
 

 

 
Agenda 

Meeting Scarborough and Whitby Area Planning Committee 

To: Councillors Phil Trumper (Chair), Subash Sharma (Vice-
Chair), Derek Bastiman, Eric Broadbent, Janet Jefferson, 
Rich Maw and Clive Pearson. 

Date: Thursday, 13 August 2026 

Time: 2.00 pm 

Venue: Scarborough Town Hall, St Nicholas Street, Scarborough, 
YO11 2HG 

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

Business 
 
1.   Apologies for absence 

 
 

2.   Minutes for the meeting held on 9 July 2026 
 

(Pages 3 - 6) 

3.   Declarations of interests  
 All Members are invited to declare at this point any interests, including the nature of 

those interests, or lobbying in respect of any items appearing on this agenda. 
 

4.   25/03921/RG3 - Public realm improvements to Scarborough 
Station forecourt, including alterations to accessible parking, taxi 
rank and drop-off areas, together with the creation of a 
pedestrian plaza and changes to pedestrian areas at the junction 
of Westborough, Northway and Valley Bridge Road at Central 
Railway Station, Westborough, Scarborough, North Yorkshire 
YO11 1TN 

(Pages 7 - 28) 

 Report of the Head of Development Management – Community Development Services 
 

5.   26/02820/LB - Demolition of 5 brick boundary wall planters, part 
demolition of the station yard boundary wall and removal of 
stone flags at Central Railway Station, Westborough, 
Scarborough, North Yorkshire YO11 1TN 

(Pages 29 - 38) 

 Report of the Head of Development Management – Community Development Services 
 

6.   26/01545/LB - Retention of an existing mural and further 
extension to it at 3 West Square, Scarborough, North Yorkshire, 
YO11 1TW 

(Pages 39 - 44) 

 Report of the Head of Development Management – Community Development Services 
 

7.   SCAZF25/01164/LB - Repair, restoration and replacement of (Pages 45 - 56) 

Public Document Pack
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Museum Steps including works to retaining walls and metal work 
at Museum Terrace, Scarborough 

 Report of the Head of Development Management – Community Development Services 
 

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

because of special circumstances. 
 

9.   Date of next meeting  
 Thursday, 10 September 2026 at 2.00pm 

 
 
Members of the public are entitled to attend this meeting as observers for all those items taken in 
open session. You may be interested in subscribing to updates about this or any other North 
Yorkshire Council committee. 
 
Recording is allowed at Council, committee and sub-committee meetings which are open to the 
public. Please give due regard to the Council’s protocol on audio/visual recording and photography 
at public meetings. We ask that any recording is clearly visible to anyone at the meeting and that it 
is non-disruptive. 
 
Anyone wishing to record is asked to contact the Democratic Services Officer (details below) prior 
to the start of the meeting.  
 
 

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 
 
Wednesday, 5 August 2026 
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North Yorkshire Council 
 

Scarborough and Whitby Area Planning Committee 
 
Minutes of the meeting held on Thursday, 9 July 2026 commencing at 2.00 pm. 
 
Councillor Phil Trumper in the Chair plus Councillors Subash Sharma, Derek Bastiman, 
Eric Broadbent, Janet Jefferson, Rich Maw and Clive Pearson. 
 
In attendance: Councillor Tom Seston 
 
Officers present:   Kelly Dawson (Senior Solicitor Lawyer Planning and Environment), St John 

Harris (Principal Democratic Services Officer), and David Walker (Development 
Service Manager) 

 

 
Copies of all documents considered are in the Minute Book 

 

 
161 Apologies for absence 

 
There were no apologies for absence. 
 
 

162 Minutes for the meetings held on 14 May and 25 June 2026 
 
The minutes of the meetings held on 14 May and 25 June 2026 were confirmed and 
signed by the Chair as a correct record. 
 
In relation to the meeting on 25 June 2026 and application reference 26/01288/FUL, 
Councillor Jefferson advised that the Assistant Director Children and Families had 
confirmed that her service would address members’ concerns about the state of the 
garden at the property. 
 
 

163 Declarations of interests 
 
There were no declarations of interests. 
 
 

164 SCAZF25/01139/OLA - VARIATION OF CONDITIONS 19 (LINK ROAD & BRIDGE) AND 
53 (LINK ROAD & BRIDGE) IN RELATION TO 21/00052/OL (HYBRID PLANNING 
PERMISSION FOR RESIDENTIAL DEVELOPMENT) TO ALLOW FOR DELAY IN 
PROVISION OF THE LINK-ROAD BRIDGE ON LAND TO THE NORTH OF EASTFIELD, 
SCARBOROUGH 
 
The Head of Development Management – Community Development Services sought 
determination of a planning application which sought to vary conditions 19 (Link Road & 
Bridge) and 53 (Link Road & Bridge) of planning permission 21/00052/OL insofar as they 
related to the trigger points for the provision of the bridge linking the two halves of the 
housing development on land to the north of Eastfield, Scarborough. 
 
The planning officer presented the report as published advising that technical evidence 
submitted by the applicant indicated that retaining the existing trigger point of 640 
dwellings could result in construction work being halted part way through an existing 
phase of development, causing disruption to construction activity and future occupiers. Page 3
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The applicant had originally sought to increase the occupation trigger point from 640 
dwellings to 790 dwellings before delivery of the bridge and link road. Officers considered 
this increase unacceptable and noted that it had attracted objections from both National 
Highways and the Local Highway Authority. The applicant had subsequently proposed a 
revised trigger point of 693 dwellings, representing an increase of 53 dwellings above the 
existing threshold. The committee was advised that National Highways and the Local 
Highway Authority had been re-consulted on the revised proposal and neither body had 
raised an objection. Officers considered the revised proposal to represent a reasonable 
and pragmatic compromise that would allow the current development phase to be 
completed. In respect of bridge delivery, the committee was informed that council officers 
were meeting monthly with the developers and that a specialist bridge design company 
had been appointed to prepare detailed designs. Detailed bridge proposals were expected 
to be submitted to the council in the near future and officers had been advised that the 
developers remained committed to delivering the infrastructure. 
 
In accordance with public speaking arrangements at planning committee, the local 
Division member, Councillor Tom Seston then addressed the committee. 
 
Councillor Seston related his constituents’ longstanding concerns regarding the delayed 
delivery of infrastructure and a perceived failure by developers to fulfil commitments 
associated with the wider development. He expressed concern that approving the 
variation could result in further requests for extensions in the future. The councillor urged 
the committee to require the developer to fulfil its infrastructure commitments and 
requested that the application be refused. 
 
Members then discussed the report and presentation. 
 
Summary of issues raised: 
 

 Some Members shared Councillor Seston’s concerns adding that approval of 
further variations could result in the bridge being delayed indefinitely and that 
future committees could be asked to approve additional extensions to trigger 
points. This could risk undermining public confidence in the planning process. 
 

 Clarification was sought regarding previous variations to the trigger point and 
alternative delivery options that had been considered for crossing the Deepdale 
gap. Officers advised that an earlier embankment proposal had been withdrawn 
following concerns regarding impacts on wildlife corridors and public use of the 
green corridor, and that current work was focused on a bridge solution. 

 

 Some Members felt that refusing the application could unfairly disadvantage a 
developer that had progressed its part of the development while the bridge 
remained dependent upon actions by other parties. 

 

 Officers advised that the application sought only a limited increase of 53 dwellings 
to enable completion of the current development phase and reiterated that refusing 
the variation would not necessarily accelerate delivery of the bridge. 

 

 Members considered the merits of deferring the application to allow further 
information on bridge delivery and timescales to be obtained which they felt would 
provide some reassurance to residents 

 

 Following discussion, a proposal was moved and seconded to defer consideration 
of the application pending more substantive information regarding the bridge 
proposal and anticipated delivery programme. 

 
Decision Page 4



 

 

 
That consideration of the planning application be DEFERRED pending more substantive 
information from the developer regarding the bridge proposal and anticipated delivery 
programme. 
 
Voting record 
 
A vote was taken and the motion was declared carried unanimously. 
 
 

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

166 Date of next meeting 
 
Thursday, 13 August 2026 
 
 

The meeting concluded at 2.39 pm. 
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OFFICIAL 

North Yorkshire Council 

 

Community Development Services 
 

Scarborough and Whitby Area Planning Committee 
 

13th August 2026 
 

25/03921/RG3 - Public realm improvements to Scarborough Station forecourt, 
including alterations to accessible parking, taxi rank and drop-off areas, together 

with the creation of a pedestrian plaza and changes to pedestrian areas at the 
junction of Westborough, Northway and Valley Bridge Road at Central Railway 

Station, Westborough, Scarborough, North Yorkshire YO11 1TN on behalf of North 
Yorkshire Council 

 
Report of the Head of Development Management – 

Community Development Services 
 

1.0 Purpose of the report 

1.1 To determine a planning application (25/03921/RG3) on land at the Central Railway 

Station, Westborough, Scarborough for public realm improvements, including alterations 

to accessible parking, taxi rank, and drop-off areas, together with the creation of a 

pedestrian plaza and changes to pedestrian areas at the junction of Westborough, 

Northway, and Valley Bridge Road.  

1.2 In accordance with the Constitution, the application has been brought to the 

Scarborough and Whitby Area Planning Committee as the Council is the applicant. 

 

2.0 SUMMARY  

2.1 RECOMMENDATION: Planning permission be GRANTED subject to the conditions 

listed at the end of this report.  

2.2 In principle, your Officers consider the proposal to be in accordance with Local Plan 

Policy INF1 of the Local Plan. Other key issues such as design, impact on heritage 

assets, access and parking and ecology are all considered 

acceptable, complying with Local Plan Policies DEC1, DEC5 and ENV5.  

2.3 It should be noted that there is a separate listed building consent application.  
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3.0 PRELIMINARY MATTERS  

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

25/03921/RG3 | Public realm improvements to Scarborough Station forecourt, including 

alterations to accessible parking, taxi rank, and drop-off areas, together with the creation 

of a pedestrian plaza and changes to pedestrian areas at the junction of Westborough, 

Northway, and Valley Bridge Road. | Central Railway Station Westborough Scarborough 

North Yorkshire YO11 1TN   

3.2 Members should be aware that Part 9 (Development relating to roads) and Part 12 

(Development by Local Authorities) of Schedule 2 of the Town and Country Planning 

(General Permitted Development Order) 2015 (as amended) would ordinally apply to 

some elements of this proposal. These give the Council broad rights for development 

within the highway and other infrastructure without having to apply for planning 

permission.  

3.3 However, in this case all the works are subject to this application and included within the 

red line site location plan. The main reason for this is that the “stopping up” of the 

highway is required over part of the site. The applicant proposes to make an application 

to the Secretary of State to authorise the stopping up under s247 the Town and Country 

Planning Act 1990 if planning permission is granted.  

Relevant planning history  

3.4 SCA22/02501/RG3 - Public realm works comprising relocation of the station taxi rank to 

rear and associated landscaping. Alterations to station building to facilitate pedestrian 

access to the rear. Installation of landscaping, planting, street furniture, and public art 

features to front. Planning permission was granted for these works in May 2023, but they 

have not been implemented, and the permission has now lapsed.  

3.5 This current proposal differs in that the taxi rank and disabled parking spaces will 

remain on the front forecourt of the Station, accessed off Westborough, resulting in 

the pedestrian area being reduced in scale to what was previously approved. The 

reasoning for this is the practical constraints of moving the taxi rank and accessible 

parking bays and cost implications.  

4.0 Site and Surroundings  

4.1 This application relates to the Scarborough Station forecourt, part of the existing Station 

car park to the west, the traffic island in between Valley Bridge Road (A165) and two 

pedestrian corners of this junction.  

4.2 In terms of context, the site lies immediately adjacent to the junctions of the A64, Valley 

Bridge Road, Northway, and Westborough. The site is surrounded by a range of town 

centre uses including leisure (notably the Stephen Joseph Theatre to the north), retail, 

other commercial uses, and residential units.  
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4.3 With respect to planning designations and constraints, the application site is within the 

Scarborough Town Centre Area and is immediately adjacent to the Primary Shopping 

Area, both defined in the Scarborough Borough Local Plan. The whole application site 

lies within the Scarborough Conservation Area.  

4.4 Scarborough Station is a Grade II listed building dating from 1845, with the retaining wall 

and railings of the Station along Valley Bridge Road being separately Grade II listed. 

There are several other listed buildings in the vicinity including the Stephen Joseph 

Theatre (formerly the Odeon Cinema), West Square, and the Westborough Methodist 

Church. 

5.0 Description of Proposal  

5.1 This application seeks planning permission for public realm improvements to the 

Scarborough Station forecourt, including alterations to the accessible parking, 

taxi rank, and drop-off areas, together with the creation of a pedestrian plaza and 

changes to pedestrian areas at the junction of Westborough, Northway, and Valley 

Bridge Road.  

5.2 The details of the proposals are as follows:  

 Hard and soft landscaping to the front of the Station building, including planting 

and paving. 

 The paved area beyond the proposed bollards, which will be a protected 

pedestrian zone (finished with stone pavers) leading to the pedestrian crossing 

over Valley Bridge Road.  

 Within the south-east portion of the site, one new tree is proposed with further 

planting and a low-level wall containing a rain garden.  

 New black, steel railings, and bollards are proposed on the pedestrian crossing 

refuge along Valley Bridge Road, to match the railings on the Station side of the 

road. 

 New planters along the northern edge of the site, with integral seating facing onto 

Westborough, located behind the existing bus shelters. 

 Three benches between the bus shelters.  

 A block paved rumble strip at the entrance into the forecourt.  

 New paving for vehicle and pedestrian areas across the forecourt and to the east 

of the station building. 

 Two accessible parking bays to the west of the station building, with new paving 

extended in this area.  

 The northern taxi rank will be replaced by three accessible parking bays, which are 

currently situated to the east of the building. 

 The southern part of the car park will provide four taxi spaces and two drop off 

spaces. 

 The existing mini roundabout to the front of the Station building will be replaced by 

a vehicle turning area. There will be a mix of fixed and removable bollards around 

the internal road to allow for maintenance access.  
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 Further planters, benches, trees, and tactile paving are proposed on the two corner 

areas, opposite the station where Westborough meets Valley Bridge Road and 

Northway. 

5.3 During the course of the application, an amended heritage statement and a road safety 

audit have been submitted at the request of consultees. 

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 planning application in accordance with the 

planning policies that comprise the Development Plan unless material 

considerations indicate otherwise.  

Adopted Development Plan 

6.2 The Adopted Plan for this site is the Scarborough Borough Local Plan 2011 to 2032 

adopted 2017. Relevant policies are:  

Policy INF1: Transport   
Policy DEC1: Principles of Good Design   
Policy DEC4: Protection of Amenity  
Policy DEC5: The Historic and Built Environment  
Policy ENV3: Environmental Risk  
Policy ENV5: The Natural Environment  

 
Emerging Development Plan  

6.3 The North Yorkshire Local Plan is the emerging development plan for this site though no 

weight can be applied in respect of this document at the current time as it is at an early 

stage of preparation. 

Guidance  

6.4       National Planning Policy Framework 2025 
 

The Government began a consultation exercise on a new draft of the NPPF. The 
consultation exercise has now concluded. Whilst draft proposed changes to national 
policy can be treated as a material consideration, Officers are of the view that given that 
this is only subject to consultation and represents no change from current policy and no 
more than negligible weight should be given to the suggested change/ changes. 

 
7.0 Consultation Responses  

7.1 Scarborough Town Council - neither objects nor supports the application.  

Concerned about the low number of public drop-off spaces. The forecourt currently 

serves a wide range of users, including rail passengers, taxi services, community 

transport, and private vehicles assisting those with limited mobility.  
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The proposed layout risks insufficient drop-off provision, particularly once the designated 

disabled bays are occupied.  

This raises serious accessibility concerns for older people, disabled users, and those 

with hidden disabilities who may not qualify for Blue Badge parking but still require close 

access.  

Clarification needed around the allocation, management, and long-term availability of the 

remaining spaces within the forecourt. Clearer information in this regard would help 

provide reassurance that public access will continue to be appropriately maintained for 

station users and the wider community.  

Concern regarding the proposed removal of existing trees within the forecourt. The trees 

make a positive contribution to the character and environmental quality of the area, 

helping to soften what is otherwise a hard, urban space.  

Welcome further detail on replacement planting or the introduction of new flora, to 

ensure that environmental enhancement and biodiversity are adequately addressed 

within the scheme.  

7.2 Local Highway Authority (LHA) - no objection in principle to improvements and supports 

the overall objective of improving pedestrian priority, place function, and the legibility of 

the station gateway environment.  

The proposed layout includes a maintenance and vehicle turning head located within 

land that is currently publicly maintainable highway (refer to drawing 24044-APS-XX-XX-

DR-A-151-P2 NR Land Transfer). The LHA acknowledges that implementation of the 

proposed layout will require the stopping up of the affected highway land through the 

appropriate statutory process. The LHA has no material objection to this approach for the 

purposes of the planning application. 

Given that there are no objections to the proposal in highway terms, detailed design 

matters, including turning head configuration, pedestrian movement optimisation and 

Road Safety Audit recommendations, can continue to be developed through the detailed 

design stage and any subsequent approval processes required by the LHA.  

The proposed revisions to accessible parking provision, taxi rank operation and drop off 

areas are acceptable in principle, subject to detailed design development. It is noted that 

the scheme seeks to rationalise vehicular movements while improving pedestrian 

permeability, which is supported in highway terms. 

All servicing, maintenance access and operational requirements must be managed so as 

not to obstruct the public highway or compromise pedestrian safety, particularly during 

peak demand periods. 

The proposals include the introduction of non-standard assets within the adopted public 

highway, including bespoke paving materials, street furniture, planters, landscaping 

features and associated infrastructure. 
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As these elements create an ongoing maintenance liability for the Highway Authority, 

commuted sums will be required to cover the cost of their long-term maintenance. As it 

has been confirmed that a Section 278 Agreement is not being pursued, the LHA 

requires that the necessary commuted sums are calculated and secured through a 

Section 106 Agreement. 

This is a standard requirement where non-standard or above-standard highway assets 

are proposed to be adopted. 

Conditions are suggested regarding detailed plans of the road and footway layout, 

visibility splays from Westborough, provision of approved access, turning and parking 

areas at Scarborough Station and a construction management plan.  

7.3 Yorkshire Water - object as it appears from the submitted site layout, that buildings and 

structures will be sited over public water supply infrastructure.  

7.4 Ecologist - no objection.  

The BNG assessment indicates that a 33.52% uplift would be achieved via on-site tree 

planting and other landscaping. The proposals are appropriate to the setting and 

location.  

7.5 Tree and Landscape Officer - no objection. Recommend all outlined trees have 

protective measures that are implemented in full.  

7.6 Building Conservation Officer - supports the application. 

This proposal for public realm works, both within the station forecourt and extending in 

part across one of the town’s most significant crossroads, would have a considerable 

impact on the setting of Scarborough Station (Grade II), the setting of nearby Grade II 

listed buildings, including the retaining wall and railings that are separately Grade II listed 

and the wider Scarborough Conservation Area. 

It is considered that the proposed scheme with its much more coherent design, extended 

paving and pedestrian areas and sympathetic street furniture represents a significant 

improvement on the existing rather dated and visually messy station forecourt and 

thereby, serves to enhance the character and appearance of this part of the 

Conservation Area and setting of the listed station building in a way that allows the 

station to function as required by a modern public transport hub, catering for vehicles 

and the demands of different users. 

There will be less than substantial harm to the significance of the heritage assets, 

requiring the identified harm to be outweighed by public benefits arising from the 

scheme. 

It is considered that the public benefits of the overall scheme of providing visual and 

environmental improvements and a more pedestrian friendly and accessible space, 

outweigh the less than substantial harm arising from the proposal. 
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7.7 Designing out Crime – no comments to make.  

The site location comprises of two areas, one of which falls under the ownership of 

Network Rail and therefore, in terms of Policing, is the responsibility of British Transport 

Police (BTP) and the remaining area being the responsibility of North Yorkshire Police 

(NYP). 

Local Representatives  
 
7.8 A comment has been received from a local resident. It states that the existing planters 

are worth retaining and should not be removed. They were built at the time the 
SJT Theatre was built in 1936 as part of public realm infrastructure in connection with 
the prominent town centre site's re-development.  

 
As the planters reflect the theatre's modernist streamlined style - Art Deco was highly 
fashionable then, and the planters are an integral part of the street scene outside the 
theatre. Their value to the Art-Deco Street scene should be kept, and they should not be 
destroyed. Passengers leaving the station look across at the theatre and the planters are 
integral with that impressive 'look' of inter-war-built heritage. It deserves to be kept in a 
Conservation Area, and here especially in its deteriorating condition.  

 
8.0 Environmental Impact Assessment  

8.1 The development proposed does not fall within Schedule 1 or 2 of the Environmental 

Impact Assessment Regulations 2017 (as amended). No Environmental Statement is 

required.  

9.0 Main Issues 

9.1 The main issues are:  

 Principle of Development  

 Design  

 Impact upon Heritage Assets  

 Highway safety  

 Ecology  

 
10.0 Assessment  

Principle of Development  

10.1 Local Plan Policy INF1 (Transport) is supportive of proposals to improve accessibility 

which support economic, tourism and sustainable regeneration. This includes promoting 

Scarborough town centre as a strategic public transport hub, including the Station, 

improving bus routes, services, and passenger facilities, particularly those serving the 

rural areas and improving bus, pedestrian, and cycle links to rail stations. 

10.2 The proposals are different to what was approved previously in 2023 whereby the 

entire forecourt of the Station was to be pedestrianised. This proposal retains the taxi 

drop off, turning area and disabled parking within the forecourt; albeit reconfigured 
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to reduce the amount of “highway.” There will therefore be an increase in 

the pedestrian area as you approach the Westborough/Valley Bridge Road junction.  

10.3 The proposal is to improve pedestrian accessibility and sustainable transport options 

around the station, together with stimulating regeneration of a key area within the town 

complies with this policy and, subject to the proposal complying with other relevant Local 

Plan Policies and material considerations, the scheme is considered acceptable in 

principle.  

Design  

10.4 Local Plan Policy DEC1 (Principles of Good Design) requires that new 

development creates attractive and desirable places where people want to live, work and 

invest, and to reduce carbon emissions. Proposals should reflect the local 

environment, elements of public realm should be attractive, safe, accessible, and well 

connected to their surroundings and existing features of landscaping should 

be retained that enhance the natural and built environment.  

10.5 It is considered that re-purposing the station's forecourt would create an attractive hard 

and soft landscaping scheme including greenery that gives the area an open and 

spacious character and would be a considerable improvement over the existing, which 

has evolved over time in an uncoordinated manner, to meet changing functional 

requirements.  

10.6 There will planters along the northern edge of the site, with integral seating facing onto 

Westborough, located behind the existing bus shelters and three benches between the 

bus shelters that will provide an attractive, safe, accessible area of public realm. In 

isolation, these works could be carried out under permitted development rights. 

10.7 The existing trees will be retained with a further tree planted along the Valley Bridge 

Road boundary to provide a greener approach to the Station. Low level planting is also 

proposed within the seating areas.  

10.8 In terms of the hard surfacing, there will be various paving across the site, with most of 

the pedestrianised area directly to the front of the Station and the main pedestrian area 

approaching the Westborough/Valley Bridge Road junction being "Buff Yorkshire” paving. 

The paving is considered an improvement on the existing Tarmac areas, and a condition 

is suggested for samples of the paving to be submitted and approved prior to use. 

10.9 A block paved rumble strip at the entrance into the forecourt will be installed. Two 

accessible parking bays to the west of the station building will be formed, with new 

paving extended in this area. The northern taxi rank will be replaced by three accessible 

parking bays. The southern part of the car park will provide four taxi spaces and two 

drop off spaces. The existing mini roundabout to the front of the Station building will be 

replaced by a vehicle turning area. There will be a mix of fixed and removable bollards 

around the internal road to allow for maintenance access. These works will provide a 

safe and accessible area for vehicles and general users of the area, and the hard 
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surfacing paving is considered appropriate. In isolation, these works could be carried out 

under permitted development rights. 

 

10.10 Although separate from the Station, the style of hard landscaping would continue to the 

Westborough/ Valley Bridge Road and Westborough/ Northway corners as a 'visual 

extension' to the station's proposed new forecourt.  The planters, benches, trees, and 

tactile paving will provide users with a safe and green area to sit and cross the road. In 

isolation, these works could be carried out under permitted development rights. The 

black steel railings at this junction will also visually improve this area and create a visual 

link with the railings at the Station.  

10.11 It is considered that replacing poor quality tarmac with more attractive paving, providing 

a more traditional style of boundary railing, and the overall increase in soft landscaping 

across the site will significantly improve the overall character and appearance of the 

area. The overall scheme offers a coherent and appropriate design, which complies 

with Local Plan Policy DEC1 and Section 12 of the NPPF. 

Impact upon Heritage Assets 

10.12 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 

that special attention be paid in the exercise of planning functions to the desirability of 

preserving and enhancing the character and appearance of a Conservation Area. 

10.13 Section 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the 

Act) requires that in deciding applications the local authority shall have special regard to 

the desirability of preserving the building or its setting or any features of special 

architectural or historic interest which it possesses. 

10.14 Local Plan Policy DEC5 (The Historic and Built Environment) states that development 

which affects the Conservation Area should preserve or enhance its character. It also 

states that proposals affecting a designated heritage asset should conserve those 

elements which contribute to its significance. Harm to such elements will be permitted 

only where this is outweighed by the public benefits of the proposal. 

10.15 Section 16 of the National Planning Policy Framework (NPPF) sets out the 

Government's national planning policies for dealing with applications which impact 

heritage assets.  

10.16 Paragraph 212 of the NPPF states: 

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). This is irrespective of 

whether any potential harm amounts to substantial harm, total loss or less than 

substantial harm to its significance.’ 

10.17 Paragraph 215 of the NPPF states:  
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Where a development proposal will lead to less than substantial harm to the significance 

of a designated heritage asset, this harm should be weighed against the public benefits 

of the proposal including, where appropriate, securing its optimum viable use.  

10.18 This full planning application is concerned with the impact of the public realm works, both 

within the station forecourt and extending in part across one of the town’s most 

significant crossroads, upon the setting of Scarborough Station (Grade II), the setting of 

nearby Grade II listed buildings, including the retaining wall and railings that are 

separately Grade II listed and the wider Scarborough Conservation Area. 

10.19 The Council’s Building Conservation Officer has raised no objection to the proposal in 

that it results in less than substantial harm to the above identified heritage assets. The 

entrance forecourt to Scarborough Railway Station (Grade II) serves as a key arrival 

point to the town, whether by rail, bus, or road, with important sightlines along 

Westborough. The station is widely recognised as the ‘front door’ to Scarborough.  

10.20 The works would substantially alter the appearance of the station forecourt, and the 

setting of associated and nearby listed assets, as well as alter key views towards the 

south-west corner of this principal town centre junction. The scheme represents the most 

significant single-phase change to the station entrance forecourt since the inter-war 

layout established in the 1930s. 

10.21 Overall, the Building Conservation Officer and Case Officer considers that the proposal 

would amount to ‘less than substantial harm’ to heritage assets. Paragraph 215 of the 

NPPF states where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal including, where appropriate, securing its optimum viable 

use. 

10.22 While the scheme creates a more pedestrian-focused environment, the proposed layout 

still affords a strong degree of priority to vehicles, which remain a dominant feature 

within the forecourt. At present, at least ten different paving treatments are indicated to 

clearly mark pedestrian and vehicular routes, including: highway footway paving; 

forecourt paving; taxi rank and disabled parking bays; access road paving (including a 

herringbone block-paved rumble strip); an additional marked area at the entrance (cross-

hatched yellow); road crossing treatments; pedestrian crossing paving and paving 

associated with bollards, seating, and loading areas. 

10.23 While the use of varied paving materials can be beneficial in traffic-calming and in 

creating a more pedestrian-friendly environment, an overly complex palette risks creating 

visual clutter and undermining the coherence of the historic setting.  

10.24 It is considered that a more limited and coordinated range of materials could be used to 

maintain a clear and legible public realm. The Heritage Justification Report, however, 

emphasis that the reasons for multiple paving types as a deliberate accessibility and 

wayfinding strategy to make the space ‘legible, safer and easier to use.’ 
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10.25 It is considered that the proposed scheme with its much more coherent design, extended 

paving and pedestrian areas and sympathetic street furniture represents a significant 

improvement on the existing rather dated and visually messy station forecourt and 

thereby, serves to enhance the character and appearance of this part of the 

Scarborough Conservation Area and setting of the listed station building in a way that 

allows the station to function as required by a modern public transport hub, catering for 

vehicles and the demands of different users.  

10.26 It is considered that the public benefits of the overall scheme of providing visual and 

environmental improvements and a more pedestrian friendly and accessible space, 

outweigh the less than substantial harm arising from the proposal.  

10.27 It is considered, therefore, that the proposal complies with Local Plan Policy DEC5 and 

Section 16 of the NPPF. 

Highway safety  

10.28 Local Plan Policy DEC1 (Principles of Good Design) states that proposals need to 

provide suitable and safe vehicular access and suitable servicing and parking.  

10.29 The Local Highway Authority have raised no objection in principle to improvements and 

supports the overall objective of improving pedestrian priority, place function, and the 

legibility of the station gateway environment.  

10.30 The quantum of proposed disabled parking is the same as existing, albeit two spaces 

have been moved next to the entrance point of the main car park. The taxi rank 

is located adjacent to the Station and will be operated on a permit only basis. There will 

be a crossing from the front of the station onto Westborough.  

10.31 The Local Highway Authority have asked for a condition relating to detailed plans of the 

road and footway layout. It must be stressed that this condition relates to engineering 

drawings as shown on the proposed layout plan and cannot lead to a redesign of the 

scheme. A Stage 2 Road Safety Audit has also been requested; however, a Stage 1 

Audit has been submitted at the request of the Highway Authority who have accepted its 

finding. It would be inappropriate to require a Stage 2 audit by condition after planning 

permission has been granted. 

10.32 The implementation of the proposed layout will require the “stopping up” of affected 

highway land through the appropriate statutory process. The Local Highway Authority 

has raised no objection to this approach, and it is considered acceptable.  

10.33 Given that there are no objections from the Local Highway Authority, the detailed design 

matters, including turning head configuration, pedestrian movement optimisation and 

Road Safety Audit recommendations, can continue to be developed through the detailed 

design stage and any subsequent approval processes required by the Local Highway 

Authority.  
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10.34 The Local Highway Authority have also asked for a Construction Management Plan to be 

required by planning condition. However, most of the requirements of this are covered by 

separate highway legislation, under the Highways Act 1980. The Government's guidance 

on the use of planning conditions is clear that Council's should not apply conditions 

which duplicate existing primary legislation, or where there is an alternative means of 

managing certain matters.  

10.35 The Local Highway Authority has requested a S106 Agreement for a commuted sum to 

pay for the future maintenance of nonstandard highway features. They have, however, 

been previously advised that the Council, as applicant cannot legally enter a S106 with 

itself. Furthermore, it is understood that a separate arrangement, out with the planning 

system has been put in place to cover these costs. 

10.36 It is considered that the proposal provides a suitable and safe vehicular access and 

necessary servicing and parking provision, in accordance with Local Plan Policy DEC1.  

Ecology 

10.37 Local Plan Policy ENV5 (The Natural Environment) states that proposals should respond 

positively and seek opportunities for the enhancement of species, habitats or other 

assets thereby resulting in a net gain in biodiversity.  

10.38 BNG requirements are mandatory in England under Schedule 7A of the Town and 

Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021), 

subject to some limited exemptions. As such, the developer must deliver a BNG of at 

least 10%. The submitted plans outline how this is intended on being achieved on site, 

with a baseline assessment of the existing habitats included. The full BNG and planting 

details will be confirmed through the submission of additional information required by the 

deemed planning condition, which requires submission of a Biodiversity Gain Plan 

(BGP).  

10.39 The Council's Ecologist has raised no objection to the information at the current stage. 

However, it is now mandatory to submit and gain approval of a BGP, which can only 

be submitted and approved after permission has been granted. This would be covered 

through the statutory biodiversity net gain condition attached to most planning approvals.  

10.40 The Council's Ecologist has raised no objection at this stage. The BNG 

assessment indicates that a 33.52% uplift could be achieved via on-site tree planting and 

other landscaping so BNG ‘trading rules’ would, therefore, be met. It is considered that 

the proposals are appropriate to the setting and location and comply with Local Plan 

Policy ENV5 and the NPPF.  

Additional considerations  

10.41 Local Plan Policy DEC4 requires that new development affords a good level of amenity 

to new residents, and it precludes development that would harm the amenity of 

neighbouring property.  
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10.42 Officers do not consider that the amenity of other town centre users, including that of 

businesses and residences, will be harmed because of the proposal. There will be little 

change to the nature and level of activity in and around this key town centre transport 

hub as a direct result of these proposals. The standard of amenity will remain which is 

consistent with what can be expected from a core town centre location which includes 

retail and night-time uses.  

10.43 The site is located within Flood Zone 1 and not within an area of surface water risk. The 

proposal does not increase the amount of hard surfacing in the area 

(it substitutes existing hard surfacing for new) and as such the amount of run-off will not 

increase the risk of flooding on the site or elsewhere, complying with Local Plan Policy 

ENV3 and the NPPF.  

10.44 Yorkshire Water’s objection is, in part, due to their lack of information on 

the precise location of their own asset (the water main and meter). The proposed 

scheme may or may not affect this infrastructure. If it does, it can be dealt with either by 

the diversion or stopping up of the main as appropriate. This is fundamentally a matter 

between the applicant and Yorkshire Water and would need a separate agreement 

outside of the planning system. In terms of planning, it can be dealt with by a condition to 

ensure that no structure is placed within a 3-metre buffer distance of the water main or, if 

necessary, evidence is submitted to confirm that a diversion has been agreed. 

This condition has been imposed on previous planning approvals and worked 

successfully. 

11.0 Planning Balance and Conclusion  

11.1 In principle, your Officers consider the proposal to be in accordance with Local Plan 

Policy INF1 of the Local Plan. Other key issues such as design, impact on heritage 

assets, access and parking and ecology are all considered 

acceptable, complying with Local Plan Policies DEC1, DEC5 and ENV5. There are no 

other material considerations which would justify not approving this scheme. 

11.2 In conclusion, Officers consider the proposals to be acceptable, subject to the 

recommended conditions.  

12.0 RECOMMENDATION  

Planning permission be GRANTED subject to the conditions and informative listed 

below:  

1) Time  

The development hereby permitted shall begin on or before three years from the date of 

this permission.  

Reason: To ensure compliance with Sections 91-94 of the Town and Country Planning 

Act 1990.  

2) Approved plans  
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The development shall be carried out in accordance with the details shown on the 

following approved plans and documents, unless the Local Planning Authority first 

approves any variation:  

 Location Plan 24044-APS-XX-XX-DR-A-001 - received 11th November 2025  

 Proposed Site Plan 24044-APS-XX-XX-DR-A-100-T4 – received 8th June 2026 

 Softworks General Arrangement Plan 24044-APS-XX-XX-DR-A-100-T3 - received 

24th March 2026  

 Proposed Street Furniture 24044-APS-XX-XX-DR-A-106-T2 - received 8th June 2026 

 Proposed Paving Plan 24044-APS-XX-XX-DR-A-107-T2 - received 8th June 2026 

 Proposed HVM Strategy 24044-APS-XX-XX-DR-A-170-T1 - received 2nd February 

2026. 

 Accessibility Strategy 24044-APS-XX-XX-DR-A-171-T1   - received 2nd February 

2026. 

Reason: For the avoidance of doubt.  

3) Materials  

Notwithstanding the submitted details, a detailed schedule, including such samples as 

may be required, of all top-layer hard surface materials, including areas in the public 

highway for comparison purposes, shall be submitted to and approved in writing by the 

Local Planning Authority before any top-layer hard surfacing takes place. All surfaces 

shall be finished in accordance with the approved details within12 months of any part of 

the existing top surface being removed. Future maintenance works shall be carried out in 

materials to match those approved in the schedule.  

Reason: To ensure the character of the Conservation Area and Listed Building is 

preserved in accordance with Local Plan Policy DEC5.  

4) Detailed plans of road and footway layout 

Except for investigative works, no excavation or other groundworks or the depositing of 

material on site in connection with the construction of any road or any structure or 

apparatus which will lie beneath the road must take place on any phase of the road 

construction works, until full detailed engineering drawings of all aspects of roads and 

sewers for that phase, including any structures which affect or form part of the highway 

network, and a programme for delivery of such works have been submitted to and 

approved in writing by the Local Planning Authority. 

Reason: To secure an appropriate highway constructed to an adoptable standard in the 

interests of highway safety and the amenity and convenience of all highway users, in 

accordance with Local Plan Policy DEC1.  

5) Visibility splays 

There must be no access or egress by any vehicles between the highway and the 

application site until splays are provided in accordance with 24044-APS-94-XX-SK-C-
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3103 P01 Indicative Vis Splay. 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 always retained for their intended 

purpose. 

Reason: In the interests of highway safety, in accordance with Local Plan Policy DEC1.  

6) Landscaping  

The detailed planting scheme as shown on the “Softworks General Arrangement” Plan 

(25_BHA_1012_APS_L_001_A_) received 24th March 2026 shall be implemented as 

approved in full within 12 months of the substantial completion of the development 

hereby approved.  

 In the event of any of the trees, shrubs or other plants so planted dying or being 

seriously damaged or destroyed within 5 years of the completion of the development, a 

new tree, shrub or other plant of equivalent number and species shall be planted as a 

replacement.  

Reason: To ensure the soft landscaping benefits of the proposal are carried out 

and maintained, to ensure the character of the area is improved in accordance 

with Local Plan Policies DEC1 and DEC5.  

7) Trees  

Those trees shown to be retained on the approved drawings shall be retained and shall 

be protected during construction in accordance with the methodology set out at section 6 

of the submitted Arboricultural Report by Elliot Consultancy Ltd (ref: ARB/AE/3011, 

dated October 2025). Should any of the trees to be retained be damaged during 

construction works, they shall be replaced with specimens of the same species, size, 

height upon planting, and form within 12 months of the substantial completion of the 

development. 

Reason: To ensure existing trees are appropriately managed to secure their long-time 

survival to protect the character and biodiversity of the area, complying with Local Plan 

Policies DEC1 and ENV5.  

8) Lighting  

No floodlighting or other form of external lighting except for highway lighting (i.e. 

highway streetlamps illuminating the public highway) shall be installed 

until their details including location, height, type and direction of light sources and 

intensity of illumination have been submitted to and approved in writing by the Local 

Planning Authority. The specification of any lighting which is so installed shall not 

thereafter be altered.  

Reason: To ensure the character of the Conservation Area is preserved in accordance 

with Local Plan Policy DEC5.  
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9) BNG  

Prior to the commencement of this development, a scheme for the implementation of the 

approved Biodiversity Gain Plan (BGP), required by the deemed planning condition 

attached to this permission, shall be submitted to and approved in writing by the Local 

Planning Authority. The scheme shall include the following:  

- A timetable for the implementation and completion of the biodiversity enhancement 

measures set out in the approved BGP.  

- Proposals for the maintenance and monitoring of the on-site biodiversity enhancement 

measures. Where the biodiversity enhancements proposed in the BGP are "significant" 

in relation to the pre-development baseline biodiversity value of the site, provision shall 

be made for their maintenance and monitoring. 

 

- Proposals for the submission of monitoring reports to the Local Planning Authority.  

The scheme as approved shall be implemented in its entirety in accordance with the 

timetable set out in the approved scheme or such other period which 

may subsequently be approved in writing by the Local Planning Authority.  

The Local Planning Authority shall be notified in writing within 28 days of the date of 

completion of the development (including completion of the on-site habitat 

enhancements).  

If the development has commenced but completion of development is not reached, and 

construction works have ceased for a period of 12 months, notice shall be served to the 

Local Planning Authority in writing within 13 months of the last construction works on 

site.  

If the development (excluding any approved on-site habitat enhancements) is not 

completed, the on-site enhancements shall still be implemented in full in accordance with 

the timetable set out the approved BGP and they shall be maintained and monitored in 

accordance with the provisions set out in the approved Plan.  

Reason: To meet the requirements of Schedule 7A of the Town and Country Planning Act 

to achieve biodiversity net gain. To respond positively and seek opportunities for the 

enhancement of species, habitats, and other assets to result in a net gain in 

biodiversity, in accordance with Local Plan Policy ENV5.  

Note: "Significant increases from the on-site pre-development biodiversity value" is the 

term used in the Environment Act.  

10) Sewer  

No structure or other obstruction including landscaping features shall be located over or 

within three metres either side of the centre line of the 3-inch diameter of the water main 

or meter, i.e. a protected strip width of six metres, which may be present on the site. If 

the required stand-off distance is to be achieved via diversion or closure of the sewer, 
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the developer shall submit evidence to the Local Planning Authority that the diversion or 

closure has been agreed with the relevant statutory undertaker and that prior to other 

construction work in the affected area, the approved works have been undertaken.  

Reason: To allow sufficient access for maintenance and repair work.  

Informatives 

BNG  

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is 

that planning permission granted for the development of land in England is deemed to 

have been granted subject to the condition "(the biodiversity gain condition") that 

development may not begin unless: 

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and 

(b) the planning authority has approved the plan. 

The planning authority, for the purposes of determining whether to approve a Biodiversity 

Gain Plan if one is required in respect of this permission would be North Yorkshire 

County Council. 

There are statutory exemptions and transitional arrangements which mean that the 

biodiversity gain condition does not always apply. These are listed below. 

Based on the information available this permission is one which will require the approval 

of a biodiversity gain plan before development is begun because none of the statutory 

exemptions or transitional arrangements listed below are considered to apply. 

The following is suggested text for inclusion in the decision notice where the local 

planning authority considers that the permission falls within paragraph 19 of Schedule 7A 

to the Town and Country Planning Act 1990. 

The permission which has been granted has the effect of requiring or permitting the 

development to proceed in phases. The modifications in respect of the biodiversity gain 

condition which are set out in Part 2 of the Biodiversity Gain (Town and Country 

Planning) (Modifications and Amendments) (England) Regulations 2024 apply. 

In summary: Biodiversity gain plans are required to be submitted to, and approved by, 

the planning authority before development may be begun (the overall plan), and before 

each phase of development may be begun (phase plans).] 

Statutory exemptions and transitional arrangements in respect of the biodiversity gain 

condition. 

1. The application for planning permission was made before 12 February 2024. 

2. The planning permission relates to development to which section 73A of the Town and 

Country Planning Act 1990 (planning permission for development already carried out) 

applies. 
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3. The planning permission was granted on an application made under section 73 of the 

Town and Country Planning Act 1990 and 

(i)the original planning permission to which the section 73 planning permission relates* 

was granted before 12 February 2024: or 

(ii)the application for the original planning permission* to which the section 73 planning 

permission relates was made before 12 February 2024. 

4. The permission which has been granted is for development which is exempt being: 

4.1 Development which is not 'major development' (within the meaning of article 2(1) of 

the Town and Country Planning (Development Management Procedure) (England) Order 

2015) where: 

i) the application for planning permission was made before 2 April 2024. 

ii) planning permission is granted which has effect before 2 April 2024; or 

iii) planning permission is granted on an application made under section 73 of the Town 

and Country Planning Act 1990 where the original permission to which the section 73 

permission relates* was exempt by virtue of (i) or (ii). 

4.2 Development below the de minimis threshold, meaning development which: 

i) does not impact an onsite priority habitat (a habitat specified in a list published under 

section 41 of the Natural Environment and Rural Communities Act 2006); and 

ii) impacts less than 25 square metres of onsite habitat that has biodiversity value 

greater than zero and less than 5 metres in length of onsite linear habitat (as defined in 

the statutory metric). 

4.3 Development which is subject of a householder application within the meaning of 

article 2(1) of the Town and Country Planning (Development Management Procedure) 

(England) Order 2015. A "householder application" means an application for planning 

permission for development for an existing dwellinghouse, or development within the 

curtilage of such a dwellinghouse for any purpose incidental to the enjoyment of the 

dwellinghouse which is not an application for change of use or an application to change 

the number of dwellings in a building. 

4.4 Development of a biodiversity gain site, meaning development which is undertaken 

solely or mainly for the purpose of fulfilling, in whole or in part, the Biodiversity Gain 

Planning condition which applies in relation to another development, (no account is to be 

taken of any facility for the public to access or to use the site for educational or 

recreational purposes, if that access or use is permitted without the payment of a fee). 

4.5 Self and Custom Build Development, meaning development which: 

i) consists of no more than nine dwellings. 

ii) is carried out on a site which has an area no larger than 0.5 hectares; and 

Page 25



 

OFFICIAL 

iii) consists exclusively of dwellings which are self-build or custom housebuilding (as 

defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015). 

4.6 Development forming part of, or ancillary to, the high-speed railway transport 

network (High Speed 2) comprising connections between all or any of the places or parts 

of the transport network specified in section 1(2) of the High-Speed Rail (Preparation) 

Act 2013. 

* "original planning permission means the permission to which the section 73 planning 

permission relates" means a planning permission which is the first in a sequence of two 

or more planning permissions, where the second and any subsequent planning 

permissions are section 73 planning permissions. 

Irreplaceable habitat 

If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity 

Gain Requirements (Irreplaceable Habitat) Regulations 2024) there are additional 

requirements for the content and approval of Biodiversity Gain Plans. 

The Biodiversity Gain Plan must include, in addition to information about steps taken or 

to be taken to minimise any adverse effect of the development on the habitat, 

information on arrangements for compensation for any impact the development has on 

the biodiversity of the irreplaceable habitat. 

The planning authority can only approve a Biodiversity Gain Plan if satisfied that the 

adverse effect of the development on the biodiversity of the irreplaceable habitat is 

minimised and appropriate arrangements have been made for the purpose of 

compensating for any impact which do not include the use of biodiversity credits. 

The effect of section 73D of the Town and Country Planning Act 1990 If planning 

permission is granted on an application made under section 73 of the Town and Country 

Planning Act 1990 (application to develop land without compliance with conditions 

previously attached) and a Biodiversity Gain Plan was approved in relation to the 

previous planning permission ("the earlier Biodiversity Gain Plan") there are 

circumstances when the earlier Biodiversity Gain Plan is regarded as approved for the 

purpose of discharging the biodiversity gain condition subject to which the section 73 

planning permission is granted. 

Those circumstances are that the conditions subject to which the section 73 permission 

is granted: 

i) do not affect the post-development value of the onsite habitat as specified in the earlier 

Biodiversity Gain Plan, and 

ii) in the case of planning permission for a development where all or any part of the 

onsite habitat is irreplaceable habitat the conditions do not change the effect of the 

development on the biodiversity of that onsite habitat (including any arrangements made 

to compensate for any such effect) as specified in the earlier Biodiversity Gain Plan. 
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Statutory Processes 

To make the submitted proposals acceptable to the Local Highway Authority a Highway Stopping 

Up Order is required which is a separate process.  You should not commence your permitted 

works until a Stopping Up order has been made by the Secretary of State.    

 

Target Determination Date: 17th August 2026 

Case Officer:  Charlotte Cornforth 

Email: Charlotte.Cornforth@northyorks.gov.uk  
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North Yorkshire Council 

 

Community Development Services 
 

Scarborough and Whitby Area Planning Committee 
 

13th August 2026 
 

26/02820/LB - Demolition of 5 brick boundary wall planters, part demolition of the 
station yard boundary wall and removal of stone flags at Central Railway Station, 

Westborough, Scarborough, North Yorkshire YO11 1TN on behalf of North 
Yorkshire Council  

  
Report of the Head of Development Management – 

Community Development Services 
 

1.0 Purpose of the report 

1.1 To determine a listed building consent for the demolition of 5 brick boundary wall 

planters, part demolition of the station yard boundary wall and removal of stone flags at 

Central Railway Station, Westborough, Scarborough, North Yorkshire YO11 1TN. 

1.2 In accordance with the Constitution, the application has been brought to the 

Scarborough and Whitby Area Planning Committee as the Council is the applicant. 

 

2.0 SUMMARY  

2.1 RECOMMENDATION: Listed building consent be GRANTED subject to the conditions 

listed at the end of this report. 

2.2 No harm has been identified to the heritage asset of the Grade II listed Station building 

for the proposal to remove the stone flags. 

2.3  Paragraph 212 of the NPPF requires considerable importance and great weight to be 

assigned to any harm to the significance of a Listed Building. 

2.4 When viewed in isolation, the removal of the 5 brick-built boundary planters and the part 

demolition of the boundary wall would result in the loss of original historic fabric and 

amount to harm to the Grade II listed building and its setting. That harm as confirmed by 

the Building Conservation Officer is considered “less than substantial harm” and Officers 

agree with the assessment of the Building Conservation Officer. 

2.5 At paragraph 213, the NPPF requires that any harm to a designated asset should require 

clear and convincing justification and Officers consider that this justification has been 
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provided; the overall scheme provides coordinated and coherent visual and 

environmental improvements and a more pedestrian friendly and accessible space. 

2.6 The identified harm is required to be outweighed by public benefits arising from the 

scheme as stated in paragraph 215 of the NPPF. It is considered that the public benefits 

of the overall scheme of providing coordinated and coherent visual and environmental 

improvements and a more pedestrian friendly and accessible space, outweigh the less 

than substantial harm arising from the proposal. 

2.7 The proposal is considered to comply with Local Plan Policy DEC5 and Section 16 of the 

NPPF. 
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3.0 PRELIMINARY MATTERS  

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

26/02820/LB | Demolition of 5 brick boundary wall planters, part demolition of the station 

yard boundary wall and removal of stone flags | Central Railway Station Westborough 

Scarborough North Yorkshire YO11 1TN 

3.2 This application should be read in conjunction with planning application - 25/03921/RG3, 

although each application is determined on its merits and relevant material 

considerations. 

4.0 Site and Surroundings   

4.1 This application relates to the Scarborough Station forecourt and part of the existing 

Station car park to the west.  

4.2 Scarborough Station is a Grade II listed building dating from 1845, with the retaining wall 

and railings of the Station along Valley Bridge Road being separately Grade II listed.  

4.3 The whole application site lies within the Scarborough Conservation Area.  

5.0 Description of Proposal   

5.1 The application seeks listed building consent for the demolition of 5 brick boundary wall 

planters. These planters are located to the front of the Station building, with one of them 

facing Valley Bridge Road that is attached to the Grade II listed retaining wall and railings 

associated with the station.  

5.2 The proposal also seeks the partial demolition of approximately 3 metres of the station 

yard boundary wall which is attached to the western end of the Grade II listed station 

building. 

5.3 The removal of stone flags join the western pavilion and recessed link section of the 

station building, located to the east of the Railwaymen’s Social Club.  

6.0 Planning Policy and Guidance 

6.1 Section 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the 

Act) require that, in considering whether to grant listed building consent for any works, 

the Local Authority shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.  

Adopted Development Plan 

6.2 The Adopted Plan for this site is the Scarborough Borough Local Plan 2011 to 2032 

adopted 2017. The relevant Local Plan Policy is Policy DEC5: The Historic and 

Built Environment.  
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Emerging Development Plan  

6.3 The North Yorkshire Local Plan is the emerging development plan for this site though no 

weight can be applied in respect of this document at the current time as it is at an early 

stage of preparation. 

Guidance  

6.4       National Planning Policy Framework 2025 
 

The Government began a consultation exercise on a new draft of the NPPF. The 

consultation exercise has now concluded. Whilst draft proposed changes to national 

policy can be treated as a material consideration, Officers are of the view that given that 

this is only subject to consultation and represents no change from current policy and no 

more than negligible weight should be given to the suggested change/ changes. 

7.0 Consultation Responses  

7.1 Scarborough Town Council – supports the application.  

7.2 Building Conservation Officer - supports the application, subject to conditions.  

The application site comprises the principal forecourt / station yard to Scarborough 

Railway Station, a Grade II listed building located at the south-west corner of a 

prominent crossroads at the junction of Westborough and Valley Bridge Road within the 

Scarborough Conservation Area. 

The demolition of the 1930s planters and section of 1840s station boundary wall will 

cause harm to the Grade II listed building.  

The degree of this harm is ‘less than substantial’. A ’Heritage Impact Justification Report’ 

has been submitted to provide clear and convincing justification for the proposed 

scheme. It sets out the justification and benefits of the scheme to outweigh the harm, as 

required by NPPF paragraph 215. 

The designs have been amended to retain the 1840s floor grills attached to the station 

as a Grade II listed building, which has reduced the level of harm of the initial design 

proposal to amount to “no harm”.  

7.3 Society for the Protection of Ancient Buildings (SPAB) – no response received.  

7.4 Ancient Monuments Society - no response received.  

7.5 Council for British Archaeology - no response received.  

7.6 Georgian Group – no response received.  

7.7 Victorian Society - no response received.  

8.0 Environmental Impact Assessment  
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8.1 The development proposed does not fall within Schedule 1 or 2 of the Environmental 

Impact Assessment Regulations 2017 (as amended). No Environmental Statement is 

required. 

9.0 Main Issues 

9.1    In line with the point of law set out at Section 6 of the report, the only consideration for 

this listed building application is whether the works preserve the Grade II Listed Building 

of Scarborough Station or its setting or any features of special architectural or historic 

interest which it possesses. 

10.0 Assessment  

10.1 Section 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the 

Act) requires that in deciding applications the local authority shall have special regard to 

the desirability of preserving the building or its setting or any features of special 

architectural or historic interest which it possesses. 

10.2 Local Plan Policy DEC5 (The Historic and Built Environment) states that proposals 

affecting a designated heritage asset should conserve those elements which contribute 

to its significance. Harm to such elements will be permitted only where this is outweighed 

by the public benefits of the proposal. 

10.3 Section 16 of the National Planning Policy Framework (NPPF) sets out the 

Government's national planning policies for dealing with applications which impact 

heritage assets.  

10.4 Paragraph 212 of the NPPF states: 

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). This is irrespective of 

whether any potential harm amounts to substantial harm, total loss or less than 

substantial harm to its significance.’ 

10.5 Paragraph 213 of the NPPF states: 

Any harm to, or loss of, the significance of a designated heritage asset (from its 

alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Substantial harm to or loss of: 

(a) grade II listed buildings, or grade II registered parks or gardens, should be 

exceptional; 

(b) assets of the highest significance, notably scheduled monuments, protected wreck 

sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered 

parks and gardens, and World Heritage Sites, should be wholly exceptional 

Page 34



 

OFFICIAL - SENSITIVE 

10.6 Paragraph 215 of the NPPF states:  

Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal including, where appropriate, securing 

its optimum viable use.  

Removal of 5 brick-built boundary planters 

10.6 The five 1930s inter-war, curtilage-listed, brick-built planters form the boundary to the 

station entrance forecourt of Scarborough Railway Station and define the historic 

extent of the station’s original forecourt entrance yard.  

10.7 The return planter to Valley Bridge Road is physically connected to the separately listed 

Grade II retaining wall and railings associated with the station. Therefore, a judgement 

has been made that all these features are considered curtilage-listed to the Grade II 

station. 

10.8 The 1930s planters were designed as economical features, characterised by clean, 

curved lines. The curved form, combined with the use of red brick with moulded 

capstones and the intended low-level floral planting scheme introduced a softer 

material palate to the station forecourt. It is likely that the design and form of the 

planters was more associated with, and complementary to, the adjacent road and 

footpath improvements which were made at a similar time, rather than to complement 

the Victorian station building which has a completely different architectural style. Over 

time, the original planting scheme has been replaced with larger-scale shrubs and 

bushes, altering the intended visual character of the forecourt. The addition of further 

street furniture over subsequent decades has obscured the original design intent. 

10.9 The planters are proposed to be demolished and replaced by granite planters 

incorporating integrated timber seating, other sculptural granite seating, and associated 

landscaping. A new planter, 1.5m high, on the site of boundary wall will have railings to 

screen the service area to the south. 

10.10 The purpose of this proposal reflects similar requirements to the 1930s scheme, to 

provide a safe, functional, and accessible forecourt to accommodate contemporary 

pedestrian and vehicular requirements and expectations. The design intent is to 

improve the appearance of the setting of the station building for visitors, improve 

visibility and appreciation of the principal station building and a more pedestrian friendly 

and accessible space, in a more coherent and coordinated manner than the present 

setting which has simply evolved over the years to meet ever changing demands and 

requirements. 

10.11 It is important to hold in mind that both statute and paragraph 212 of the NPPF requires 

considerable importance and great weight to be assigned to any harm to the 

significance of a Listed Building. 
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10.12 When viewed in isolation, the loss of the planters will amount to harm to the setting of 

the listed building, due to the loss of historic fabric, albeit mid-20th century. That harm, 

as confirmed by the Building Conservation Officer is “less than substantial harm” and 

Officers agree with the assessment of the Building Conservation Officer. 

10.13 At paragraph 213, the NPPF requires that any harm to a designated asset should 

require clear and convincing justification and Officers consider that this justification has 

been provided; the overall scheme provides coordinated and coherent visual and 

environmental improvements and a more pedestrian friendly and accessible space. 

10.14 The identified harm is required to be outweighed by public benefits arising from the 

scheme as stated in paragraph 215 of the NPPF. 

10.15 It is considered that the public benefits of the overall scheme of providing coordinated 

and coherent visual and environmental improvements and a more pedestrian friendly 

and accessible space, outweigh the less than substantial harm arising from the loss of 

the 5 brick-built boundary planters. 

Partial demolition of the station yard boundary wall 

10.16 The section of wall is proposed for demolition and replacement with a new granite 

planter. The removal of this surviving fragment would result in harm to the significance 

of the designated heritage asset, through the loss of original historic fabric.  

10.17 This section of wall, however, represents only a small and fragmentary remnant of a 

once more extensive boundary treatment which formerly enclosed the station yard to 

the south and east. The full scheme incorporated entrance gate piers and ornamental 

railings that were removed in the 1930s. Its architectural interest has been diminished 

with the loss of the full, ornamented, scheme. It does not match the more substantive 

section of station retaining wall and railings which remains at the eastern end of the site 

and separately listed, which is constructed with rock-faced dressed stonework with 

railings still in situ. 

10.18 It is important to hold in mind that both statute and paragraph 212 of the NPPF requires 

considerable importance and great weight to be assigned to any harm to the 

significance of a Listed Building. 

10.19 When viewed in isolation, the part demolition of the wall would result in the loss of 

original historic fabric and amount to harm to the Grade II listed building. That harm as 

confirmed by the Building Conservation Officer is considered “less than substantial 

harm” and Officers agree with the assessment of the Building Conservation Officer. 

10.20 At paragraph 213, the NPPF requires that any harm to a designated asset should 

require clear and convincing justification and Officers consider that this justification has 

been provided; the overall scheme provides coordinated and coherent visual and 

environmental improvements and a more pedestrian friendly and accessible space. 
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10.21 The identified harm is required to be outweighed by public benefits arising from the 

scheme as stated in paragraph 215 of the NPPF. 

10.22 It is considered that the public benefits of the overall scheme of providing coordinated 

and coherent visual and environmental improvements and a more pedestrian friendly 

and accessible space, outweigh the less than substantial harm arising from the 

proposal. 

Removal of stone flags 

10.23 The remaining area of historic stone flags and kerbing adjoin the station’s western 

pavilion and recessed link, to the east of the Railwaymen’s Social Club. It forms part of 

the 1880s alterations to the station building and its entrance yard. It has historic value 

for its association with the alteration of the station in the late 19th century. 

10.24 This area of stone flags will be removed and replaced with a new paving scheme as 

part of a coherent wayfinding and accessibility strategy. The historic flags have seen 

heavy use and subsequent damage over the years, with the cracking, erosion, and loss 

of the stone flags. Their historic and architectural interest has been diminished with the 

overall removal of the wider pavement scheme to the station across the 20th century. 

The extent of the stone flags is limited. 

10.25 In this context, the proposed works will cause ‘no harm’ to the significance of the 

heritage asset of the Grade II listed building, complying with Local Plan DEC5 and the 

NPPF. 

11.0 Planning Balance and Conclusion   

11.1 No harm has been identified to the heritage asset of the Grade II listed Station building 

for the proposal to remove the stone flags. 

11.2 Both statute and paragraph 212 of the NPPF requires considerable importance and 

great weight to be assigned to any harm to the significance of a Listed Building. 

11.3 When viewed in isolation, the removal of the 5 brick-built boundary planters and the 

part demolition of the boundary wall would result in the loss of original historic fabric 

and amount to harm to the Grade II listed building and its setting. That harm as 

confirmed by the Building Conservation Officer is considered “less than substantial 

harm” and Officers agree with the assessment of the Building Conservation Officer. 

11.4 At paragraph 213, the NPPF requires that any harm to a designated asset should 

require clear and convincing justification and Officers consider that this justification has 

been provided; the overall scheme provides coordinated and coherent visual and 

environmental improvements and a more pedestrian friendly and accessible space. 

11.5 The identified harm is required to be outweighed by public benefits arising from the 

scheme as stated in paragraph 215 of the NPPF. It is considered that the public 

benefits of the overall scheme of providing coordinated and coherent visual and 
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environmental improvements and a more pedestrian friendly and accessible space, 

outweigh the less than substantial harm arising from the proposal. 

11.6 The proposal is considered to comply with Local Plan Policy DEC5 and Section 16 of 

the NPPF.  

12.0 RECOMMENDATION  

Listed building consent be GRANTED, subject to the following conditions: 

1) The works hereby permitted shall be begun on or before three years from the date of 

this permission. 

Reason: To ensure compliance with Section 18 of the Planning (Listed Building and 

Conservation Area) Act 1990. 

2) The development shall be carried out in accordance with the details shown on the 

following approved plans, unless the Local Planning Authority first approves any 

variation:  

Site Location Plan 24044-APS-XX-XX-DR-A-001-P3 - received 12th June  
Proposed Site Plan 24044-APS-XX-XX-DR-A-100-T4 – received 12th June 2026 
 

Reason: For the avoidance of doubt.  

3) Prior to commencement of works to the floor grills and stone flagstones, a method 

statement shall be submitted and approved in writing by the Local Planning Authority 

and the works undertaken shall accord with the approved method statement. 

 

Reason: To preserve the special interest of the heritage asset, in accordance with Local 

Plan Policy DEC5.  

 

Target Determination Date: 17th August 2026 

Case Officer:  Charlotte Cornforth 

Email: Charlotte.Cornforth@northyorks.gov.uk  
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North Yorkshire Council 

 

Community Development Services 
 

Scarborough and Whitby Area Planning Committee 
 

13th August 2026 
 

26/01545/LB - Retention of an existing mural and further extension to it at 3 
West Square, Scarborough, North Yorkshire, YO11 1TW on behalf of North 

Yorkshire Council  
  

Report of the Head of Development Management – 
Community Development Services 

 

1.0 Purpose of the report 

1.1 To determine a listed building consent application (26/01545/LB) for the retention of 

an existing mural and a further extension to it at 3 West Square, Scarborough, North 

Yorkshire, YO11 1TW.  

1.2 In accordance with the Constitution, the application has been brought to Scarborough 

and Whitby Area Planning Committee as the Council is the applicant. 

 

 

2.0 SUMMARY  

2.1 RECOMMENDATION: Listed building consent be GRANTED subject to the 

conditions listed at the end of this report.  

2.2 The primary significance of the Grade II listed building of 3 West Square is its 

principal elevation that faces West Square itself. The existing mural and its extension 

do not harm the way in which the principal elevation of the building is appreciated, 

given it is on the side facing gable onto Westborough.  Therefore, there is no harm to 

the significance of the Grade II listed building as a heritage asset. 

2.3 The proposal is considered to comply with Section 16 (2) of the Planning (Listed 

Buildings and Conservation Areas) Act 1990, Local Plan Policy DEC5 and Section 16 

of the NPPF. 
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3.0 PRELIMINARY MATTERS  

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

26/01545/LB | Retention of existing mural and further extension to it | 3 West Square 

Scarborough North Yorkshire YO11 1TW  

Relevant planning history   

3.2 SCA17/00432/LB - listed building consent granted for external wall insulation 

(100mm thick); this has been implemented, and the mural has been painted onto this 

surface.  

4.0 Site and Surroundings   

4.1 The application relates to the southern gable elevation of 3 West Square, 

Scarborough. This is a Grade II listed building and is also part of a group of 6 

buildings within West Square that are also Grade II listed. There are several other 

listed buildings in the vicinity including Scarborough Station, the Stephen Joseph 

Theatre (formerly the Odeon Cinema), the K6 telephone kiosks and Westborough 

Methodist Church. 

4.2 In terms of context, the site lies adjacent to Westborough and West Square. The site 

is surrounded by a range of town centre uses including leisure (notably the Stephen 

Joseph Theatre to the north), Scarborough Railway Station, retail, other commercial 

uses, and residential units. The property itself is in residential use.  

4.3 With respect to planning designations and constraints, the application site is within 

the Scarborough Town Centre Area and is immediately adjacent to the Primary 

Shopping Area, both defined in the Scarborough Borough Local Plan. The application 

site also lies within the Scarborough Conservation Area.  

5.0 Description of Proposal   

5.1 The application seeks listed building consent for the retention of a wall mural painted 

on the south gable elevation of 3 West Square and proposes its extension across the 

building’s rear yard south boundary wall. The paint will be a mineral-based silicate.  

5.2 The mural depicts a painted map of Scarborough and Eastfield, with the sea and the 

civic crest of Scarborough.   

5.3 The mural is not considered to be an advertisement, nor does it require planning 

permission, and, therefore, only a listed building consent application has been 

submitted. 

6.0 Planning Policy and Guidance 

6.1 Section 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 

(the Act) requires that, in considering whether to grant listed building consent for any 

works the Local Authority shall have special regard to the desirability of preserving 

the building or its setting or any features of special architectural or historic interest 

which it possesses.  
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Adopted Development Plan 

6.2 The Adopted Plan for this site is the Scarborough Borough Local Plan 2011 to 2032 

adopted 2017. The relevant Local Plan Policy is Policy DEC5: The Historic and 

Built Environment.  

Emerging Development Plan – Material Consideration  

6.3 The North Yorkshire Local Plan is the emerging development plan for this site though 

no weight can be applied in respect of this document at the current time as it is at an 

early stage of preparation. 

Guidance – Material Considerations 

6.4       National Planning Policy Framework 2025 
 

The Government began a consultation exercise on a new draft of the NPPF. The 

consultation exercise has now concluded. Whilst draft proposed changes to national 

policy can be treated as a material consideration, Officers are of the view that given 

that this is only subject to consultation and represents no change from current policy 

and no more than negligible weight should be given to the suggested change/ 

changes. 

7.0 Consultation Responses  

7.1 Scarborough Town Council – supports the application.  

7.2 Building Conservation Officer - no objection. There is no harm identified to the 

significance of the heritage assets.  

7.3 Local representations – 2 objections have been received. In summary, they state that 

the existing mural is of poor quality and does not showcase the cultural and artistic 

talent in and around Scarborough. It is on a prominent wall and should not be 

extended.  

8.0 Environmental Impact Assessment  

8.1 The development proposed does not fall within Schedule 1 or 2 of the Environmental 

Impact Assessment Regulations 2017 (as amended). No Environmental Statement is 

required. 

9.0 Main Issues 

9.1     In line with the point of law set out at Section 6 of the report, the only consideration 

for this listed building application is whether the works preserve the Grade II Listed 

Building of 3 West Square or its setting or any features of special architectural or 

historic interest which it possesses. 

10.0 Assessment  

10.1 Section 16 (2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 

(the Act) requires that in deciding applications the local authority shall have special 

regard to the desirability of preserving the building or its setting or any features of 

special architectural or historic interest which it possesses. 
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10.2 Local Plan Policy DEC5 (The Historic and Built Environment) states that proposals 

affecting a designated heritage asset should conserve those elements which 

contribute to its significance. Harm to such elements will be permitted only where this 

is outweighed by the public benefits of the proposal. 

10.3 Section 16 of the National Planning Policy Framework (NPPF) sets out the 

Government's national planning policies for dealing with applications which impact 

heritage assets.   

10.4 Paragraph 212 of the NPPF states: 

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). This is 

irrespective of whether any potential harm amounts to substantial harm, total loss or 

less than substantial harm to its significance.’ 

10.5 Paragraph 215 of the NPPF states:  

Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal including, where appropriate, securing 

its optimum viable use.  

10.6 3 West Square with its exposed south gable elevation, occupies a highly visible and 

prominent position on Westborough. It forms part of important established sightlines 

along Westborough, and has a notable visual presence, since the redevelopment of 

Westborough road network in the 1930s.  

10.7 The gable end is positioned directly opposite the entrance forecourt to Scarborough 

Railway Station which acts as a key point of arrival to the town by rail, bus, and road, 

and which is widely recognised as the principal ‘gateway’ or ‘front door’ to 

Scarborough. It is also positioned directly west of the Stephen Joseph Theatre and a 

pair of K6 telephone kiosks near one of the town’s most significant crossroads. 

10.8 The current substrate to the southern gable elevation is modern in composition, 

following listed building consent in 2017 for the installation of approximately 100mm 

of external wall insulation to the underlying cement-rendered brickwork. The cement 

render to the south boundary wall of the rear yard remains in situ.  

10.9 The existing portion of the painted mural has not resulted in the loss or altered 

historic fabric, and the proposed extension will not remove or alter historic fabric to 

the rear yard wall. 

10.10 The primary architectural and aesthetic interest of the building is drawn from its 

principal elevation and its contribution to the West Square streetscape. The mural 

does not harm the way in which the principal elevation that faces West Square of the 

building is appreciated.  

10.11 This southern gable elevation comprises modern materials, having been subject to 

the application of external insulation and subsequent repainting due to weathering 

and deterioration over time, so the existing mural does not adversely impact on the 
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historic fabric and the proposed extension, along the side boundary wall is not 

considered to adversely affect the special architectural or historic interest of the 

building. 

10.12 The Council’s Building Conservation Officer has raised no objection and agrees that 

the proposal does not harm the significance of this heritage asset.  

10.13 The objections from the third parties are noted, but Officers consider there is no harm 

to the significance of the Grade II listed building as a heritage asset and the proposal 

is considered to comply Local Plan Policy DEC5 and Section 16 of the NPPF. 

11.0 Planning Balance and Conclusion   

11.1  The significance of the Grade II listed building of 3 West Square is its principal 

elevation that faces West Square itself. The existing mural and its extension do not 

harm the way in which the principal elevation of the building is appreciated, given it is 

on the side facing gable onto Westborough.  Therefore, there is no harm to the 

significance of the Grade II listed building as a heritage asset. 

11.2 The proposal is considered to comply Local Plan Policy DEC5 and Section 16 of the 

NPPF. 

12.0 RECOMMENDATION  

Listed building consent be GRANTED, subject to the following conditions: 

1) The works hereby permitted shall begin on or before three years from the date of this 

permission. 

Reason: To ensure compliance with Section 18 of the Planning (Listed Building and 

 Conservation Area) Act 1990. 

2) The development shall be carried out in accordance with the details shown on the 

following approved plans, unless the Local Planning Authority first approves any 

variation:  

Site Location Plan – received 26th 2026. 

Proposed Extend of Mural drawing – received 26th March 2026. 

 

Reason: For the avoidance of doubt.  

 

Target Determination Date: 17th August 2026 

Case Officer:  Charlotte Cornforth 

Email: Charlotte.Cornforth@northyorks.gov.uk  

 

Page 44

mailto:Charlotte.Cornforth@northyorks.gov.uk


 

 

5. OFFICIAL - SENSITIVE 

North Yorkshire Council 

Scarborough and Whitby Area Planning Committee  

13 AUGUST 2026 

SCAZF25/01164/LB - Repair, restoration and replacement of Museum Steps including 

works to retaining walls and metal work at Museum Terrace, Scarborough, on behalf 

of North Yorkshire Council 

Report of the Head of Development Management – Community Development Services 

 

1.0 Purpose of the report 
 
1.1 To determine an application for Listed Building Consent that proposes remedial 

works to repair, restore and replace Museum Steps along with associated works to 
the adjoining retaining wall and metal work. 

 
1.2 The proposal is being considered by the Scarborough and Whitby Planning 

Committee as Listed Building Consent has been submitted by North Yorkshire 
Council to undertake works on land within the Council’s ownership. 

 
 
2.0 SUMMARY 
 

RECOMMENDATION: That listed building consent be APPROVED subject to the 
conditions listed at the end of the report. 

 
2.1 This application seeks Listed Building Consent to restore, repair and where required, 

replace the stone steps known as ‘Museum Steps’ within Museum Terrace. Works are also 
required to remediate the north and south walls, a structural beam and handrails. 

 
2.2 Museum Steps are part of a group listing that includes; 1 – 6 Museum Terrace and wall and 

steps up to Cliff Bridge Terrace. The steps are Grade II listed and are closely related and 
part of the setting to the Grade II* listed Rotunda Museum also within Museum Terrace. 

 
2.3 Museum Steps comprise two sections, a lower and main set of steps providing an important 

and popular thoroughfare for pedestrians from Scarborough Town Centre to South 
Sands/Foreshore Road connecting Museum Terrace to Spa Bridge and Cliff Bridge Terrace 
situated above. The access route has been closed to the public for some time due to 
significant movement to the steps rendering them unsafe for public use. The Council, 
therefore, seeks consent to undertake necessary remediation works to reinstate this historic 
and well used thoroughfare. 

 
2.4 Key considerations relate to whether the proposed works are in accordance with S.16(2) of 

the Planning (Listed Buildings and Conservation Areas) Act 1990 that requires, the LPA to 
have special regard to the desirability of preserving listed buildings or their setting or any 
features of special architectural or historic interest which they possess. In doing so, your 
Officers have assessed, the level of intervention required to make good the steps and 
retaining wall, the impact upon the original fabric; as well as ensuring that works are fully 
justified using an appropriate method and choice of material to meet the statutory 
requirements.  
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2.5 The works are considered substantive, involving the insertion of a frame to support the 

steps with issues of drainage and subsidence noted but were not adequately assessed 
within the original submission. As such, following consultation with the Council’s Principal 
Conservation Officer (PCO), it was determined necessary for a further inspection to be 
undertaken by a conservation accredited structural engineer and the results presented 
within a report by them along with an appropriately revised Heritage Statement to support 
the application. 

 
2.6 The report by Structural and Civil Consultants Limited has subsequently been received and 

upon their advice, the remedial work to support the steps has been revised. Principally, the 
scheme no longer seeks the use of a concrete frame and padstone support to bear the load 
of the main step; a less invasive solution is now proposed that seeks the installation of steel 
frame anchored to the side walls. 

 
2.7 Upon reconsulting with the Council’s PCO, the proposed alternative methodology set out 

withing the aforementioned structural report has been agreed. However, some detail 
remains outstanding and therefore, your Officers in agreement with the Council’s PCO 
consider the use of pre-commencement conditions to be appropriate in this case to ensure 
appropriate heritage protection and vital details (technique and methodology) are approved 
ahead of works taking place. 

 
2.8 While the Town and Country Planning Act regulations require applicants to formally agree 

to the pre-commencement conditions for planning permissions, this specific restriction does 
not apply to Listed Building Consent. Notwithstanding, the Agent has had sight of the pre-
commencement conditions and agreed to their imposition. 

 
2.9 Following further inspection, supporting reports and a revised scheme, your Officers 

recommend Listed Building Consent be approved, subject to the conditions specified at the 
end of this report. 
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3.0 Preliminary Matters 
 
3.1 A valid application was received by North Yorkshire Council on 4th November 2025. The 

scheme was publicised by 2 No. Site Notices positioned along Cliff Bridge Terrace and the 
lower section of Museum Terrace. The consultation period expired 7th December 2025. An 
extension of time has been sought to allow the necessary investigations, revised plans and 
additional information to be submitted and also for the scheme to be presented to Members 
of the Area Planning Committee. 

 
3.2 Relevant Planning History  
 

SCA05/00843/FL - Environmental improvements to garden and public open space at Valley 
Gardens, north and south of Valley Road, and the roundabout associated with the Rotunda 
development. Permission granted May 2005. 

 
3.3   Access to the case file on Public Access can be found here SCAZF25/01164/LB | Repair, 

restoration and replacement of Museum Steps including works to retaining walls and metal 
work | STREET RECORD Museum Terrace Scarborough North Yorkshire 

 
4.0 Site and Surroundings 
 
4.1 Museum Steps forms part of a terrace, wall and steps included with an Historic England 

Grade II list entry. The steps include the main upper set, approximately 10 metres long and 

3 metres wide, consisting of two flights and a small landing area and a small set of lower 

steps and retaining wall to the south.  

4.2 The steps adjoin and are integrated, both physically and historically with Cliff Bridge Spa 

(also Grade II listed). The bridge and steps are located within close proximity to Scarborough 

Town Centre. Cliff Bridge, provides a pedestrian and cycle route from South Cliff Gardens 

over Valley Road/Valley Gardens below, whilst Museum Steps lead up to Cliff Bridge/St 

Nicholas Cliff via Museum Terrace providing a route south from the Town Centre to the South 

Sands/Foreshore area. 

4.3 There are several landmark buildings within the vicinity of Museum Steps, namely the 

Rotunda Museum (1829 Grade II* listed), Cliff Bridge Terrace – now Bike and Boot Hotel 

(circa 1840 Grade II listed), Cliff End House (late C18 Grade II* listed) and The Grand Hotel 

(1863-1867 Grade II* listed). 

4.4 Valley Gardens and The Crescent lie to the west of the site, Scarborough Town Centre to 

the north, South Sands/Foreshore Road to the east and Valley Road/Aquarium Top 

roundabout to the south. 

4.5 The site lies within the designated Scarborough Conservation Area. 

 
5.0 Description of Proposal 
 
5.1 The works seek to remediate Museum Steps through their repair, restoration and, where 

required, reinstatement. The steps comprise a set of steps south of the main staircase and 
the main staircase itself, along with the adjoining retaining and abutment walls. Both sets of 
steps and adjoining walls are stone constructed. 

 
5.2 During the course of the application revised documents were received that superseded the 

original submission. The up-to-date list of plans and documents are as follows:  
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Design and Heritage Statement ref. HW2306.01-APS-XX-XX-DAS Rev 4 received 1st July 
2026; 
Location Plan and Extent of Works ref. HW2306.01-APS-XX-XX-DR-S-000003 received 
15th April 2026; 
Proposed Remedial Work ref. HW2306.01-APS-XX-XX-DR-S-000001 P04 received 15th 
April 2026; 
Structural Notes ref. HW2306.01-APS-XX-XX-DR-S-000001 P03 received 15th April 2026; 
Conservation Engineers Report ref. A3559 by Structural and Civil Consultants Ltd received 
15th April 2026. 

 
5.3 The following works are detailed within the revised submission: 
 

Upper Main Staircase 

Works include:  

(a) Removal of the stone steps (numbered and stored for reinstatement); 

(b) Make good any defects to the stonework at the bearings; 

(c) Removal of stones to the central wall to allow beam installation; 

(d) Installation of steel brackets fixed with steel bolts into joints in the stonework to the side 

walls; 

(e) Installation of galvanised steel beams; 

(f) Replacement of both upper and lower stone steps onto new beams, re-bedding and 

repointing with lime mortar as required. 

Remedial Work to the North and South Wall 

Works include: 

(a) Repoint following removal of cement pointing (NHL 2 or hot lime mix tbc) 

(b) Corrosion cleaned from the steel beams bearing into the south wall and new coasting 

applied. 

Lower Steps and Retaining Wall 

Works include: 

(a) Pointing of open joints at the coping stones and cracks to corner joints 

(b) Introduction of weepholes to reduce water pressure and staining. 

5.4 Repair and repointing is also proposed to the parapet and coping stones to better secure 

the wrought iron railings upon the Cliff Bridge retaining walls and adjoining walls to the 

lower steps. 

5.5 Prior to works taking place, the information supplied indicates that a stone mason 

specialising in historic buildings/structures will be enlisted to inspect and advise accordingly 

before any work is undertaken. 

6.0 Planning Policy and Guidance 
 
6.1 Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 

that, in considering whether to grant Listed Building consent for any works the local 

authority shall have special regard to the desirability of preserving the building or its setting 
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or any features of special architectural or historic interest which it possesses. The following 

contains policy and guidance pertinent to the making of such an assessment. 

Adopted Development Plan 
 

6.2 The adopted development plan (ADP) for this application site is the Scarborough Borough 

Local Plan 2011 - 2032 adopted 2017. 

Emerging Development Plan 
 
6.3 The North Yorkshire Plan is the emerging development plan for this site though no weight 

should be applied in respect of this document at the current time as it is at an early stage of 
preparation. 

 
Guidance - Material Considerations 

 
- National Planning Policy Framework 
- National Planning Practice Guidance 

 
7.0 Consultation Responses 
 
7.1 An initial round of consultation relating to the original submission took place in November 

2025. Following the advice of the Council’s Principal Conservation Officer, Align Property 
Services instructed a conservation accredited engineer to undertake an inspection and 
survey. Subsequently, revised plans and structural survey were received in April 2026. The 
re-consultation on the revised scheme to consultees was carried out in May 2026. A 
summary of the comments received in response are as follows: 

 
7.2 Historic England – There is no statutory requirement for Historic England to be consulted on 

this application. 
 
7.3 Principal Conservation Officer NYC in responding to the original submission comment; 

whilst I have no objection in principle to the restoration of Museum Steps, from a heritage 
perspective there is important documentation required to support and explain the extent of 
the intrusive works. I advise a suitably qualified structural engineer who has significant 
experience dealing with listed and historic buildings/structures is engaged before 
determining what works and the extent of intrusive works are required.  

 
The works are substantive, which along with issues of drainage and subsidence from 
previous concrete support work is mentioned but not assessed. 

 
I cannot offer support at this time. 

 
The PCO was subsequently reconsulted upon the receipt of the revisions and commented 

that there is potential for full support to the amendments following receipt of additional 

information as set out within the recommended pre-commencement conditions. 

An updated Design, Access and Heritage Statement (DAHS) was submitted on 15 April 

2026. The HS section of the DAHS does not meet the requirements of para 207 of the 

National Planning Policy Framework (NPPF). 

The Heritage Statement should include the legislation related to designated heritage 

assets, making reference to NPPF (with ref to Chapter 16), the Planning (Listed Buildings 

and Conservation Areas) Act 1990 and relevant policy within the Scarborough Local Plan. 
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A structural survey undertaken by a CARE (conservation) - accredited structural engineer 

recommends an appropriate repair solution for the steps. The report provides a sufficient 

assessment of the condition and proposes a suitable repair scheme. However, there remain 

certain elements for which further information is required. Should this information not be 

submitted prior to the determination of this application, it could be secured through pre 

commencement conditions. 

Further information is sought for proposed works affecting the wrought iron handrail and 

railings, stone repairs and any replacement stone, lime mortar and pointing.  

Subject to the approval of the details, it is considered that the proposals would sustain the 

significance of the heritage assets in accordance with para. 210 of the NPPF and provide 

clear and convincing justification as required by para. 212 of the NPPF. 

7.4 Principal Archaeologist (NYC) – The area has a history for the discovery of human remains 
from a cemetery associated with the former Medieval hospital of St Nicholas, which was 
established around 1297 AD for those suffering with leprosy. 

 
Whilst it is likely, any human remains would already be displaced, it has been known that 
Victorian builders would place remains in voids, either as a macabre joke for future builders 
to find or for superstitious purposes. 

 
Therefore, an advisory note is considered sufficient to highlight that should remains be 
found, then works must stop until the requisite license from the Ministry of Justice has been 
sought for their removal and that this should be undertaken archaeologically.   

 
7.5 Scarborough Town Council – Support the proposed works, noting a detailed heritage 

consultation. 
 
7.6 The Garden Trust – The listing entry describes South Cliff and Valley Gardens, a Grade II 

Registered Park and Garden (RPG) as “comprising a series of seaside walks and gardens, 

laid out as a publicly and privately owned features from the mid C19 to the 1930s, including 

work by Joseph Paxton in the 1850s. The Museum Steps are just outside of the RPG and 

provide access to it from the upper levels of the town. 

We neither approve nor disapprove of the proposal. 

7.7 Scarborough Town Council – Support the application. 

Local Representations 
 
7.8 There has been 1no representation received in response to the application. A summary of 

the comment is as follows: 
 

- The steps have been closed for some time; 

- They are an important town centre pathway providing access to Museum Terrace and 

the Rotunda Museum; 

- Local residents have raised concerns with the Highway Authority, local councillors and 

MPs over the years; 

- Concern over the proposed use of concrete and weight of this given apparent 

subsidence. 

- The proposal appears over-engineered/excessive. 
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8.0 Environmental Impact Assessment 
 
8.1 The development proposed does not fall within Schedule 1 or 2 of the Environmental 

Impact Assessment Regulations 2017 (as amended). No Environmental Statement is 
therefore required. 

 
9.0 Main Issues 
 
9.1 Museum Terrace (Nos 1 – 6 consec) and rail and steps up to Cliff Bridge Terrace are Grade 

II listed as a whole. Museum Steps and the adjoining retaining and abutment walls forming 
part of the group listing and status. 

 
9.2 In line with the point of law set out at section 6, the first consideration for the Committee is 

whether the proposed works preserve the Listed Building or its setting or any features of 
special architectural or historic interest which it possesses.  

 
10.0  Assessment 
 
10.1 The main consideration in relation to this listed building consent application is the impact of 

the proposals on the listed building itself, as a designated heritage asset.  In determining 
the application, the LPA needs to take account of its statutory duty under S.16(2) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the 
desirability of preserving listed buildings or their setting or any features of special 
architectural or historic interest which they possess.  Guidance in Section 16 of the National 
Planning Policy Framework sets out advice on the conservation of the historic environment 
and includes a number of paragraphs against which the proposals need to be assessed.  In 
addition, Policy DEC5 of the Scarborough Borough Local Plan requires that proposals 
affecting a designated heritage asset should conserve those elements that contribute to its 
significance and states that harm to such elements will only be permitted where this is 
outweighed by the public benefits of the proposals. 

 
10.2 Museum Steps form part of an important pedestrian thoroughfare between Scarborough 

Town Centre and South Sands, connecting a small parade of commercial properties and 
the Rotunda Museum along Museum Terrace. The steps have been deemed unsafe and 
cordoned off to the public for a considerable time. North Yorkshire Council therefore, seek 
to undertake appropriate remedial works to repair Museum Steps so that they can re-open 
to the public. 

 
10.3 The application seeks Listed Building Consent (LBC) as Museum Steps and the adjoining 

walls feature within the group Listed Entry for Museum Terrace as a whole and provide a 
valuable contribution to the appearance and setting of Museum Terrace and Rotunda 
Museum (Grade II* Listed); an in views from Valley Gardens and Spa Bridge where the 
stone terrace is part of the wider ‘townscape’. The curved stone retaining wall and steps 
leading up to Cliff Bridge Terrace continuing the line of buildings to the east and in the 
foreground of Cliff Bridge Terrace and the Grand Hotel (Grade II* Listed).  

 
10.4 The proposal therefore seeks to undertake remedial works to Museum Steps and its 

adjoining structures and features, including the retaining and abutment walls, a structural 
beam and handrails in order reinstate this feature. 

 
10.5 In order to verify the substantive work required, the application is supported by an 

engineer’s report that outlines the overall condition of the steps and walls. Describing the 
structures as ‘extremely poor’ with, amongst other things, large gaps between treads, steps 
cracked and visibly sagging, copings missing or to have moved and weathered stonework. 
Further, this has been compounded by persistent water seepage and movement to the 
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walls. The report provides evidence of this, including several photographs detailing the 
extent of the damage. 

 
10.6 Following the Council’s Principal Conservation Officer’s (PCO) concern regarding the 

intrusive work as proposed within the original submission, your Officers engaged with Align 
Property Services to request specialist input necessitating further investigation and for the 
results to be presented in a supporting survey. This resulted in a revised scheme of works 
and, principally, the omission of the original proposal that sought to implement a concrete 
frame. The use of a steel support system is proposed alternatively, in order to remediate 
the steps. 

 
10.7 The engineer’s report outlined that the chosen method of repair/remediation is considered 

to be the optimum approach and sympathetic to the listed structure. The proposed works, 
minimises intrusive intervention whist seeking to preserve existing stonework by employing 
a steel beam and anchor technique to strengthen the staircase without necessitating 
extensive dismantling or removal. The original stonework will be preserved where no losses 
to have occurred, with planned repointing using an appropriate mortar (composition and 
technique to be approved by condition). 

 
10.8 Whilst the PCO is satisfied that the revised scheme can be supported, as intimated above 

there remains key detailing which has not been documented, and your Officers require 
further assurance that the works can be undertaken appropriately. Therefore, the use of 
pre-commencement conditions is recommended, confirming the details for the wrought iron 
railings, handrails, stone and mortar repairs.  

 
10.9 Paragraph 212 of the NPPF requires great weight to the given to the (heritage) asset’s 

conservation. Paragraph 213 seeks to ensure that any harm to, or loss of, the significance 
of a designated heritage asset (from its alteration or destruction, or from development), 
should require clear and convincing justification. The works are considered vital to preserve 
the structure, as outlined within the allied Heritage Statement, to not intervene would result 
in further deterioration.  

10.10 As a result of the deviation from the original construction method, with the insertion of the 
steel frame and use of replacement stone, where the original is beyond repair, your Officers 
conclude that the works would result in less than substantial harm, albeit limited, noting that 
the frame would be concealed and the works, as highlighted above appropriately justified 
by the conservation accredited engineer. 

 
10.11 Where a development will lead to less than substantial harm to the significance of a 

heritage asset, this harm should be weighed against the benefits of the proposal including, 
where appropriate, securing its optimum viable use. Not only will the works ensure the long-
term preservation of the heritage asset, the re-opening of the steps upon completion will 
provide significant public benefit reinstating the access along Museum Terrace and Spa 
Bridge allowing a direct route to the Cliff Bridge residences, commercial premises and 
Rotunda Museum, who have been inconvenienced for some time, and more widely the 
town centre and South Sands and encouraging pedestrian movement in general.  

 
10.12 Accordingly, as set out within LPP DEC 5 and paragraphs 212, 213 and 215 of the NPPF, 

the works seek to conserve the historic and architectural significance of the Listed Buildings 
and associated structures. To conclude, the proposed works are clearly justified and 
considered essential to the longevity, as well as the functionality of the structures; thereby, 
preserving their historic fabric and significance. The limited, less than substantial harm 
identified would be outweighed by the public benefits of the proposal. 

 
11.0 PLANNING BALANCE AND CONCLUSION 
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11.1 The main issue is whether or not the proposed works will preserve the special interest of 

the Listed Building comprising Museum Terrace as a whole.  

11.2 Your Officers have given the proposal careful consideration, being mindful of the duties 

imposed by Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

Whilst there would be some limited ‘less than substantial harm’ accrued by the 

development, the harm has been clearly justified and the identified public benefit in the 

restoration and reinstatement of the steps and associated structures, would outweigh the 

harm. 

11.3 Considerable importance and weight is given to the desirability of preserving the Listed 

Building when carrying out the balancing exercise, and in doing so your Officers consider 

that the proposal preserves the special interest and significance of the listed building in 

accordance with policy DEC5 of the Local Plan and the overarching objectives of Section 

16 of the NPPF. 

12.0 RECOMMENDATION 
 
 That Listed Building Consent is APPROVED, subject to the conditions listed below. 
 

Compliance Conditions 
 

Condition 1 
 

The works hereby permitted shall be begun on or before three years from the date of this 
permission. 

 
Reason: To ensure compliance with Section 18 of the Planning (Listed Building and 
Conservation Area) Act 1990. 

 
Condition 2 – Approved Plans 

 
The works hereby permitted shall be carried out in accordance with the approved plans and 
documents listed as follows: 

 
Design and Heritage Statement ref. HW2306.01-APS-XX-XX-DAS Rev 4 received 1st July 
2026; 
Location Plan and Extent of Works ref. HW2306.01-APS-XX-XX-DR-S-000003 received 
15th April 2026; 
Proposed Remedial Work ref. HW2306.01-APS-XX-XX-DR-S-000001 P04 received 15th 
April 2026; 
Structural Notes ref. HW2306.01-APS-XX-XX-DR-S-000001 P03 received 15th April 2026; 
Conservation Engineers Report ref. A3559 by Structural and Civil Consultants Ltd received 
15th April 2026. 

 
Reason: For the avoidance of doubt. 

 
Pre-commencement Conditions 

 
Condition 3 

 
Prior to commencement of works, a methodology statement shall be submitted to the Local 
Planning Authority for the following works: 

 
• the method of cleaning the wrought-iron handrail and railings 
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• the method of cleaning the steel beam (underneath the viewing platform) 
• the methodology for wrought-iron work repairs (whether forge welding or Arc welding). 
• Scaled drawings at a scale of 1:20 for any replacement or new sections of handrail 
proposed and their fixings to the masonry. 

 
The works shall be undertaken strictly in accordance with the approved details. 

 
Reason: To ensure that the appropriate methodology, techniques and materials are 
employed in the undertaking of the restoration works in the interests of the preservation and 
enhancement of the listed structure in accordance with Policy DEC 5 of the Scarborough 
Borough Local Plan. 

 
Condition 4 

 
Prior to commencement of works, the following shall be submitted to the Local Planning 
Authority for written approval: 

 
1. a methodology 
a) for the retrieval, removal, numbering and storing of the upper and lower stones of the 
steps for their subsequent re-instatement, inclusive of where and how the steps will be 
stored. 
b) outlining the cleaning and repair process and the source for any new stonework. A 
sample of new stonework shall be provided on site for inspection. 
2. a detailed plan indicating a) all areas (exact locations) of stone to be replaced / repaired 
3. Samples of new stonework provided on site for inspection, with details submitted to the 
local authority for approval in writing. 

 
The works shall be undertaken strictly in accordance with the detailed plan and 
methodology. 

 
Reason: To ensure that the appropriate methodology, techniques and materials are 
employed in the undertaking of the restoration works in the interests of the preservation and 
enhancement of the listed structure in accordance with Policy DEC 5 of the Scarborough 
Borough Local Plan. 

 
Condition 5 

 
Prior to commencement of works, the details for the new mortar mix shall be provided for 
works to the steps, external and internal retaining walls and spine beam and for the lime 
render mix for the rendered strip at the base of the southern stair well shall be submitted to 
and approved in writing by the Local Planning Authority. This shall also include sample 
areas of the re-pointing which shall be made available for inspection and be subject to 
written approval. 

 
Reason: To ensure that the appropriate methodology, techniques and materials are 
employed in the undertaking of the restoration works in the interests of the preservation and 
enhancement of the listed structure in accordance with Policy DEC 5 of the Scarborough 
Borough Local Plan. 

 
Informatives 

 

In the event that human remains relating to the Medieval hospital of St Nicholas are 
discovered, then works should stop immediately and the contractor is advised that a 
Ministry of Justice Licence under the Buriel Act 1854 must be obtained. Thereafter any 
works should only take place in accordance with the conditions of that licence.  
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Target Determination Date: 20th August 2026 

 
Case Officer: Mrs Amy Harrap 
                       amy.harrap@northyorks.gov.uk  
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