egress of the slip road to and from the A1(M) and their associated roundabouts and bridge 
along with a service access onto the B6265. 
 

3.14 The details of a reserved matters application being required include those matters. 
 

3.15 Conditions of the ‘outline’; also mandate the scale of the development as well as setting out 
various matters to be accorded with or demonstrated. Alterations to some permitted heights 
being granted by the 2023 Section 73 variation. 
 

3.16 The reserved matters application to be considered is in respect of appearance, landscaping, 
layout and scale, also access for those parts not already approved., 

4.0  Site and Surroundings 
 
4.1 The site of the proposed Motorway Service Area is located on the west side of the A1(M) 

motorway immediately north of the B6265, with associated slip roads to the motorway. 
 
4.2 The western site boundary being a hedgerow with occasional mature trees along it. 
 
4.3 Located within gently rolling farmland characterised by degraded field boundaries  

and scattered hedgerow trees, the undulating agricultural terrain is predominantly void of 
substantial tree or woodland cover.  

 
4.4  The sloping landform falls gradually around 8m from the northwest to the southeast corner. 

To the east of the A1, in a westerly direction, they rise reasonably constantly by c.7m 
adjoining the B6265 and alongside the A1(M) rise by c.3.5m to the north before falling very 
slightly at the northern end of the site. 
 

4.5 The B6265 having descended from higher land to the west then ascends to cross the 
motorway, with tree planted embankments, to a raised roundabout, with the A168.  

 
4.6 That roundabout is illuminated commencing from the west halfway across the bridge over 

the motorway and extending an equivalent distance on the other routes to that roundabout. 
 
4.7 The A168 at this location serves as a road for non-motorway traffic largely parallel to the 

motorway on its eastern side.  
 
4.8 The area between the motorway and the ‘A’ road to the north of the roundabout is planted 

with, now, semi-mature trees. 
 
4.9 The village of Kirby Hill lies 540m to the south-east of the A168/B6265 roundabout while an 

isolated residence, Providence Lodge, is 210m to the south. 
 
4.10 A further dwelling, Moor Close, is 325m from the distant from the south-western corner of 

the site. 
 
4.11 A row of properties commence 290m to the west of the proposed MSA site; with the Grade 

II Listed Skelton Windmill being 620m distant. 
 
4.12  To the east of A1(M) / A168 corridor the low-lying gently rolling landscape stretches around 

15km to the foot of the Hambleton Hills.  
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4.13 The surroundings are punctuated by occasional small hills and mounds along with ridges of 
higher ground such as that at Kirby Hill, adjacent Highfields Lane to the northeast and the 
motorway overbridge to the north of Highfields Lane between Dishforth Airfield and Marton-
le-Moor around a km north of the application site. Those settlements are both are around 
1.5km distant.  

 
4.14 The site is partly located atop an aquifer.  
 
5.0 Description of the Reserved Matters Proposal 

5.1 This reserved matters application, under the terms of condition 1 of the ‘outline’, is to seek 
approval of the access, appearance, landscaping, layout and scale. Condition 1 states; 
 No development shall take place without the prior written approval of the Local Planning 
Authority of all details of the following reserved matters - 
(a) access; 
(b) appearance 
(c) landscaping 
(d) layout; and 
(e) scale. 
 

5.2 Definitions of the specific reserved matters are set out in The Town and Country Planning 
(Development Management Procedure) (England) Order 2015; 
 
- Access being the accessibility to and within the site, for vehicles, cycles and pedestrians in 

terms of the positioning and treatment of access and circulation routes and how these fit 
into the surrounding access network. 

 
- Appearance is the aspects of a building or place within the development which determines 

the visual impression the building or place makes, including the external built form of the 
development, its architecture, materials, decoration, lighting, colour and texture. 

 
- Landscaping is the treatment of land (other than buildings) for the purpose of enhancing or 

protecting the amenities of the site and the area in which it is situated and includes 
screening by fences, walls or other means; the planting of trees, hedges, shrubs or grass; 
the formation of banks, terraces or other earthworks; the laying out or provision of 
gardens, courts, squares, water features, sculpture or public art; and the provision of other 
amenity features (as may be appropriate to the development in question) . 

 
- Layout is the way in which buildings, routes and open spaces within the development are 

provided, situated and orientated in relation to each other and to buildings and spaces 
outside the development. 

 
- Scale is the height, width and length of each building proposed within the development in 

relation to its surroundings. 
 

5.3 The allowed outline’ permission included the approval of the points of access with the 
following matters all be detailed in the reserved matters application as indicated on specific 
drawings of that outline application; 
 
 - slip roads to and from the A1(M) and their associated roundabouts and bridge. 
  - service access onto the B6265. 
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 - realignment of the A168, a field access off it, and a farm track alongside. 
 

5.4 The 2023 Section 73 variation of the allowed outline permission, to which this reserved 
matters application is made, was accompanied by an addendum to the original 
Environmental Statement.  
 

5.5 The permitted variations in the 2023 Section 73  were principally to being based on 
indicative designs in respect of the slip roads, roundabouts, bridge and B6265 access. 
Those variations were acceptable to the Local Highway Authority and National Highways (as 
the successor to Highways England) who had originally requested the relevant conditions of 
the allowed outline permission be attached. An overall increase in woodland cover was also 
included. 

 
The amenity building 
 

5.6 Extending to a height of 11m and a footprint of 2497m2, the gently curved roof of the 
amenity building is shown to be of a substrate green type with a natural wildflower mix. 
 

5.7 The roof edge fascia being of bronze/copper effect aluminium with a timber fascia and soffit 
immediately below supported by timber columns. 
 

5.8 In addition to the timber columns, anthracite grey aluminium curtain wall glazing would form 
the front wall of the amenity building and feature an entrance lobby and two fire exits. 
 

5.9 A canopy across the frontage of the amenity building is also formed by the roof and that 
extends to the east as an arched entrance to an external amenity area, fern garden and 
children’s play area, to the west of the amenity building. 
 

5.10 The sides of the amenity building features all the differing materials noted above, and also 
bronze/copper effect cladding to the west elevation. 
 

5.11 Block paving used on the surrounds of the amenity building along with what is described as 
“Safer surfacing” for the play area. 
 

5.12 Internally at ground floor there is a 94 m2 gaming unit, two retail units totalling 350 m2, a 
food unit of 171 m2 and the other three units totalling 349 m2 which are indicated as 
variable, either retail or food. Seating accommodation would be provided at ground and first 
floors.  
 

5.13 At first floor there a void to the ground floor across most of the internal frontage and 
provision for further concessions would be made at that level. 
 

5.14 The footprint of the amenity building, which is the area enclosed by the external walls 
ignoring any external projections to those walls, is 2,497m2. 
 

5.15 Gross External Area (that being the area of a building measured externally at each floor 
level but excluding voids over or under structural, raked or stepped floors) is 2,500m2 at 
ground floor and 1,624m2 at first floor. Total Gross External Area is 4,124 m2. 
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5.16 To the rear of the amenity building natural stone walls of 3m height will enclose plant, bins 
and a holding area. An external staircase is located at the eastern end. 
 

5.17 A servicing and deliveries layby will be located alongside the service road. That service road 
will be one way but have a contraflow cycle lane to allow access and egress from the four 
“Sheffield” stands that are to be located to the side of the amenity building under the 
overhanging roof that encompasses the adjacent filling station. 
 

5.18 The covered area around the building extends to 2,060m2, with the roof extending to the 
east over the non-HGV five pump filling station. 
 

5.19 Adjacent to the non-HGV filling station are car parking spaces and four cycle stands. 
 

5.20 The surface for the filling station and the surrounding pedestrian/cyclists area will be brush 
finished concrete. 
 

5.21 Sub stations are indicated to the south side of the service road. 
 
Service Access 

 
5.22 At the south-west corner of the site would be the access from the B6265.  

 
5.23 The formation of the necessary visibility splay to the east will result in the trimming reduction 

in the number of trees on the north side of the B6265 towards its bridge over the A1(M). 
 

5.24 A turning area will be provided with ten staff parking spaces indicated alongside, three of 
which are suitable for disabled users. There would also be two staff drop off spaces.  
 

5.25 Usage of these spaces would be controlled by numberplate recognition and security 
cameras will be provided.  
 

5.26 A secure 2m high barrier will be sited across the link from that turning area which connects 
to the internal road network of the MSA. 
 

5.27 That barrier will facilitate the passage of arriving Servicing and Delivery vehicles, and 
emergency services vehicles. Only the latter will be able to be exit through the barrier. 
 

5.28 The actual usage and control restrictions of this access are the subject of a separate 
condition of the outline permission, no.19. That would be dealt separately by an approval of 
detail application to be made and its detail approved before the MSA is brought into use. 
 

5.29 Foot and bicycle access would not be restricted. 
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Principal public parking areas 
 

5.30 Close to the western boundary and stretching around 200m to the north-east would be the 
90 vehicle lorry parking area. This would be sited in an excavated area up to 4.3 m below 
the levels along the western boundary. 
 

5.31 There will be a raised strip of land between the HGV parking areas and the 18 vehicle 
coach park to the east. Footways will link both to the amenity building and there will also be 
a stepped route between the coach park and car park that in turn lies to the east . 
 

5.32 There would also be a row of electrical supply related buildings between the coach and car 
parks. Located forward of the amenity building, the 347 vehicle car park would be on land 
around 2.5m lower than the coach park, and extend the north for around 115m. 
 

5.33 In the part of the car park close to frontage of the amenity building would be 15 disabled 
user spaces, 13 parent and child spaces, 8 motorcycle spaces and 2 disabled user car and 
caravan spaces. 
 

5.34 EV charging will be provided initially to 20 spaces with a further 40 to be enabled later  
 

5.35 To the east of the amenity building adjacent to the filling station would be a further 12 
motorcycle spaces and 11 car spaces including one for a disabled user.  
 

5.36 To the north of the car park, across the access road, would be the main parking area for car 
users with caravans, totalling 10 spaces. 
 

5.37 Surfaces would mostly be asphalt. Block paving will be used for the central pedestrian 
walkway through the car park to the car towing caravan spaces, and for the walkway from 
the lorry park where it crosses the coach park exit and the bypass road to that coach park. 
 
HGV Filling Station and Coffee Drive Thru 
 

5.38 A five pump HGV filling station is located 26m beyond the HGV parking area. That would 
have a 623m2 canopy that reaches at height of 7.4m.  
 

5.39 Surfacing would be brush finished concrete. 
 

5.40 East of the HGV filling station would be a substation and the Coffee Drive Thru building with 
six car spaces adjacent, of which would be for a disabled user, and a picnic area close by. 
 

5.41 The Coffee Drive Thru building would have a footprint of 281m2 and its roof would have a 
maximum height of 5.17m and project 198m2 around the building and over a services / 
utilities yard adjoining the northeast gable of the building.  
 

5.42 External materials of the Coffee Drive Thru building would be reflective of the main amenity 
building other than having a sedum roof, as would be the roof the HGV filling station.  
 

5.43 A picnic area will be located to the south of the Coffee Drive Thru, which will be block paved 
along with the pedestrian surrounds to the Coffee Drive Thru. 
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Landscaping - MSA site to the west side of the A1(M) 
 

5.44 A large earth mound reaching a height of 11m, comparable with the amenity building , 
would be immediately to the west of the external amenity area. The roof fascia from amenity 
building continuing on the north side at the top. 
 

5.45 The mound would be seeded with a wildflower meadow mix and the northerly face have a 
tiered embankment with natural stone edged terraces of planted with ornamental 
perennials, shrubs and grasses. At the lower level there would be a water feature.  
 

5.46 A balancing pond would be located on top of the western part of the bund. That would be 
enclosed by a 1.2m high agricultural style wire fence to the east and a 1.2m high post and 
rail fence elsewhere.  
 

5.47 The south side of the mound would have a natural stone retaining adjacent the rear service 
road. 
 

5.48 Land from the western boundary will be raised slightly to form a visual screen in views from 
the west. A reinforced slope will then descend to the HGV parking area. 
 

5.49 Further mounding between the HGV parking and coach parking area would form a ha-ha 
arrangement. 
 

5.50 Five sustainable drainage system (SUDs) basins would be located to the east and north of 
the caravan parking spaces interspersed with footpaths, and a sixth in the area to the north 
of the coach park and south of the Coffee Drive Thru building. These typically are dry or 
hold water at a low level in dry weather, only filling significantly during and after rain events 
to manage runoff. 
 

5.51 A swale would be located alongside the part of the embankment to the northbound entry slip 
road and with a further swale curving round alongside the continued embankments at the 
northern end of the site. 
 

5.52 The sustainable drainage basins are to serve not only the MSA internal road network and 
hard surfaces but also the slip roads, bridge and raised roundabouts. The number is due to 
differing levels of these areas being drained and differing drainage responsibilities. 
 

5.53 Post and rail fences of 1.2m height would encompass each basin. The fencing around that 
to south of the Coffee Drive Thru building would also largely encompass the amenity area, 
with a short companion section of fencing to the west of the lorry park exit. 
 

5.54 Shrubs and trees are to be planted to the east of the amenity building alongside the 
boundary with the A1(M), which would also have a motorway boundary fence . That fence 
continuing round to the roundabout where traffic splits to the differing parking areas 
 

5.55 Some trees will be heavy standard specimens, along with the provision of native and formal 
hedgerows, ornamental planting and grasses and wildflower meadow. 
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5.56 Cherry, Field Maple and Pear trees will be planted in the main car park which would also 
have a dozen 450mm stone planters.  
 

5.57 Black Alder, Field Maple, Oak, Rowan and Sycamore will be planted on the wider site, 
including additional Oaks planted on the western boundary where the two Oak trees on that 
boundary, the subject of the Provisional Tree Preservation Order, will be retained. 
 

5.58 A variety of ferns only with other ornamentals will be used for courtyard planting along with 
Serviceberries. Twelve differing shrubs and seven grasses will be used for ornamental 
planting elsewhere. 
 

5.59 There will also be ten different species used for marginal planting.  
 

5.60 Native hedgerows will be a mixture of Dogwood, Field Maple, Guelder Rose, Hawthorn and 
Hazel, and formal hedgerows a mix of common privet, hawthorn, hornbeam, and 
osmanthus. There will also be hedgerows of wholly hawthorn.  
 

5.61 A mound of 46.5m AOD height would buffer the roadway from the slip roads at the northern 
end of the main MSA height, an increase of c.6m on the existing levels. Planting of 
woodland species also occurs to the north side of that road. 
 

5.62 To the west of that the roundabout at the northern end of the internal road layout would be 
at a height of 42.76m AOD and in turn the land to the west would be sharply embanked to 
gain the existing ground levels alongside the western boundary. 

 Bridge, dumbbell roundabouts, slip roads, and realigned A168  
 

5.63 Around 460m north of the existing B6265 overbridge, a new overbridge, of 9.5 m width will 
connect to with raised roundabout on either side of the A1(M) from which slip roads serve 
the carriageways of the A1(M). 
 

5.64 This new bridge will have a clear span of 38.65m and the bridge deck will angle upwards to 
the east to clear the slightly higher southbound carriageway of the A1(M) with a minimum 
clear headroom of 6.475m. At the centre it will be 46.4m AOD high. A higher clearance than 
the existing B6265 bridge and that on the road to and from Marton-le-Moor being required 
by National Highways for all new overbridges. 
 

5.65 The eastern roundabout, at 46.7m AOD high, serving the slip roads to and from the 
southbound carriageway consequently being 1.5m higher than the 45.2m AOD high western 
roundabout . 
 

5.66 To the south the slip road embankments merge with the existing levels adjacent the A1(M) 
just prior to the B6265 overbridge, as approved in the ‘outline. 
 

5.67 In the northerly direction the slip road reflecting the ‘outline’ reach existing adjacent levels to 
the A1(M) just prior to the point at which diversion of the A168 commences.  
 

5.68 At the B6265 roundabout the realigned A168 would commence. That was approved under 
the ‘outline’ with condition 13 referring to the realigned A168, a realigned agricultural access 
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track and a field access all being provided as indicated/shown on specific drawings of 
‘outline’. 
 

5.69 The realigned A168 at its southern end would commence directly opposite its approach 
from the south as opposed to the current kinked exit arrangement. 
 

5.70 Land between the realigned A168 and the southbound slip road down to the A1(M) is 
occupied by three SUDs basins with swales adjacent the A168 boundary, with an outline 
approved access from the A168 at their southern end. These basins are to serve the slip 
roads, eastern raised roundabout and the A168.  
 

5.71 To facilitate the realigned A168, a realigned agricultural access track was also approved in 
the ‘outline’. Where that would be parallel with the A168 a screen fence is to be provided 
between.  
 

5.72 The realigned A168 would pass 8.9m from the raised eastern roundabout. The submitted 
drawings show that realigned road having a slight upward undulation of 1.6m at that location 
with the roundabout being 8.1m higher.  
 

5.73 The embankment slope at that location is shown as being treated with a stabilisation of 
geotextile bags and interlocking plates. This is to form a strong flexible structure suitable for 
planting. Native groundcover is to be used at higher levels and alongside the A168 native 
hedge and scrub species are to be planted into the structure. 
 

5.74 Between the existing B6265 roundabout and the eastern roundabout embankment, a timber 
knee rail located to the west side of the realigned A168. A native hedgerow is to be planted 
with hedgerow trees interspersed to the east side and such also be planted to the west side 
to the north of the eastern roundabout embankment. 
 

5.75 The same hedgerow and tree planting, comprising Bird Cherry, Crab Apple, Guelder Rose. 
Hawthorn, Hazel, Holly, Rowan, Sessile Oak and Sloe, is to be undertaken to the eastern 
side of the abandoned alignment of the A168. Where that abandoned alignment is not to be 
built on tree and shrub planting / seeding is to be undertaken.  
 

5.76 To facilitate the southbound slip road down to the A1(M) the majority of the existing tree belt 
between the A1(M) and existing A168 will be removed. 
 

5.77 The embankments to the slip roads are to generally to have native woodland species 
planted alongside, comprising of Alder, Bird Cherry, Dogrose, Field Maple, Hawthorn, 
Hazel, Holly, Hornbeam, Oak, Rowan and Silver Birch.  
 

5.78 Exceptions to this are the eastern embankment of the southbound MSA entry slip road and 
the majority of the western embankment of the northbound MSA egress slip road which are 
to be grass seeded. 
 
Internal road network 
 

5.79 The internal road network descends from the western roundabout adjacent the bridge to at 
roundabout north of the HGV filling station. 
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5.80 From that roundabout HGVs, service vehicles and coaches are split off from all other traffic., 

along a road pass the HGV filling station and which forms a loop into or pass the coach 
parking area and then through the HGV parking area. An abnormal load bay is shown 
opposite the HGV filling station. 
 

5.81 Roundabouts will be designed so that abnormal loads can pass over the centre if needed. 
 

5.82 Service vehicles have two means of access; from the B6265 access via an entrance with a 
barrier or from the A1(M) following the large vehicle loop pass the coach park. Both routes 
then merge onto a service road to the rear of the amenity building, which will have a 
contraflow cycle lane provided on it, cyclists accessing from the B6265. 
 

5.83 Divorced from the larger vehicles all other traffic from the roundabout will pass by, or use, 
the coffee drive thru; opposite which is the access to the non-disabled user car and caravan 
parking area.  
 

5.84 That routing then passes to a further roundabout from which the main parking area and 
filling station are accessed.  
 

5.85 In the opposite direction this routing will also be used by exiting traffic service and delivery 
vehicles. Delivery vehicles will exit via the A1(M) regardless of whether they have accessed 
the MSA via the B6265 barrier-controlled entrance or the A1(M). 
 
Lighting 

5.86 Lights of 10m height, 167W - 234W and 3000K, a warm white light with a soft, yellowish 
glow, similar to traditional incandescent bulbs, are to be sited on the initial part of the of the 
realigned A168, the slip roads, and the raised roundabouts, overbridge, and access road 
down to and including the MSA site distributing roundabout. 
 

5.87 Set in the ground in front of the amenity building will be 6 no. 3000k lights of 12W . 
 

5.88 The remainder of the lights to the MSA site west of the A1(M) would all be either column or 
wall mount and of 2700K, a warm, soft, yellowish light that closely resembles the glow of a 
traditional incandescent light bulb or candlelight. These would be of several types ranging 
between 5.4W and 250W as set out in Appendix A. 

6.0 Planning Policy and Guidance 
 
6.1 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  
 

6.2 The relevant Adopted Development Plan for this site is the Harrogate District Local Plan 
2014 – 2035, as adopted in 2020. 
 

Page 71



 14 

 Emerging Development Plan and National Policy – Material Consideration 
 
6.3 The North Yorkshire Local Plan is the emerging development plan for this site. No weight, 

however, can be applied in respect of this document at the current time as it is at an early 
stage of preparation 
 

6.4 A consultation recently closed in relation to a new draft NPPF. Whilst draft proposed 
changes to national policy can be treated as a material consideration, given the consultation 
stage of the document, no more than negligible weight should be given to the draft 
document at this stage. 

 Guidance - Material Considerations 
 
6.5 Relevant guidance for the reserved matters application is: 

- National Planning Policy Framework 
- National Planning Practice Guidance 
- Department for Transport Circular 01/2022 

 
7.0 Consultation Responses 
 
7.1 The following consultation responses have been received in respect of the reserved matters 

application and have been summarised below 
 
7.2 Division Member: Requested the application be considered by this committee. 

 
7.3 Ecologist (NYC) – Does not object. Advises the lighting scheme is meets the environmental 

zone requirements for a rural area. The LED luminaries produce small amounts of UV light, 
therefore not attracting invertebrates, but is also limit light spill. Lighting will be directional 
and pointing downwards across the site, and its intensity will reduce at night as part of its 
curfew. The ecological factors within the lighting scheme appears to be in accordance with 
condition 24 of the ‘outline’ and meets the criteria required on ecological grounds. 
 

7.4 Notes an Ecological Mitigation and Enhancement Scheme is to be submitted separate to 
the reserved matters application under the terms of condition 12 of the ‘outline’. 
Nevertheless, comments that the proposed tree planting on the roundabout, embankment 
planting and seeded areas on the slip roads, native hedgerows and trees, meadow grass 
mix, and attenuation ponds with meadow mixtures for wetlands appears to be adequate and 
proportionate given the habitat that will be removed to allow for the development.  
 

7.5 Environment Agency – Do not object. Welcome the provided additional assessment of 
ground water levels and are satisfied the information provided which evidences a decreased 
risk of contamination all year round. However, a complete hydrogeological risk assessment  
and conceptual model of the site with regard to possible pollution sources, pathways,  
receptors, and mitigation measures should still be conducted and submitted alongside a 
long term contamination management plan. Request condition in this respect. Add that the 
Local Planning Authority may want to review these at later date to ensure the containment 
is suitable for the lifetime of the development.  
 

7.6 Environmental Protection (NYC) – have no observations/objections. 
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7.7 Landscape (NYC) – Asks if the sustainable drainage basins in the MSA site could be 
merged. Otherwise, following amendments and clarifications being undertaken to the 
application has no objection. Advises the species selection, sizes, nursery stock and density 
of planting are acceptable. The hedgerow/scrub planting to the base of the embankment of 
the eastern roundabout along with native groundcover is accepted as satisfactory. 
 

7.8 Local Highway Authority (NYC) – Have no objections.  
 

7.9 Advise that the A168 realignment and changes to the B6265 will be subject to a separate 
agreement with them under Section 278 of the Highways Act, along with a Stopping Up 
Order under Section 247 of the Planning Act being needed regarding the existing section of 
the A168 that is be abandoned. 
 

7.10 Request conditions for Stage 2 and 3 Road Safety Audits in respect of the MSA Internal 
Road layout. 
 

7.11 Ministry of Defence – have no safeguarding concerns over the height of the development 
affecting airspace but do advise the application site also occupies the bird strike 
safeguarding zone surrounding RAF Topcliffe. 
 

7.12 The SuDs basins have the potential, depending on frequently they hold water, to attract 
birds, along with the attenuation basin, and therefore ask that a condition be attached that 
details be agreed with them. 
 

7.13 National Highways – Have no objection.  
 

7.14 Advise the details provided are such that a section 278 agreement under the Highways Act 
could be entered into. 
 

7.15 Yorkshire Water - Have no objection. Confirm they will be able to accommodate the MSA 
proposal. 
 
Parish Councils: 
 

7.16 Boroughbridge Town Council: 
“This Council has objected to the reserved matters application from the onset and this 
Reserved Matters application is not in keeping with the original outline application. 
 
The Town Council have concerns regarding the height of the proposed bridge, which would 
have a visual impact on the local area. The green roofs which were a key aspect of the 
landscape approval seem to now be omitted from the plan. The Town Council also raise 
concerns about the proposed increased in height of the eastern dumb-bell roundabout. The 
original plan proposed no development on the eastern side of the A1(M) near to the village 
of Kirby Hill. The reserved matters application now shows a field to the east of the A1(M) 
with several man-made surface water drainage lagoons and ditches along the whole length.  
The layout of the built development has encroached on the eastern side of the A1(M). 
 
The Town Council strongly object to the reserved matters application in its entirety. This 
Reserved Matters application materially increases the scope, scale and harm of the 
development compared to what was approved at outline stage.” 
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7.16 Kirby Hill and Marton-le-Moor Parish Councils make objections with identical comments; 
Consider the reserved matters application is not in keeping with the scope of the ‘outline’ 
permission and would cause a substantial material increase in harm to the environment and 
the local community, compared with that envisaged at the outline stage. 

 
The objections raised are summarised as follows: 

 
- Unsafe access onto B6265 will increase accidents and dees not consider concerns 

raised at outline stage. 
 

- Bridge has increased in height; impact nor properly assessed as viewpoints agreed 
at the Public Inquiry have not been used in the EIA causing significant harm to rural 
landscape. 

 
- Significant harm of outline only offer that it could be mitigated such as be 

outweighed by the need for an MSA. 
 

- Material changes alter the appearance and the mitigations, significantly increasing 
the harmful impact in a very sensitive location; “a slab of inner city blight imposed 
upon a rural idyll. 
 

- Harm outweighs the benefits and permission should be refused.  
 

- Green roofs omitted  
 

- Field formed east of the A1(M) was to be returned to agriculture, now contains a 
number of large, unnatural open-water lagoons and drainage ditches; significant 
material change with increased scale from allowed outline permission resulting in 
development to the east of the A1(M) ; an alien landscape contrary to the 
Landscape Character Assessment which alone justifies refusal. Not included in built 
development assessments and creeping extent towards Kirkby Hill warrants refusal. 

 
- Woodland planting materially increased compared to the outline stage, results in a 

woodland block in open landscape when viewed from the north and east. contrary to 
the Landscape Character Assessment. 

 
- Eastern dumb bell roundabout increased in height with increased gradient and loss 

of screening; more visual harm to the sensitive receptors in Kirby Hill. 
 

- Filling station site floods in winter and sits above a major aquifer. Underground fuel 
tanks create risks to the aquifer. Environment Agency must be consulted and a full 
Environmental Impact Assessment must be conducted. 

 
- Applicant claims that parameter heights “to the nearest metre AOD” mean a 

tolerance on all dimensions of +/- 1 metre. This is incorrect. “To the nearest metre” 
means a tolerance of +/- 0.5 metre. Affects the scale of the development. 

 
- An Environmental Impact Assessment should accompany the reserved matter 

application given the changed scheme and in light of current environmental 
legislation. Kirkby Hill requested the application not be determined until a 
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comprehensive cumulative Environmental Impact Assessment has been undertaken 
on this site along with three other proposed developments, and that EIA must 
specifically assess foul and surface water capacity, the risks to public health from 
sewer failure, and the infrastructure reinforcement required. 

 
 

- Would be contrary to the public interest to approve this poorly designed MSA 
proposal and inadequate Environmental Impact Assessment. Materially increases 
the scope, scale and harm of the development compared to the outline stage and 
has no up-to-date Environmental Impact Assessment.  
 

- The application should be refused as the scheme has changed so significantly that 
a new application is required. 

 
7.18 Langthorpe Parish Council objects, in summary, on the grounds of; 

 
- Much more obtrusive structure, the height of the bridge and it’s embankments, 

changed planting, and numerous lagoons the encroaching into land to the east. 
 

- Raised the height of the site buildings by not removing soil  
 

- Removed green roofs.  
 

- Service exit onto B6265. Will result in accidents at this point. No mitigating proposals 
Should be no access with the B6265. 

 
- No improvement shown to B6265. 

 
- Foul Drainage concerns  

 
- Needs a new Environmental Statement.  

7.19     Roeclife and Westwick Parish Council – support the objections raised 

7.20 Skelton-cum-Newby Parish Council objects, in summary, on the grounds of; 
 

- So different to outline should be a new application 
 

- Although traffic has increased by 20 % since 2021, levels are still somewhere   
between 5-10% less than pre-Covid levels. Traffic survey with the original 
application no longer relevant or appropriate. 

 
- New landscape of bridge and roundabout renders estimates of noise and lights 

pollution similarly void.  
 

- Increased the impact on the natural features of the Vale of York 
 

- Risks to groundwater pollution not managed; site is located upon a principal aquifer. 
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Clarity needed on fuel storage tanks relationship with water table; ground of 
objection. 
 

- Raised mounds wholly out of keeping with the surroundings. 
 

- Motorway bridge height will dominate the scenery which the previous design would 
not. 

 
- Disturbance from use. 

 
- Drainage remains a problem, more surface water lagoons for. This is not in keeping 

with the character of the area. Possible future environmental issues. 
 

- Appeal allowed on the basis that a MSA between Wetherby and Durham was 
necessary. Permission now for a MSA at Catterick, substantial rest areas at Exelby 
and Leeming Bar near junction 51, and improved facilities on both sides of the A168 
at Topcliffe serving A19 traffic. A MSA at Kirby Hill now superfluous. 

 
Local Representations 

 
7.21 Several authors oppose the MSA in principle with some adding the loss of agricultural land 

and impacts on wildlife and Boroughbridge. The principal of a MSA at this location already 
been established by the ‘outline’ permission and does not form part of the considerations 
required for the reserved matters application.  
 

7.22 Seventy-one representors raise comments identical to many of the Parish Councils noted 
above including the following objections: 
 

- 24-hour noise, pollution and rubbish  
 

- Adverse visual impact of height of overbridge, should be a tunnel under the A1(M) 
instead  
 

- Archaeological investigation has found 5000-year-old items  
 

- B road access does not meet highway safety standards, will encourage law 
breakers, a very road with accidents frequent at a nearby junction. 

 
- Clashes with outline permission, differs in design and layout. New application 

required. 
 

- Cross sections do not show highest elements. 

 
- Detrimental impact on Kirby Hill and surroundings due to increased traffic. 

 
- Does not meet Government EV targets and net zero ambitions; parking spaces not 

readily convertible. Does not comply with current Motorway service guidance 
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- Dumb bell roundabout so high with banking is so steep it cannot be screened from  
  view from Kirby Hill (one author mistakenly refers to A168/B6265 roundabout)  
 

- Green roofs not included  
 

- Height tolerances extended 
 

- Impact on views from residences and light impact on. 
 

- Landscaping not sympathetic to agricultural surroundings  
 

- Lacking highway safety and functionality details; should not rely on  S278 application 
under the Highways Act  
 

- Moving A168 to accommodate bridge; unduly lengthening journey  
 

- National Highways comments materially changed 
 

- Not acceptable for the application to be modified with key elements beyond the 
expiry date of submission of a reserved matters application. 

 
- Not accompanied by an Environmental lmpact Assessment / cumulative assessment 

required. 
 

- Site of filling station floods and is above a major aquifer, sbmitetd report insufficient, 
 

- Surface water lagoons excessive and out of place, extend MSA east of A1(M) losing 
further farmland. 
 

- Traffic will increase on A61 between Harrogate and Ripon to use the Kirby Hill 
service rather than those at Wetherby. 

 
- Unacceptable level of landscape and visual harm  

 
- Woodland planting to slip roads a woodland block out of keeping with local 

landscape (One author erroneously references Green Belt) 
 

8.0 Environment Impact Assessment 
 
8.1 The ‘outline’ was accompanied by an Environmental Statement. 
 
8.2 Planning Practice Guidance notes that where an outline application is followed by a 

reserved matter application, the effects of a project on the environment should normally be 
identified and assessed when determining the outline planning permission. 

 
8.3 The guidance adds there may be circumstances where an environmental impact 

assessment will be required even after outline planning permission has been granted. This 
is because it is not possible to eliminate entirely the possibility that it will not become 
apparent until a later stage that the project is likely to have significant effects on the 
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environment. In that event, account will have to be taken of all the aspects of the project 
which have not yet been assessed, or which have been identified for the first time as 
requiring assessment. 
 

8.4 A Screening Opinion request put forward by a representor has been determined that the 
reserved matters submission does not require to be accompanied by a new Environmental 
Statement (25/02676/SCREEN). 
 

8.5 That was on the basis that the scale and nature of the development and the potential 
impacts on the site and the receiving environment are not so substantially different to the 
considerations in the extant Environmental Statement to make any planning judgment of the 
current reserved matters application impracticable. 
 

8.6 Fundamentally despite all matters of access, appearance, landscaping, layout and scale, 
beyond the points of access, being reserved for approval those details are broadly 
consistent with the indicative details shown in the ‘outline’. Any variation is not to such an 
extent to take the reserved matters application outside of the terms of the ‘outline’.  
 

8.7 Cumulative Environmental Statements are only applicable relating a development proposal 
to existing and permitted developments, and fundamentally not any other proposed 
development. Therefore, whilst there are development proposals in the wider area those are 
neither existing nor permitted and consequently carry no bearing on judging the merits of 
the existing Environmental Statement for this development. 

9.0 Main Issues 
 
9.1 The key considerations in the assessment of these applications are: 

- Presumption in favour of sustainable development  
- Validity of the application 
- Compliance with the outline permission  
- Layout and access                  
- Appearance and scale               
- Landscaping                       
- Other matters                      

10.0 ASSESSMENT 
 
 Presumption in favour of sustainable development 
 
10.1 The National Planning Policy Framework (NPPF) contains a presumption of sustainable 

development. At paragraph 11, for decision-making, stats this means approving 
development proposals that accord with an up-to-date development plan without delay. 
 

10.2 Alternatively, where there are no relevant development plan policies, or the policies which 
are most important for determining the application are out-of-date , granting permission 
unless one of two situations arises. 
 

10.3 In the case of this proposal the development plan policies carry full weight. 
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Validity of the application 
 

10.4 The expiry element of the outline application relates solely to the date by which a reserved 
matters application must be submitted. This reserved matters application was validated 
some months prior to that date.  
 

10.5 Validation is not detailed check of the contents of documents and drawings with an 
application; that is the purpose of the consultations undertaken and officer assessment of 
an application subsequent to validation. 
 

10.6 Applications can be amended at any stage following validation, including additional 
information being requested validation; there is no expiry period. The National Planning 
Practice Guidance ‘Making an Application’ advises; 

 Information can be requested after the application has been validated, although normal time 
periods for determining the application continue to apply unless a longer period is agreed in 
writing between the applicant and local planning authority to extend the determination 
period. 

  
 It is possible for an applicant to suggest changes to an application before the local planning 

authority has determined the proposal. It is equally possible after the consultation period for 
the local planning authority to ask the applicant if it would be possible to revise the 
application to overcome a possible objection.  
 

10.7 The Council have exercised its discretion to accept additional information throughout the 
application on the basis that they do not prejudice any members of the public and that they 
do not alter the nature of the application in a material way in the view of the Council. 
Similarly, the Council have accepted some minor changes to the application on the same 
basis. 
 
Compliance with the outline permission 
 

10.8 Aside from the standard requirements of access, appearance, landscaping, layout and scale 
required for a reserved matters application where all of those matters have been reserved 
for subsequent approval, there are also nine conditions which specify various details 
relevant to those reserved matters.  
 

10.9 Condition 3;  
 
No more than one room within the MSA shall be made available for the purposes of holding 
conferences or undertaking training, including use by the public. The room set aside for 
such purposes shall have a capacity to seat no more than 15 persons at any one time. 
 

10.10 No conference or training facility is provided. The condition is read that it limits any 
training/conference room to one, if one is being provided.  
 

10.11 Condition 4; 
 
The amenity building shall contain no more than 500m² of retail floor space as defined by 
Class E(a) of the Town and Country Planning (Use Classes) Order 1987 (as amended) and 
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not more than 100m² of adult amusement arcade floor space shall be made available to the 
public 
 

10.12 No limitation was imposed on the area to be occupied by Class E(b) users, those selling 
food or drink which is mostly consumed on the premises.  
 

10.13 Regarding the Class E(a) floorspace, to meet this specified limitation of 500m2, at any time 
only one of the three variable units at ground floor could be occupied as retail. Their varying 
sizes means any retail concessions on the first floor is limited and governed by the 
occupation of the ground floor units.  
 

10.14 When the largest of the ground floor variable units is occupied only 1m2 of retail concession 
could be offered on the first floor. In comparison, if all three ground floor variable units were 
to be food offerings, then 150 m2 of retail concession could be offered on the first floor.  
 

10.15 The amusement arcade is less than the permitted size. 
 

10.16 Condition 5; 
 
The details to be submitted under condition 1 above shall accord within the parameters 
identified on the Parameters Plan AFL-00-00-DR-A-00120 rev P13 dated 11.07.23 and the 
ground levels and the heights and internal floorspaces of the proposed buildings shall not 
exceed those specified. 

10.15 That parameter plan states in respect of heights above ordnance datum (AOD) those are “to 
the nearest metre  (i.e. it can be +/- 1m’)”. Whilst representations have been received 
opposing this tolerance the approved document is precise in its permitted range. The 
heights of the reserved matters proposal therefore have to considered on the basis of +/-
1m.   

 
10.16  The AOD heights now indicated for the specific parts of the development do not raise 

anything by 1m over the height indicated on the referenced parameters plan and half of the 
specified AOD heights are unchanged. 

 
10.17 If the alternative view was taken that the parameter plan has a tolerance of 0.5m (contrary 

to what the parameter plan explicitly says), the slight non-compliance with this tolerance 
does not justify a refusal of this application. An unduly rigid approach should not be adopted 
unless a variance is to such an extent that it is material in the context of the scheme as a 
whole.  

 
10.18 The vast majority of the development is of a tolerance of 0.5m and there are only three 

points where the tolerance of 1m has effect . The largest being is the ground level of the 
coach park at its southern end which is raised by 0.9m (38.9m AOD). 

  
10.19  Two of the key issues concerns raised in the representation are the height of the eastern 

roundabout and the overbridge. Those are respectively 0.75m and 0.7m higher (46.7m and 
46.4m AOD). As explained in 2023 Section 73 application the original design of an 
overbridge with a central pier was not being supported by National Highways. With the 
southbound carriageway of the A1(M) being slightly higher than the northbound a single 
span bridge would have slope upwards to the east. In addition, any new motorway 
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overbridge must be of appropriate height above the carriageway, as required by National 
Highways, so that it is future proofed against any increased vehicles heights that may arise. 
 

10.20 The roundabout to the western side of the overbridge is 0.5m higher (45.2m AOD). The 
same height difference applies to the caravan park (38.5m AOD). 
 

10.21 A 0.2m increase is indicated for the ground level of the HGV filling station (41.2m AOD) and 
0.1m increases for the entrance roundabout (42.8m AOD) , south end of the HGV car park 
(37.1m AOD) and the staff car park (39.1m AOD). 
 

10.22 Building sizes conform and as such the scheme under consideration accords with all the 
required parameters. A comparative table is set out in Appendix B. 
 

10.23 Condition 6; 
 
The details of appearance to be submitted under condition 1 above shall provide for a 
'green / living roof' on the main amenity building, HGV Fuel Filling Station and Drive 
Through Coffee Shop consistent with the principles illustrated within Section 4.0 of the 
submitted Design and Access Statement (dated July 2017). 
 

10.24 That July 2017 document states: The location of the amenity / Fuel Filling Station mean that 
the built form effectively becomes an extension of the existing southern embankment to the 
B6265 with its planted green roof helping to blend into the existing vegetation…Similarly the 
drive through coffee shop and HGV Fuel Filling Station…utilising green roofs… 
 

10.25 The details of the green roofs are clearly shown on the building drawings. It is obvious 
representors and parish councils have failed to consider at all drawings in coming to the 
erroneous conclusion that no green roofs were being provided. 
 

10.26 The amenity building and adjacent filling station, are to have a wildflower mix applied to the 
substrate green roof, which is specially designed materials that serve as a substitute for 
topsoil. The coffee drive thru and HGV filling structures are shown as having sedum roofs. 
 

10.27 Condition 8; 
 
The details of landscaping to be submitted under condition 1 above shall include full details 
of: 

 
(a) excavations; 
 
(b) ground modelling (including existing and proposed contours); 
 
(c) any retaining walls and structures; 
 
(d) means of enclosure; 
 
(e) all hard landscaping; 
 
(f) minor artefacts and structures; 
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(g) the extent of the existing trees and hedgerows on the land and details of      

those to be retained; and 

(h) soft landscaping, including the types and species, a programme of planting, and 
cultivation proposals. 

 
Thereafter the development shall be carried out in accordance with the approved 
details. 
 

10.28 An assessment of the submitted details is contained under Landscaping below. 
 

10.29 Condition 13 - The details of access required by condition 1 above shall provide for: 
 
 (a) the 'rear access' from the B6265 based upon the indicative design on drawing 
   210290-0000-016 rev A dated 18.08.23; 
 
  (b) the accesses from and to the A1(M) comprising the dumbbell access 
  roundabout, accommodation structure, and associated slip roads based upon the 
  indicative design on drawing 210290-0000-015 Rev A dated 22.06.23 'Proposed MSA 

Motorway Access Works'; 
 
  (c) the realignment of the A168 including works to the A168 / B6265 roundabout 

and the agricultural access track to the east of that realigned highway and the agricultural 
access track to the east of that realigned highway as indicated on drawing AFL-00-00-
DR-A-00101 rev P12 dated 22.06.23 

 
  (d) the field access shown on drawings 210290-0000-015 Rev A dated 22.06.23 
  and AFL-00-00-DR-A-00101 rev P12 dated 22.06.23; 
 
  (e) internal access roads; 
 
  (f) parking areas for 364 cars (of which 17 shall be disabled spaces), 90 HGVs, 
  20 motorcycles, 18 coaches, 10 staff cars (of which 3 shall be disabled spaces), 
  12 caravans (of which 2 shall be disabled spaces) and a staff drop off area; 
 
  (g) servicing, turning and manoeuvring areas; and 
 
  (h) footways, pedestrian areas and cycling provision, including the extension of 
  the existing footway in Kirby Hill from its northernmost point to connect to the 
  'rear access', and including any modifications arising from the further conditions 
  of this permission. 
 
  All shall be retained for the lifetime of the development. 
 

10.30 The submitted details, as set out in the various General Arrangement drawings, comply with 
these requirements. Those at 1:500 (1:100 in respect of the bridge) are the normally scaled 
documents typically provided with reserved matters applications of this scale setting out the 
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locations of roads, buildings and open areas etc. to which strict compliance is required by 
the terms of any permission that is granted. 
 

10.31 Any highway engineering details which accord with S278 of the Highways Act must comply 
with the drawings that may be approved by this reserved matters application.  This is same 
as the appearance of a building must comply with its approved planning drawings when it is 
subject to a separate Building Regulations application. Should it arise that the permitted 
planning drawings cannot be complied with, an application for material minor amendment 
under Section 73 or a non-material minor amendment under Section 96A will be necessary.  
 

10.32 As originally submitted the reserved matters application provided for an excessive number 
of car and caravan spaces and has been modified to accord with the condition. 
 

10.33 The matters are appraised in the Layout and access section of the report below. 
 

Condition 24; 
 
The details of layout to be submitted under condition 1 above shall include an external 
lighting scheme. The lighting scheme shall: 
 
(a) provide detailed specification of the luminaires to be used including location of the 
luminaires; 
 
(b) detail the levels of average maintained illuminance that will be provided to different 
areas of the site, which should be generally in accordance with table 4.1 Indicative Lighting 
Criteria detailed in Appendix 4.1 of the submitted Environmental Statement dated July 
2017; 
 
(c) detail the environmental impact of the proposed lighting (i.e. light trespass and source 
intensity at residential receptors) which shall not exceed the criteria for ILP Environmental 
Zone E2 (post curfew) as detailed in part 2.3 of Appendix 4 of the submitted Environmental 
Statement dated July 2017; and 
  
(d) take into account up to date advice from Natural England (and/or equivalent bodies) on 
the siting and illuminance of lights. The lighting shall be installed in accordance with the 
approved scheme and retained thereafter. 

 
10.34 As noted by the Ecologist above the lighting scheme is appropriate in terms of the effect on 

the fauna. 
 

10.35 The scheme of lighting is further assessed under Landscaping below.  
 
Condition 37; 
 
The details to be submitted under condition 1 above shall provide for full details of waste 
storage facilities and undercover secure cycle parking. The facilities shall be provided in 
strict accordance with the approved details prior to the first occupation of any of the 
buildings of the Motorway Service Area hereby approved and thereafter retained as such. 
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10.36 Waste storage facilities and undercover cycle parking, are shown in the submission to 
accord with the requirements of the condition; the further terms of which requires those 
facilities to be provided prior to the first occupation of any of the buildings and thereafter 
retained. 
 
Layout and access 
 

10.37 The reserved matters of layout and access invariably often become intertwined. Access 
referring , amongst other matters to access and circulation routes, while layout includes the 
way in which routes, as well as buildings and open spaces, within the development are 
provided, situated and orientated in relation to each other and to buildings and spaces 
outside the development. 
 

10.38 Local Plan Policy TI3 ‘Parking Provision’ states; 
 
Development will be supported where it incorporates appropriately designed vehicle and 
bicycle parking.  
 
Means to encourage the use of low emission vehicles as part of the proposal, including the 
ability to provide electric vehicle charging points. 
 

10.39 Respecting local spatial qualities through use of spaces about and between buildings or 
structures is part of the requirements of Local Plan Policy HP3 ‘Local Distinctiveness’; 
 
Development should incorporate high quality building, urban and landscape design that 
protects, enhances or reinforces those characteristics, qualities and features that contribute 
to the local distinctiveness of the district’s rural and urban environments. In particular, 
development should: 
 
A. Respect the spatial qualities of the local area, including the scale, appearance and use of 
spaces about and between buildings or structures, visual relationships, views and vistas 
 

10.40 The arrangement of the buildings reflects the details illustrated in the ‘outline’ application 
which the Inspector noting (para’s 77 and 78)   
 

..the buildings and ancillary areas would be a capable of assimilation into the landform.. 
 
 and 
 
.. the  combined amenity building and fuel filling station would be sited close to and parallel 
with the southern boundary … 

 
10.41 Further the layout is reflective of the indicative details that accompanied the ‘outline’ with the 

location of parking areas along with the access including an overbridge linking to the slip 
roads with the southbound carriageway of the A1(M). 
 

10.42 The location of the filling station to the east of the amenity building, given the principal 
aquifer in that location has been appraised in a submitted fuel storage feasibility study.  
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10.43 Double skin tanks storage featuring a monitoring system that is stated will represent robust 
protection to the ground water, will be used to store fuel.  
 

10.44 The feasibility study has been appended and confirms that the fuel storage tanks will be 
located 5m above the aquifer water level. This is acceptable to the Environment Agency 
who ask for a more detailed hydrogeological risk assessment to be required through a 
condition of any permission.  
 

10.45 The condition they propose is worded as a pre-commencement condition; however, they 
add that the Local Planning Authority may want to review the matters at a later date to 
ensure the containment is suitable for the lifetime of the development.  
 

10.46 It would be appropriate to require the assessment to be approved prior to the installation of 
the fuel tanks serving the filling station to the east of the amenity building which is clearly 
going to be some time after commencement and the condition should be worded 
accordingly. 
 

10.47 The application drawings show a number of electrical supply / substations buildings. Often 
such are a ‘permitted development’ by the statutory electricity undertaker but if not then they 
would need to be the subject of one or more separate applications for planning permission.  
 

10.48 Compared to the outline details, the lighting scheme provides for a higher uniformity, that 
being the extent of even distribution of light, reducing the difference between the brightest 
and darkest areas so mimicking harsh shadows or glares, General conformity rather than 
strict accordance was required in this respect and is achieved.  
 

10.49 Higher uniformity of lighting results in better visual comfort, reduced glare, and fewer 
shadows. As such the lighting scheme will contribute to the development being a safe place 
according with one of the aims set out in paragraph 96 of the NPPF. 
 

10.50 It is a requirement that where access is reserved for subsequent approval the points of 
access are determined by the outline. The terms of ‘outline’ condition 13 set out that those 
access points be shown in the reserved matters be either as indicated with or be based on 
‘outline’ details, as relevant. 
 

10.51 The main feature of the access arrangement is the overbridge and its association 
roundabouts linking to slip roads to and from the A1(M), which have to be based on the 
1:1000 ‘outline’ details. 
 

10.52 The details shown on the submitted 1:500 drawings, to which strict compliance will be 
required if permission is granted, accord with those 1:1000 details. 
 

10.53 What is referenced as National Highways materially changing their comments by a 
representor is simply them providing clarity over their assessment of this application, namely 
that sufficient documentation has been provided to demonstrate the further details they 
require can be satisfactorily addressed. 
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10.54 An internal access to the car park has been modified to the satisfaction of the Local 
Highway Authority. That has resulted in the addition of an extra roundabout close to the car 
filling station.  
 

10.55 Changes to direct and/or facilitate service and delivery vehicles accessing the road to the 
rear of the amenity building have also been incorporated to resolve a further concern 
identified by the Local Highway Authority. 
 

10.56 The allowed appeal in respect of the outline granted the planning permission for this MSA 
was issued prior to the current Department of Transport circular 01/2022 ‘Strategic road 
network and the delivery of sustainable development’. The terms of the ‘outline’ require at 
least 10 EV charging spaces. 
 

10.57 The main car park includes 20 spaces which are to be EV charging ones from the initial 
opening of the MSA, plus a further 50 identified as future EV charging spaces. That exceeds 
the terms of condition 40 of the ‘outline’ which requires a scheme to be submitted for 
approval separate to this reserved matters application which has a minimum of 10 charging 
points.  
 

10.58 EV charging compares favourably with the MSA that was approved in 2024 at junction 42 of 
the A1(M), Lumby, application 2019/0547/EIA, which has 25 EV car spaces out of a total of 
351 in comparison to the 70 indicated for this proposal out of 364 spaces. 
 

10.59 Circular 01/2022 at para 112, states; 
 
plans submitted with applications for roadside facilities must show how they can support the 
conversion of spaces initially allocated for petrol or diesel vehicles (including HGVs, vans 
and coaches) to spaces with an EV chargepoint in the future without detriment to the overall 
parking numbers on site. 
 

10.60 The circular also advises, para 110 that; 
 
Due consideration should be given for some chargepoints being located where they can be 
safely accessed by a recovery vehicle and car towing a caravan. 
 

10.61 The applicant has stated; 
 
As a well-established operator of Motorway Service Areas, we are aware of the current 
demand of EV charging to the general public. We regularly extend our charging offering 
when demand is identified (for example, at Leicester Forest East and at Newark, we are 
currently installing additional EV charger units to meet demand). This can all be done with 
no disruption to existing parking numbers, as this would be detrimental to our business. 
There is currently low / no demand for HGV, Coach and Caravan EV chargers hence the 
lack of current provision. Our business evolves rapidly, and we keep up with demand for 
EV. 
 

10.62 As such, given the original outline consent predates the current Circular and sets out the 
terms of the planning permission, the extent of EV charging is more than appropriate. 
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10.63 The matter will be considered further under an approval of detail application for condition 40 
of the ‘outline’, which is not required to be approved until prior to opening of the MSA. 
 

10.64 The realignment of the A168 was permitted through the ‘outline’ approval and would 
improvement the functioning of the existing A168/B6265 roundabout with the ‘A’ road now 
leaving in directly opposed directions rather than the offset arrangement that currently 
exists. The diverted road is not excessively lengthened and impacts on journey times will be 
minimal. 
 

10.65 The access onto the B6265 has to be based on specified ‘outline’ details. The service 
access arrangement with all service vehicles existing via the A1(M) will notably decrease 
the extent of traffic turning out onto the B6265; a barrier on the access precluding 
unauthorised entrance into the MSA, or exit from, beyond a small staff parking area. 
 

10.66 The Inspector was acceptive of a service access at the location of an existing field entrance. 
He did note a hidden dip to the west could be resolved by amending levels (para 189) 
stating; 

 
…there is nothing to suggest that the recommendation of amending levels within the 
access and/or on the B6265 to achieve adequate visibility in the vertical plane could  
not be fulfilled. This would be subject to detailed design, a Stage 2 Safety Audit, and the 
approval of the local planning authority. 
 

10.67 The visibility splays that will be necessary have been determined by the Local Highway 
Authority as part of their consideration of this reserved matters application requiring a splay 
of 2.4m x 160m towards Skelton Windmill and 120 metres east towards Kirby Hill. That 
splay will, it is expected, require trimming back of the existing tree belt on the raising 
embankment of the B6265 to its overbridge 
 

10.68 To facilitate the requirements in respect of that access as set out by the Inspector ‘outline’ 
condition 16 at its parts (c) and g) requires approval of details separate to this reserved 
matters application of the full design and construction details along with an independent 
Stage 2 Safety Audit. Conformation of the suitability of such details would be sought from 
the Local Highway Authority prior to any approval being granted. 
 

10.69 Matters of layout and access are considered acceptable, with the details presented to 
committee acceptable to the highway authorities who have responsibility for highway safety.  
 

10.70 Access details accord as  appropriate with the terms of the ‘outline’ permission while the 
internal road layout has been modified to ensure it is safe. 
 

10.71 Local Plan Policies TI3 and HP3 given the terms of the ‘outline’ permission are satisfied in 
terms of access and layout. 
 
Appearance and Scale  
 

10.72 The aspects of a building or place within the development which determines the visual 
impression the building or place makes, including the external built form of the development, 
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its architecture, materials, decoration, lighting, colour and texture is the concern of the 
reserved matter of appearance. 
 

10.73 Scale as a reserved matter is concerned with the height, width and length of each building 
proposed within the development in relation to its surroundings. 
 

10.74 Policy HP3 ‘Local Distinctiveness’ of the Harrogate District Local Plan requires; 
 
Development should incorporate high quality building, urban and landscape design that 
protects, enhances or reinforces those characteristics, qualities and features that contribute 
to the local distinctiveness of the district’s rural and urban environments. In particular, 
development should: 
 
A. Respect the spatial qualities of the local area, including the scale, appearance and use 
of spaces about and between buildings or structures, visual relationships, views and vistas; 
 
B. Respond positively to the building density, building footprints, built form, building 
orientation, building height and grain of the context, including the manner in which this 
context has developed and changed over time; 
 
C. Take account of the contribution of the natural environment, including biodiversity, 
landscape, and green and blue infrastructure; 
 
D. Take account of the contribution of fenestration, roofscape, detailing, trees and planting, 
the palette and application of materials, traditional building techniques, and evidence of 
past and present activity to local distinctiveness; 
 
E. Where a departure from this approach can be justified in design terms, incorporate 
design of exceptional quality which would significantly enhance its immediate setting and 
be sensitive to the defining characteristics of the local area 
 

10.75 The justification to the policy does however note, at its para 8.60, that; 
 

There are some forms of development which, due to their intrinsic character, cannot be 
easily designed to fully integrate with existing development in certain locations. Examples 
include… structures relating to transportation …which, by their very nature require 
buildings or structures of a substantial footprint or height, or specific site sizes, layouts or 
engineering works that are essential to the function of the development. 

 
10.76 Policy NE5 ‘Green and Blue Infrastructure’ states (amongst other matters); 

 

 Development proposal should: 
  

E. Conserve and enhance the high quality and character of the district' rural environment 
by ensuring that all forms of new development are designed to a high standard… 
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10.77 The NPPF states (paragraph 131); 
 

The creation of high quality, beautiful and sustainable buildings and places is fundamental 
to what the planning and development process should achieve. Good design is a key 
aspect of sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities. 

10.78 Further at paragraph 135; 
 

Planning policies and 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 … 
 
(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 (such as increased densities); 
 
(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; and 
 
(f) create 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.’ 
 

10.79 Paragraph 139 of the NPPF advises; 
 
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. 
 

10.80 The main amenity building makes use of the raising B6265 as a backdrop – that road 
climbing 5 metres from the point of the service access to the MSA and to the rear of the site 
of the amenity building is 45.5m – 46m AOD high. 
 

10.81 Consequently, the amenity building would be at most 1.5m higher than the B6265, largely 
screened by the existing tree belt on the B6265 embankment and accords with the 
parameters of scale set out in the ‘outline’. 
 

10.82 A main feature of the amenity building is the sweeping green roof which extends out of the 
made landform to the west.  
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10.83 Use will made of neutral toned timber, stone walling and copper effect cladding. 
 
10.84 The frontage is dominated by timber columns which stand proud of the glazed frontage, and 

which extend across the filling station to the east. 
 
10.85 The highly glazed frontage enables the interior spaces to be lit naturally, whilst the 

oversailing roof will reduce solar heat gain, thus reducing the demand for mechanical 
cooling and maximising passive design measures in accordance with Local Plan Policy CC4 
‘Sustainable Design’;  
 

The council requires all developments to be designed to reduce both the extent and the 
impacts of climate change; it will promote zero carbon development and encourage all 
developments to meet the highest technically feasible and financially viable environmental 
standards during construction and occupation: 

 
 A. All developments are required to reduce carbon dioxide emissions through the following 
 sequence of priorities, as set out in the energy hierarchy: 
 i. Energy reduction; then 
 ii. Energy efficiency; then 
 iii. Renewable energy; then 
 iv. Low carbon energy; then 
 v. Conventional energy. 

 B. The council: 
  
 1. Expects new developments to incorporate passive design measures that reduce the 
 need for artificial lighting and heating, cooling and ventilation systems through siting, 
 design, layout and building orientation. 
 

…C. All developments of ten dwellings or more, or 1000 sq. m or above of gross 
floorspace, will be required to submit an energy statement demonstrating how the energy 
hierarchy has been applied to make the fullest contribution to reducing greenhouse gas 
emissions in support of the Harrogate Borough Council: Carbon Reduction Strategy (2018) 
(or any  future relevant strategies) and the Climate Change Act (2008) 

 
10.86 The applicant states the green roof to offers excellent thermal performance which also 

provides a high level of insolation which again reduces the demand for mechanical 
cooling. An energy statement shoule be conditioned in any approval of this reserved 
matters application.  

 
10.87 Shower facilities are included in the toilets, and it has been indicated those will function as 

a secure locker so according with the terms of Dept of Transport circular 01/2022. 
 
10.88 Accordance with the scale parameters set in the outline is equally the case with the coffee 

drive thru and HGV filling station equally.  
 
10.89 Both are of consistent in appearance as being ancillary buildings to the amenity building. 
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10.90 The new bridge is to be a weathering steel plate girder supported the bridge deck with 
parapet sides. Concrete facing will be applied to the roadsides of the support structures. 

 
10.91 This is clearly a case where the exception to the terms of Policy HP3 is applicable.  
 
10.92 Taken as an individual locality the form of the building put forward is one that could be 

judged to be of quality through the use of the chosen materials and the form of the 
buildings, compared to say ones with a full height ridged roof, is sensitive to the defining 
characteristics of the local area allowing the buildings. 

 
10.93 Appearance and scale are considered acceptable. A motorway service area is by its very 

nature a large scale development and the proposal reflects the details shown in the 
‘outline’ permission. In that context the NPPF and Local Plan Policy NE5 accorded with. 

 
   Landscaping 
 
10.94 Landscaping as a reserved matter is concerned with the treatment of land (other than 

buildings) for the purpose of enhancing or protecting the amenities of the site and the area 
in which it is situated and includes screening by fences, walls or other means; the planting 
of trees, hedges, shrubs or grass; the formation of banks, terraces or other earthworks; the 
laying out or provision of gardens, courts, squares, water features, sculpture or public art; 
and the provision of other amenity features. 

 
10.95 Paragraph 135 of the NPPF also states; 
 

Planning policies and decisions should ensure that developments: 
 
 b) are visually attractive as a result of … appropriate and effective landscaping 
 
10.96 Local Plan Policy NE4 ‘Landscape Character’ states; 
 
 Proposals that will protect, enhance or restore the landscape character of Harrogate 

district for its own intrinsic beauty and for its benefit to the economic, environmental and 
social well-being of the district will be supported. 

 
 This will be achieved by: 
 
 A. Requiring that development has particular regard to maintaining the aesthetic and 

biodiversity qualities of the natural and man-made heritage within the landscape such as 
trees and woodland, hedgerows, walls, buildings, watercourses, ponds, reservoirs, lakes, 
ecological networks or other topographical features; 

 
 B. Requiring that development proposals are informed by and are sympathetic to the 

distinctive landscape character areas as identified in the Harrogate District Landscape 
Character Assessment and that proposals respect the distribution and form of settlements 
and buildings in their landscape setting; 

 
 C. Requiring that development proposals protect and/or enhance the character, 

appearance and local distinctiveness of the landscape and consider the ambiance of the 
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area, including nocturnal character, level and type of activity and tranquillity, sense of 
enclosure/exposure; 

 
 D. Requiring that visually sensitive skylines, hills and valley sides and visual amenity are 
 protected and/or enhanced; 
 
 E. Resisting development which would harm or be detrimental to the character of the local 
 and wider landscape or the setting of a settlement. 
 
10.97 The Harrogate District Landscape Character Assessment describes the wider locality of 

this site in its character area 81 ‘Dishforth and surrounding farmland’ which notes “the 
A1(M) is a prominent feature that cuts through the character area and is highlighted as a 
result of linear planting which is associated with it.” 

 
10.98 A key characteristics is “very little woodland cover or individual tree cover”, and further, as 

a sensitivity and pressure, “Linear planting along the A1(M) and its junctions does not sit 
well within this open landscape.” 

 
10.99 In the guidelines as an aim to maintain the extensive views across and beyond the area, 

and to integrate existing development; 
 
New development must take account of openness and views and should not impact upon 
these valued characteristics. Extensive large scale tree planting, required to screen any 
new development, would be inappropriate to the area's characteristics and impact upon 
views.  
 
Similarly, development requiring large blocks of woodland screening should be 
discouraged here.  
 
Small woodland blocks associated with appropriately scale development may help to 
integrate development with the landscape. 
 
Avoid highlighting the A1(M) and A168 corridors. Linear planting along these corridors 
does not respect the landscape pattern. 
 

10.100 Contrary to comments which have been received the outline permission did not approve 
any landscaping scheme. Condition 1 clearly setting out that landscaping was one of the 
matters for which reserved matters approval was needed and condition 8, as noted above, 
describing what was to be submitted.  
 

10.101 Sections are provided that show the amenity building at 1:200, also in context with its 
surroundings at 1:500, and along four level sections through various parts of the site at 
1:1000. 1:500 Landscape elevations show the slip roads and bridge. 

 
10.102 Existing woodland to the east of the A1(M) would be removed as well as a hedgerow to 

the west side to facilitate construction of the slip roads trees. 
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10.103 In addition, a hedgerow running through the northern part of the MSA site will be removed 
and trees either removed or trimmed to from the B6265 access and its visibility splay to the 
east. 

 
10.104 The extent of indicative tree planting varied between the original outline, and the approved 

2023 Section 73. Is it necessary to consider what now actually is submitted as forming part 
of the reserved matters application. 

 
10.105 Planting of trees has been shown in all iterations on the land between the A1(M) and the 

filling station/amenity building, the higher parts on the east side of the slip road descending 
to the southbound carriageway and to the north-east part of the site beyond the access 
road descending from the western raised roundabout adjacent to the bridge. A shrub and 
tree mix now being shown. 

 
10.106 Elsewhere the extents of shrub and tree planting vary from what had previously been 

indicatively shown, for example shown indicatively denser before was the east side of the 
slip road ascending from the A1(M) north of the bridge which is now to have 7 individual 
trees planted.  

 
10.107 In contrast the abandoned section of the A168 is now to be planted. 
 
10.108 The woodland blocks will have benefits in landscape repair helping to break down the 

visual dominance and linearity of planting along the A1(M) corridor. The inclusion of these 
landscape features within the planting strategy is welcomed in the interests of supporting 
existing landscape pattern.  

 
10.109 To the east of the A1(M) the block of woodland will break up the linearity of the corridor 

planting and is to be welcomed to help restore original landscape pattern and in time may 
also help to screen the highway development. 

 
10.110 The ha-ha arrangement of the landform adjacent the lorry and coach park will act a screen 

to the vehicles in those areas in views from the west with existing properties 240m distant 
and have a degree of mitigation on the visibility of the car park.  

 
10.111 This is important in terms of the setting of Skelton Windmill, a Grade II Listed Building. 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
special regard to be had to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses. 

 
10.112 Local Plan Policy HP2 ‘Heritage Assets’ requires that it is ensured that proposals affecting 

a heritage asset, or its setting, protect or enhance those features which contribute to its 
special architectural or historic interest. 

 
10.113 Paragraph 213 of the NPPF sets out in out at that any harm to, or loss of, significance of a 

designated heritage asset (from…development within its setting), should require clear and 
convincing justification.  

 
10.114 Consent should be refused (paragraph 214) where substantial harm is caused, and where 

less than substantial harm is caused that harm be weighed against the public benefits of 
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the proposal including, where appropriate, securing its optimum viable use (paragraph 
215). 

 
10.115 The ha-ha arrangement was identified in the outline submission as providing appropriate 

screening of the parking areas; the inspector in determining the original outline application 
noting that (paragraph 89 of the Inspectors decision letter) through a combination of 
topography, landscaping, building locations and built form that the overall effects on visual 
amenity could be substantially mitigated. 

 
10.116 That was despite (paragraph 216 of the Inspectors decision letter) the fact that the outline 

indicated 12m high lighting columns and that elements of green roofs would be visible.  
 
10.117 In terms of the lighting columns the details with the reserved matters application are that 

10m high lights will be installed to the lorry and coach park areas and, whilst visible, they 
will be lower than those appraised at the outline stage. 

 
10.118 The documentation referenced in condition 24(b) set out an average horizontal illuminance 

of 20 lux for six parts of the development. 10 lux for the car park and 50 lux was stated for 
the HGV Fuel and Entry . Additionally, 3.5x average surrounding illuminance for pedestrian 
crossings. The wording “generally in accordance” allows for a degree of flexibility. 

 
10.119 The submitted scheme is in general accordance with notably uniformity increased (that is 

on a scale of 0-1) giving more consistent light and reducing shadows. Significantly the slip 
roads have half the level of illuminance set out in the terms of ‘outline’ and National 
Highways raise no objection. 

 
10.120 With regard to condition 24(c) the referenced documentation notes there are no set 

periods for lighting curfews; however, 23:00 is often adopted. 
 
10.121 The submitted details accord and notably have a significant reduction in luminance of the 

sky. 
 
10.122 A comparison is set out in Appendix C.  
 
10.123 Condition 24 requires the lighting shall be installed in accordance with the approved 

scheme and retained thereafter. 
 
10.124 The details now provided consequently follow or improve on the concept indicated in the 

outline.  
 

10.125 Shrub planting and seeding is appropriate and consequently the scheme of planting that is 
before the committee is considered acceptable in the context of the site along the A1(M). 

 
10.126 In terms of implementation time periods for those to be undertaken are set out as trees 

and shrubs between December-February, ornamental shrubs, grasses and perennials 
generally between March-April and seeding either March-April or August-September. 

 
10.127 Condition 10 of the ‘outline’ requires planting, seeding or turfing to be undertaken in the 

first planting/seeding season post completion/occupation. 
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10.128 Formation of the slip roads, raised roundabouts and access into the MSA all necessitate 

ground modelling. 
 
10.129 Located a kilometre from the nearest properties in Kirby Hill the height of the eastern 

roundabout, of 8.1m above the adjacent length of the realigned A168, would be akin to 
that of a small dwellinghouse. Its visual impact on users of the realigned A168 will 
consequently not be adversely overbearing. 

 
10.130 The 10m high lights atop of it would be matched by those on the existing raised, at a lower 

level, A168/B6265 roundabout which is at least 43m AOD. 680m from the nearest 
properties in Kirby Hill that existing roundabout is 3.7m lower than the proposed eastern 
roundabout, however its lights at would visually be most dominant in views from Kirby Hill. 

 
10.131 From Skelton Windmill the topographical treatment of the site will limit views of the bridge 

roundabouts at a distance of 800m+ and this will mean the impact on that listed building is 
less than substantial harm to its significance. 

 
10.132 Retaining walls and structures are limited; embankments being formed in lieu of retaining 

walls. A retaining wall would exist to the north side of the mound to the east of the amenity 
building where it will be in visual relationship with the amenity building and with the 
overbridge supports. 

 
10.133 That mound will assist to mitigate views from High Moor Lodge 300m to the south-west, 

while Providence Lodge 200m to the south is already buffeted by the existing B6265 
overbridge and its embankment. 

 
10.134 Fencing equally is limited is limited in quantity, with hedgerows whether existing or 

proposed forming otherwise the means of enclosure.  
 
10.135 Samples of paving materials should be sought by a condition of any approval.  
 
10.136 Further excavation works are associated with details of ground modelling as the site to be 

formed with recessed areas for lorry parking notably and then the coach parking levelling 
out thereafter for the car park such that from views from higher ground to the west the 
landform visually buffers the parking areas.  

 
10.137 The submitted cross sections are considered appropriate. 
 
10.138 Indicatively the original outline had sustainable drainage basins serving the MSA. 
 
10.139 Despite the comments of representors and Parish Councils one basin of 1200 m2 was set 

out in the drainage information with the original outline as being in the field alongside the 
realigned A168, to serve that road. 

 
10.140 The remaining drainage from the slip roads, raised roundabouts and bridge was stated in 

the original outlines drainage details to go direct to soakaway. 
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10.141 In the approved 2023 Section 73 application to which this reserved matters application 
relates an addition drainage basin was shown on the field adjacent to the A168 and also 
one on the alignment of the A168 that is to be abandoned, and which now, as noted 
above, is to be planted. 

 
10.142 The use of sustainable drainage basins over surface water being directed directly to 

soakaways is encouraged to mitigate the likelihood, in increasingly extreme weather 
events, of soakaways being overwhelmed . 

 
10.143 It is now proposed that all surface water goes to sustainable drainage basins, of which 

there are nine.  
 
10.144 Due to the differing levels of the slip roads two basins are required to serve the northbound 

slip roads in the MSA site but due to a greater area being available only one basin is 
needed for the southbound slip roads. Those basins being National Highways ones. 

 
10.145 National Highways however will not adopt the drainage of the raised roundabouts and 

bridge. Consequently, a further basin is required to either side to serve those. 
 
10.146 Several basins are to have associated swales to connect the road drainage. 
 
10.147 On the land to the west of the realigned A168 the basin to serve drainage from that road is 

now 955m2; 245m2 smaller than stated in the details with the original outline. A basin of 
128m2 would serve the drainage from the eastern roundabout.  

 
10.148 The additional extent of sustainable drainage basins now proposed, compared to the 

original outline, is 496m2. That being a large proportion of the 613m2 basin that is to serve 
the drainage from the slip roads to and from the southbound carriageway of the A1(M). 

 
10.149 The land in question is around 1ha in size so the additional usage for a drainage basin of 

0.0496ha is not especially significant to the overall area of land. It is a relatively narrow 
area of land which in terms of any farming activity would have been only suitable for small-
scale farming or specialized crops. It would not therefore necessarily benefit the 
surrounding farms whose farming activity is on far larger field sizes. 

 
10.150 A meadow mix is to be applied to that land west of the realigned A168 where it is not 

occupied by the three drainages basins, associated swales and access to them. 
 
10.151 Mandatory biodiversity net gain was not in force at the time of the original outline 

permission. Condition 12 of the ‘outline’ does however require an Ecological Mitigation and 
Enhancement Scheme to submitted separate to this reserved matters application.  

 
10.152 The Councils Ecologist welcome the basins and tree planting. 
 
10.153 Whilst the Landscape Officer has asked that basins in the MSA site be merged, that is 

limited by the differing responsibilities for those and the differing water levels. In addition, 
larger basins would have an adverse impact on the paths that are to be provided, and 
which pass between the basins. It is considered the larger number with the walkways 
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through them is more appropriate that larger basins with limitations imposed on the extent 
of paths. 

 
10.154 What was shown in the outline as being a drainage basin towards the south-west corner of 

the site is now a balancing pond. 
 
10.155 MoD air safety has concerns over the potential for the basins/pond to attract birds. The 

condition they have asked for is that details of the surface water attenuation drainage 
times be agreed. The purpose of a sustainable drainage basin is to accommodate 
excessive surface water raining from rainfall. A revised condition is suggested below, 
instead, that requires measures to mitigate against the attractiveness of the basins to 
birds. 

 
10.156 The landscaping details are appropriate and will assist in mitigating the presence of the 

proposal without causing undue disruption to the overall landscape character in support of 
Local Plan Policy NE4.  

 
 Other matters 
 

10.157 A further designated heritage assets exist in the wider area and that is the Grade I listed 
All Saints Church at the northeast edge of Kirby Hill. That is 820m from the A168/B6265 
roundabout and over a kilometre from the location of raised eastern roundabout and 
bridge. 

 
10.158 The new highway infrastructure, as noted by the Inspector of the original outline in his 

decision letter (paragraph 215), would be most notable element added to the setting of the 
listed church. The ability to understand, appreciate and experience the church and its 
value would not be materially affected. A tunnel would be impracticable due to the added 
cost and also disturbance to the A1(M) during construction. 

 
10.159 Less than substantial harm is therefore caused on the Grade I church which will be 

weighted in the final balance. 
 
10.160 Conditions 40 and 41 of the ‘outline’ requires a Building Research Establishment 

Certification of Building Research Establishment Environmental Assessment Method 
(BREEAM) standard of ‘Very Good’ or better be achieved. 

 
10.161 Further to the sustainable design of the amenity building, noted under Appearance and 

Scale above, the applicant has advised in the context of Local Plan Policy CC4 
‘Sustainable Design’ “the MSA has been designed to ensure it uses as few materials as 
possible and prioritises the use of recycled material, where possible.”  

 
10.162 Also add “the design has evolved to utilise locally sourced materials, where possible, 

which will reduce vehicle mileage.” Pollution and waste are to be to a minimum. Measures 
will be taken to reduce energy used during construction. 

 
10.163 They have not however finalised the approach to be taken in terms of providing 

heating/colling beyond what the design of the buildings facilitates . 
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10.164 That is stated as to be determined by Simplified Building Energy Model calculations which 
is the Government’s method for calculating the energy performance of non-dwellings.  

 
10.165 It would therefore be appropriate to require the submission of an Energy Statement 

through the conditions of any permission that may be granted along with requirements 
concerning renewable energy sources that are to be used. 

 
10.166 The granting of permissions for Motorway Service Areas on the A1(M) north of Leeming 

does not alter the fact that the gap north of Wetherby to the next available service is more 
than 28 miles distant. That being the maximum distance between MSAs as re-specified in 
Department of Transport Circular 01/2022. 

 
10.167 The archaeological investigation was visited several times by the Councils Principal 

Archaeologist who noted the northern excavation area included a group of Neolithic and 
Bronze Age pits, some of which contained structured deposits including flint and pottery. 
The middle area was largely empty and the southern area included linear features and 
further pits, with burnt stones suggesting the heating of water, focussing around the edge 
of a wetland basin. 

 
10.168 No evidence was found of any significant remains which might otherwise affect the 

development and recording and deposition of the finds is to be undertaken in accordance 
with the approved Written Scheme of Investigation under case no. 
HGTZC25/00736/DISCON.  

 
10.169 No objections are raised by the Local Highway Authority and the suggestion by a 

representor that the development would increase traffic on the A61 between Harrogate 
and Ripon that otherwise would otherwise use the Wetherby services does not particularly 
stand up well to examination. Any traffic heading north from Harrogate would be unlikely to 
use the Wetherby services and equally it is a long way round to these proposed services 
to use the A61. 

 
10.170 The ‘outline’ permission remains extant as the planning permission for the development to 

which this reserved matters application provides specific details. The impact the 
development may have in terms of any noise, pollution, rubbish and traffic was considered 
acceptable through the grant of that ‘outline’ permission. Waste storage is shown in the 
reserved matters details in accordance with condition 37. 

 
10.171 There is surface water flooding currently identified on the site on the Gov.uk flood-map for 

planning, notably in the south-east corner. That is be expected with undrained land falling 
in that direction.  

 
10.172 The reserved matters application is not considering matters of drainage beyond the 

location of the drainage basins. Nevertheless,  Yorkshire Water have confirmed they can 
have the capability to accommodate the MSA. 

 
10.173 Changes made to the internal road layout through the addition of an extra roundabout and 

modifications to a crossroads along with reduction in the number of swales affected 
several drawings. The full raft of corrected drawings taking a lengthy time to be submitted. 
As such, various drawings have a recent date to them as they have been revised for 
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consistency purposes, along with clarifications such as a drawing confirming the northern 
elevation of the bridge is a mirror image of the southern elevation, although the scheme is 
otherwise unchanged. 

 
10.174 If granted the reserved matters permission together with the ‘outline’ permission will 

constitute the equivalent of a full planning permission for the development, with approval of 
detail applications being required under the conditions of each permission  

 
10.175 The extent of matters that can be conditioned are limited by the extensive conditions 

attached to the outline permission. There is no need to duplicate those conditions in any 
approval of this reserved matters application. The two permissions have to be read 
concurrently as together they form the equivalent of a full planning permission. 

 
10.176 In summary those ‘outline’ conditions include a number of compliance conditions;  

 
1 With approved details of a reserved matters application 

3 No more than one room seating no more than 15 persons to bused for conferences or 
training (None are shown in this submitted reserved matters application). 
 

4 A maximum of 500m² Class E(a) retail floorspace and 100m² adult 
amusement arcade floor space. 

10 Planting to be undertaken in first planting season following completion / 
occupation  and replacement of dead and dying species for 5 years. 

13 The accesses, parking, footways etc. to be retained for the lifetime of the 
development. 

14 Accesses to be provided prior to public use. 

17 Construction of the sliproads, dumbbell roundabouts and accommodation to 
accord with approved reserved matters details, based on an indicative 1:1000 
drawing of the ‘outline’. 
 

18 All highway works and agricultural accesses to be completed along prior to 
the MSA being brought into use. 

20 Signing agreement in place with Highways England for the A1(M) motorway is 
in place and direction signing for the MSA from and to the A1(M)  has been 
provided in accordance with that. 
 

22 A1(M) accesses to be removed and former A1(M) boundary restored if use 
ceases. 

28 Completion of the site investigation and post-investigation archaeological  
assessment prior to the MSA being brought into use. 

34  Separate drainage systems. Foul water pumped rate not to exceed 6 litres / 
second. 
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10.177 There are also a number of condition requiring other matters to be submitted to and 
approved in writing by the Council as the Local Planning Authority, that being subject to 
satisfactory consultation with the relevant consultee . 
 
Approval of details prior to any works Continuing terms  

9 Sustainable tree planting Carried out as part of the landscaping 
works 

23 Construction Management Plan Accord with the approved details 

33 Water supply Be provided and retained 

36 Foul drainage Be provided and retained 

39 Local Liaison Group First meeting prior to construction 
commencing, then 3 month intervals. After  
completion of the construction 6 monthly. 

Approval of details prior to any excavation or groundworks (beyond investigative) 

15 Rear access Provided prior to any works beyond 
investigative 

16 Highway engineering details and 
a Stage 2 Safety Audit 

Works to accord with the approval and 
being completed prior to opening 

Approval of details before construction of any buildings commenced 

35 Surface water drainage strategy Satisfactory outfall be completed prior to 
any piped discharge  

40 BRE Design Stage Certificate Accord with the approved details  

Approval of details prior to the MSA being brought into use 
 
11 Secure boundary fence Installation and retention 

12 Ecological Mitigation and Enhancement Scheme including a timescale for 
implementation. 

19 B6265 Access restrictions Provision and retention 

20 Stage 3 Road Safety Audit Any on site amendments implemented  

42 Electric vehicle charging Provision and retention 
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Other approval of details  

7 Roof and wall materials 
approved before their first use   

Approved materials only be used  

21 Stage 4 Road Safety Audits at 
12 and 36 months intervals of 
first use of highway elements 

Any necessary amendments to be 
approved and implemented  

29 
to 
32 

Measures to be followed if contaminated land is found 

38 Travel Plan six months before 
first occupation 

To be managed and monitored. If targets 
are not met an action plan for additional 
measures be approved and implemented  

41 BRE Post Construction Stage Certificate within 3 months of first occupation. 

 
10.178 The extent of matters which should be conditioned in an approval of the reserved matters 

application are consequently restricted to the applicable drawings, clarification of the 
requirements of the Local Highway Authority for Safety Audits of the internal road layout, 
the added highway engineering details,  visibility splays, the hydrological assessment 
required by the Environment Agency, an energy statement and renewable energy details, 
electric sub stations, and mitigation measures for air safety concerning the SUDs and 
attention basins. 

 
10.179 It is also practice to restate the date by which development shall commence, that being 

two year from the date of any approval of this reserved matters application. 
 

11.0 PLANNING BALANCE AND CONCLUSION 
 
11.1 The reserved matters application must be solely judged on whether the details of access 

(beyond the actual points of access), appearance, landscaping, layout and scale; and 
subject to appropriate conditions being attached which are necessary and reasonable, as 
well as enforceable, precise and relevant both to planning and to the development. 

 
11.2 This reserved matters application provides the requisite details of access, appearance, 

landscaping, layout, and scale required by the ‘outline’, and which are acceptable to 
relevant consultees and judged above to be appropriate. 

 
11.3 Less than substantial harm would arise on the setting of Skelton Windmill and All Saints 

Church. Set against that is the need for the over long gap in MSA provision north of 
Wetherby to be filled and the degree of harm caused in their setting would not negate the 
appreciation and status of those listed building. Those factors outweigh the extent of harm 
to designated heritage assets. 
 

11.4 The arrangement of the topography and building form on the site along with the proposed 
planting adequately mitigates the majority of the impact of this large-scale development on 
nearby dwellings and highway users. 
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11.5 Located over an aquifer, the car filling station has been fully addressed in the submitted 
details with dual bunded fuel tanks being provided, and confirmation that those are sited 
outside of the aquifer level. 

 
11.6 Tightly positioned adjacent the realigned A168 the eastern roundabout would be the most 

exposed element, however its height and position is comparable to that of a roadside 
dwelling, while the illuminated form will from the outlook of properties in the wider locality 
be secondary due to the to the further distance away to that of the raised A168/B6265 
roundabout. 

 
11.7 The details are considered appropriate, and approval of this reserved matters application 

will enable the over long gap in MSA provision north of Wetherby to be filled. 
 

12.0 RECOMMENDATION 
 

12.1   That the reserved matters application be granted subject to following conditions 
 
 

1. The development to which this approval of reserved matters relates shall be begun on or 
before the expiration of two years from the date of decision. 

2. The development hereby permitted shall not be carried out otherwise in strict accordance 
with the submitted details as follows: 
 
Axis drawings, references commencing 3303-01-LA-RM- (as received by the Local Planning 
Authority on the specified dates) 
11 Tree retentions, removals and protection (received 09/04/25) 
  Hard Landscape drawings; 
09 rev E Plan 1 of 2 (received 25/11/25) 
10 rev E Plan 2 of 2 (received 25/11/25) 
12 Details (received 11/04/24) 
  Landscape drawings;  
01 rev F Overview Plan (received 01/09/25) 
14 rev B Section and Elevations Overview Plan (received 09/09/25) 
15 rev A Elevations – Sheet 1 of 2 (received 11/06/25) 
16 rev A Elevations – Sheet 2 of 2 (received 11/06/25) 
  Soft Landscape drawings; 
02 rev F Plan 1 of 6 (received 20/11/25) 
03 rev C Plan 2 of 6 (received 17/11/25) 
04 rev A Plan 3 of 6 (received 30/05/25) 
05 rev D Plan 4 of 6 (received 01/09/25) 
06 rev D Plan 5 of 6 (received 01/09/25) 
07 rev A Schedule Sheet 6 of 6 (received 17/11/25) 
08 Details (received 11/04/24) 
17 Plan- Roundabout Embankment (received 11/06/25) 
 
4 way Consulting document P0261-VOY-HLG-CA-EO-00004 rev 01 National Highways 
Road Lighting - A1(M) Slip Roads dated 15 July 2023 (as received by the Local Planning 
Authority on 21/12/23) 
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Kingfisher drawing D46686/JB/S Lighting as received by the Local Planning Authority on 
31/03/26. 
 
MJM Consulting Engineers drawing reference 8025-MMM-XX-SK-D-6650 revision P03 Staff 
Cycle Route dated 04/07/25 and as received by the Local Planning Authority on 05/08/25 
 
MJM Consulting Engineers drawings, references commencing 8025-MJM-ZZ-00-DR- (as 
received by the Local Planning Authority on the specified dates)  
C-9150 rev P12 Proposed Levels dated 26.08.25 (received 02/09/25) 
C-9151 rev P03 Proposed Site Sections dated 26.08.25 (received 02/09/25) 
S-2100 rev P01 Retaining Wall Details dated 14.08.25 (received 21/08/25) 
S-2101 rev P01 Retaining Wall Details Sheet 2 dated 18.08.25 (received 21/08/25) 

North Elevation – bridge as received by the Local Planning Authority on 11/09/25 
 
SCP General Arrangement drawings, references commencing 230027-0000- (as received 
by the Local Planning Authority on the specified dates)  
000 rev RM03 Overview dated 18/08/25 (received 21/08/25) 
001 Sheet 1 of 7 dated 22/03/24 (received 12/04/24) 
002 rev RM02 Sheet 2 of 7 dated 18/08/25 (received 21/08/25) 
003 rev RM02 Sheet 3 of 7 dated 18/08/25 (received 17/11/25) 
004 rev RM03 Sheet 4 of 7 dated 18/08/25 (received 21/08/25) 
005 rev RM02 Sheet 5 of 7 dated 18/07/25 (received 25/07/25) 
006 rev A Sheet 6 of 7 dated 22/03/24 (received 12/04/24) 
007 rev RM01 Sheet 7 of 7 dated 27/08/25 (received 27/08/25) 
 
SCP New Overbridge drawings, references commencing 5225-CAU-XX-XX-DR-S- (as 
received by the Local Planning Authority on 11/04/24 within document New Overbridge Part 
3) 
3502 rev P03 Plan General Arrangement dated 22/11/22  
3503 rev P04 South Elevation dated 23/10/23 
3504 rev P04 Longitudinal Section and Cross -Section dated 23/10/23 
3505 rev P03 East & West Abutment Elevations dated 23/10/23 
 
SCP Proposed Road Lighting drawings, references commencing P0261-VOY-HLG-DR-EO-, 
dated 07/2023 insofar as relates to lighting only (as received by the Local Planning Authority 
on 21/12/23) 
1301 rev 01 Proposed Road Lighting Sheet 1 of 4  
1302 rev 01 Proposed Road Lighting Sheet 2 of 4  
1303 rev 01 Proposed Road Lighting Sheet 3 of 4  
1304 rev 01 Proposed Road Lighting Sheet 4 of 4  
 
SCP Visibility Splay drawings, references commencing 230027-0100-, dated 22/03/2024 
insofar as relates to visibility splays only (as received by the Local Planning Authority on 
11/04/2024) 
020 Sheet 1 of 4  
021 Sheet 2 of 4  
022 Sheet 3 of 4  
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023 Sheet 4 of 4  
024 Mainline Northbound Forward  
 
SCP drawing 230027-0000-SK01 rev A Stopping Up Plan dated 13/04/23 (as received by 
the Local Planning Authority on 24/10/24) 
 
SCP drawing 230027-4000-014 rev B Typical Sections O-O dated 06/03/25 (as received by 
the Local Planning Authority on 10/03/25) 
 
SDA document 3333-SDA-ZZ-ZZ-RP-E-00001 rev P7 External Lighting Planning Report 
dated 15/07/25 (as received by the Local Planning Authority on 21 July 2025). 
 
Welcome Break drawing C0003-WBH-XX-XX-DR-H-3003 rev P02 East Roundabout 
Section with Levels (as received by the Local Planning Authority on 17/02/25). 
 
Whittam Cox Architects Job No.210216 drawings (as received by the Local Planning 
Authority on the specified dates) 
PL005 rev P07 Site Section (received 09/09/25) 
PL006 rev P05 Proposed Boundary Treatments Plan (received 13/08/25) 
  Proposed Site Plans; 
PL003 rev P14 (Showing Ground Floor) (received 17/11/25) 
PL004 rev P07 (Showing Roof Level) (received 09/09/25) 
  Proposed Amenity Building drawings (received 13/08/25);  
PL007 rev P10 Ground Floor Plan  
PL008 rev P08 First Floor Plan  
PL009 rev P07 Roof  
PL010 rev P06 Elevations 
PL011 rev P06 Section  
  Proposed Coffee Drive-Thru drawings; 
PL012 rev P05 Ground Floor Plan (received 07/06/24) 
PL013 rev P06 Roof Level Plan (received 13/05/25) 
PL014 rev P05 Elevations (received 07/06/24) 
  Proposed HGV PFS drawings; 
PL015 rev P05 Plan (received 07/06/24) 
PL016 rev P06 PFS Roof Level Plan (received 13/05/25) 
PL017 rev P05 HGV PFS Elevations (received 07/06/24) 
 

3. Prior to the installation of any fuel tanks serving the filling station to the east of the amenity 
building herby granted a hydrogeological risk assessment shall have been submitted to and 
approved in writing by the Local Planning Authority. The risk assessment shall identify 
potential groundwater hazards associated with the operational phase of the development 
and shall evaluate the likelihood and consequences of each hazard. The assessment 
should include the following components:  
 
a) A conceptual model for the site based on site specific geological and  
hydrogeological information.  
 
b) Identification of sources of pollution, potential pathways for the movement of  
contaminants and identification of receptors.  
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c) A proposed scheme for monitoring.  
 
d) A qualitative assessment of risk progressing to numeric assessments where risks  
are greater.  
 
e) An evaluation of the uncertainties in the assessment.  
 
f) An appraisal of options for dealing with the identified risks.  
 
g) Scheme for the implementation of mitigation measures.  
 
Development shall be carried out in strict accordance with the approved hydrogeological 
risk assessment. 
 

4. There must be no vehicular use of the access hereby granted onto B6265 until the splays 
are provided at that junction giving clear visibility of 160 metres to the east towards Kirby Hill 
and 215metres west towards Ripon measured along both channel lines of the major road 
from a point measured 2.4 metres down the centre line of the access road. In measuring the 
splays, the eye height must be 1.05 metres and the object height must be 0.6 metres. Once 
created, these visibility splays must be maintained clear of any obstruction and retained for 
their intended purpose at all times. 
 

5. There must be no vehicular use of the access hereby granted to the land to the west of the 
realigned A168 until splays are provided at the junction giving clear visibility of 120metres to 
the south towards the A168 / B6265 Roundabout and 160metres to the north measured 
along both channel lines of the major road from a point measured 2.4metres down the 
centre line of the access road. In measuring the splays, the eye height must be 1.05 metres 
and the object height must be 0.6 metres. Once created, these visibility splays must be 
maintained clear of any obstruction and retained for their intended purpose at all times. 
 

6. No development of any building hereby granted shall take place until an Energy Statement 
accompanied by scheme of renewable energy provision shall have been submitted to and 
approved in writing by the Local Planning Authority. Development shall be undertaken in 
strict accordance with the approved details.  
 

7. An independent Stage 2 Road Safety Audit commission in accordance with GG119 - Road 
Safety Audits or any superseding regulations must be undertaken of the internal road layout 
serving the permitted Motorway Service Area and, unless incorporated in the Stage 2 Audit 
to be submitted in accordance with Condition 16(f) of the accompanying outline planning 
permission for the development, be submitted to and approved in writing by the Local 
Planning Authority prior to any construction of the internal road layout commencing. Any 
variations to the internal road layout shall be formally approved by the Local Planning 
Authority as a minor amendment prior to their construction commencing. 
 

8. An independent Stage 3 Road Safety Audit commission in accordance with GG119 - Road 
Safety Audits or any superseding regulations must be undertaken in respect of internal road 
layout serving the permitted Motorway Service Area and, unless incorporated in the Stage 3 
Audit to be submitted in accordance with Condition 20(b) of the accompanying outline 
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planning permission for the development, be submitted to and approved in writing by the 
Local Planning Authority. Remediation shall be completed in accordance with the audit 
recommendations and the written approval of the Local Planning Authority prior to 
occupation of the development. 
 

9. No construction shall commence of any electric substation which falls outside of the terms 
of the Part 15 Class B of the Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended) or any Order (or any Order revoking and re-enacting 
that Order with or without modification) without the grant of further specific planning 
permission from the Local Planning Authority. 
 

10. Prior to the formation of any of the drainage basins or ponds hereby granted permission a 
detailed scheme of measures to mitigate against any of those basins or ponds attracting 
birds shall have been submitted to and approved in writing by the Local Planning Authority. 
The measures shall be provided in strict accordance with the approved details prior to the 
first receipt of any water into a basin or pond and thereafter maintained. 
 

11. Samples of paving shall be made available on site for both inspection by and the written 
approval of the Local Planning Authority prior to their first use in the development hereby 
granted permission. Development shall be carried in strict accordance with approved detail.  

 Reasons 
 

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

2. For the avoidance of doubt. 
 

3. The site is located upon a Principal Aquifer and the underground storage of hazardous 
substances is being proposed. 
 

4 & 5. In the interests of highway safety 

 6. To ensure the development is of sustainable design and mitigates energy use. 
    

7  & 8. To ensure that the design is appropriate in the interests of the safety and convenience 
of all users of the MSA facility, the majority of which will be highway users. 

 
9. To safeguard the rights of control of the Local Planning Authority.  
 
10. To limit the potential of the site to attract and support populations of those bird species that  
   may cause detriment to aviation safety. 
 
11.To ensure the paving is appropriate. 

 
INFORMATIVE 
 

1. This reserved matters permission must be read in conjunction with the Section 73 outline 
planning permission ZC23/01168/DVCMAJ dated 13 September 2023 and the terms of 
both decision notices be accorded with. 

 
Target Determination Date: 24 July 2026 
Case Officer: Mike Parkes, Mike.parkes@northyorks.gov.uk  
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Appendix A -  
Column or wall mounted lights to the MSA site west of the A1(M) 
Submitted document - Kingfisher drawing D46686/JB/S Lighting as received on 31/03/26. 
 

 
  

Location  Number 
of lights 

Lighting Form (LED) Type 
 

Wattage Height(m) 

Amenity area and 
playground, west 
side amenity 
building  

2  
 
 

Forward throw 

Wall 
mounted 
floodlight 

 
60 

 
6 

Lorry filling station 4 Column 
mounted 
floodlight 

250 8 

Lorry and coach 
parks 

23 160 10 

Service road 9 Balanced moderate spread Column 
mounted 

optic 

 
67.7 

 
8 Roadways 13 

29  
 
 
 

Directionally focused  

Caravan park  6 
Car park 30 Column 

mounted 
Optic – 
some to 
the car 
park and 
frontage 
area are 
two lights 
on one 
column 

 
34.8 

 
6 Barrier on access 

from B6265 
1 

Staff parking area 
off B6265 

5  
 

23 

 
 

6 Disabled parking 
area and frontage 
area to amenity 
building (wall mount) 

8 

Coffee drive thru 
surroundings 

1 
6 Balanced moderate spread 

Pedestrian/ cycle 
crossings 

34  
 

Directionally focused 

22.9 4 

Walkways/pathways 
outside of parking 
area (bollard)  

 
94 

 
Bollard 

5.4 1 
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Appendix B – Comparison of parameters  
The referenced parameters plan of the ‘outline’ (Drawing AFL-00-00-DR-A-00120 rev P13 dated 
11/07/23) filed on application HGTZC23/01168/DVCMAJ, date 12/07/23, is compared below with 
the details submitted with the reserved matters application. 
 

 Referenced parameters plan[1]. Upper / 
lower parameter of AOD heights +/- 1m 

Details being considered 
(PAB=Proposed Amenity Building) 

 

 

 

Amenity 
building  

Ground level  m AOD 35-37 36    Parameters Plan [1]  
Height                 m 9-11 11 PAB Elevations [2] 
Height  m AOD 43-48 47 max 
 
Footprint  

 
m2    

 
2100-2500 

 
2497 

PAB Ground Floor 
Plan [3] 

 
Gross external area  
 

 
m2 

 
2500-4800 

 
4124 

PAB Ground Floor 
Plan [3] PAB First 
Floor Plan [4] 

Surrounding 
covered area  

m2  
3200-5000 

 
2060 

PAB (Roof) [5] 

Bridge & 
round- 
abouts 
 

Eastern 
Roundabout  

m AOD 44.95 - 
46.95 

46.7  
 
 
   Parameters Plan [1] 

Bridge Centre  m AOD 44.70 - 
46.70 

46.4 

Western 
Roundabout 

m AOD 43.70 - 
45.70 

45.2 

Entrance 
Roundabout 

m AOD 41.70 - 
43.70 

42.8 

 

Parking 
areas 

Car -north end      m AOD 36-38 37 
Car - south end     m AOD 35-37 36 
Caravan  m AOD 37-39 38.5 
Coach - north end      m AOD 39-41 40 
Coach - south end     m AOD 38-40 38.9 
HGV - north end m AOD 39-41 40 
HGV – south end m AOD 36-38 37.1 
Staff          m AOD 38-40 39.1 

 

Drive 
through 
coffee shop 

Ground level  m AOD 39-41 40 
Height (min/max)  m 5-5.8 

 
Max 5.17 Proposed Coffee 

Drive-Thru Elevations 
[6]  Height (m AOD) m AOD 44-46.75 45.170 

Footprint       m2 285 - 295.4 281 Proposed Coffee 
Drive-Thru Ground 
Floor Plan [7] 

Surrounding  
covered area   

 
m2 

 
200-500 

 
198 

Filling 
station 

Ground level  m AOD 35-37 36 Parameters Plan [1] 
Canopy height  M 

m AOD  
6-7.85 

44.75-49.85 
Max 6.9 
Max 45 

PAB Elevations [2] 

 

HGV filling 
station 

Ground level  M AOD 40-42 41.2 Parameters Plan [1] 
Canopy      (m) m < 8 Max 7.4 Proposed HGV PFS 

Elevations [8] 
Covered area  
around building  

m2 565-715 623 Proposed HGV PFS 
Roof Level Plan [9] 

 [1]Parameters Plan drawing C0003-WBH-XX-XX-DR-C-0001 rec’d 10/03/25  
 
Proposed Amenity Building – [2] Elevations 210216-PL010-P06; [3] Ground Floor Plan 210216-
PL007-P10; [4] First Floor Plan 210216-PL008; [5] Roof 210216-PL009-P07 (all rec’d 13/08/25)   
Coffee Drive-Thru – [6] Elevations 210216- PL14-P05; [7] Ground Floor Plan 210216-PL012-P05   
HGV PFS – [8] Elevations 210216-PL017-P05; [9] Roof Level Plan 210216-PL016-P06   
(all the Coffee Drive Thru / HGV PFS drawings rec’d 07/0624 except the HGV PFS Roof 13/05/25)  
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APPENDIX C – Comparison of lighting  
Area Environmental Statement  

Indicative Lighting Criteria 
Submission [*] 
 

Average horizontal 
illuminance Em - lux 

Uniformity 
Uo  
(or Min/Avg) 

Illuminance 
Average 
Em – lux 

Uniformity 
Uo (or 
Min/Avg  

Car park 10 0.25 10  0.30 
Lorry park  20 0.25 20 0.40 
Coach park 20 0.25 20 0.60 
Caravan park 20 0.25 20 0.65 
Access road 20 0.20 20 0.40 
Pedestrian crossing  3.5 x surrounds  0.6 66 – 118 0.61 – 0.92 
Slip road  20 0.4 10 0.4 
Petrol Filling Station 
Entry/Exit 

20 0.4 20 0.43 

HGV Filling Station 
Entry/Exit 

50 0.4 50 0.40 

[*]Kingfisher drawing D46686/JB/S Lighting as received on 31/03/26, and  
4 way Consulting document P0261-VOY-HLG-CA-EO-00004 rev 01 National Highways Road 
Lighting - A1(M) Slip Roads dated 15 July 2023 as received on 21 Dec 2023 
 
Requirement Condition 

requirement 
[i] 

Submission 
[ii] 

Max Sky Glow (%) 
the upward light ratio of the installation – maximum permitted 
percentage of luminaire flux for the total installation that goes 
directly into the sky 

 
2.5 

 
1 

Light trespass into windows Ev (lux) 
the vertical illuminance measured flat at the glazing at the 
centre of the window 

 
1 

 
1 

Source intensity I (kilo candelas – kcd) Luminance 0.5 0.5 
 
[i]  the Institute of Lighting Professionals Environmental Zone E2  (post curfew)   
[ii] SDA document 3333-SDA-ZZ-ZZ-RP-E-00001 rev P7 External Lighting Planning Report dated 
15/07/25 (as received by the Local Planning Authority on 21 July 2025). 
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