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1.0  Purpose of the Report 

1.1     To determine a planning application for continued commercial use (Class E) or new 
drinking establishment use (Sui Generis) of basement, lower ground floor and part 
of upper ground floor; change of use of upper floors (including part of upper ground 
floor) from commercial use (Class E), and erection of rooftop extensions, to create a 
total of 34 apartments (Class C3); external alterations including removal and 
replacement of canopies and shop fronts, repairs (and replacement where 
necessary) to slate roof and windows in the early 20th century elements of the 
building, and removal and re-cladding of the facades of the 1960s elements of the 
building and replacement of all windows to those 1960s elements of the building. on 
land at 22-30 Parliament Street, Harrogate, North Yorkshire, HG1 2RQ. 

1.2    This application is referred to the Planning Committee because it is considered to 
raise significant planning issues such that it is appropriate to be considered by the 
Committee.  

 
2.0 EXECUTIVE SUMMARY 
 

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

 
2.1. Full planning permission is sought for a proposed development involving the retention 

and conversion of the former Debenhams department store in Harrogate town centre. 
The proposed development includes the retention of commercial uses on the lower 
floors of the building, including the potential (sui generis) use of those areas as a 
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drinking establishment, and the conversion of the upper floors, including roof 
extensions, to provide 34 residential apartments.  
 

2.2. The development would also include alterations to the existing buildings within the 
site, including repairs to parts of the historic buildings in the southern part of the site, 
and façade replacement works to some of the later additions to the building.  
 

2.3. The older buildings within the site are considered to be a non-designated heritage 
asset. The site is within Harrogate Conservation Area and there are a number of 
listed buildings in the vicinity of the site. The buildings occupy a prominent position on 
a main thoroughfare within Harrogate town centre and have been vacant for a 
number of years following the closure of the Debenhams store.  
 

2.4. The main issues for consideration in this application include the effects of the 
development on heritage assets (including the non-designated heritage asset within 
the site, the settings of listed buildings nearby, and Harrogate Conservation Area), 
residential amenity, highway safety, ecology and biodiversity, and fire safety.  
 

2.5. Some aspects of the proposed development would result in harm to the significance 
of the non-designated heritage asset within the site, and less than substantial harm to 
the Harrogate Conservation Area and to the settings of nearby listed buildings. 
 

2.6. However, the proposed development would also provide a number of public benefits. 
These include bringing a vacant building, on a large and prominent site within 
Harrogate town centre, back into use to provide commercial space and new 
residential apartments within the town centre, which would contribute to the vitality 
and viability of the town centre and to housing supply in the town.  
 

2.7. The public benefits would also include heritage benefits, including repairs to the 
existing historic buildings within the site, and the replacement of the façades of later 
parts of the buildings, and of existing shop fronts and canopies, with replacements 
which would be more sympathetic to their historic surroundings. 
 

2.8. It is considered that the public benefits that would arise from the development would 
outweigh the harm to the non-designated heritage asset within the site, and the less 
than substantial harm to the settings of nearby listed buildings and to the 
conservation area in this case. 
 

2.9. The proposed development is considered acceptable in other regards, including in 
relation to residential amenity, highway safety, ecology and biodiversity, fire safety 
and other matters, subject to conditions, and to a S106 agreement to cover relevant 
matters, as set out below.  
 

2.10. It is therefore concluded that the proposed development would be acceptable, and it 
is recommended that planning permission is granted, subject to the conditions 
suggested below and the prior completion of a S106 agreement to cover the matters 
identified in Table 1.  
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3.0 Preliminary Matters 
 
3.1. Access to the case file on Public Access can be found here.  

 
3.2. This is a revised application, which was submitted following the withdrawal of a 

previous application that sought planning permission for the demolition of the existing 
buildings and the redevelopment of the site with a new building comprising two 
commercial units and 50 residential apartments above. A separate application 
seeking listed building consent for the removal of materials adjoining an adjacent 
listed building in association with the then-proposed demolition of the existing building 
was also withdrawn. Details of these applications and the site’s planning history are 
set out below.   
 

3.3. Revised and additional plans and information have been received during the course 
of the current application. This included, in April 2024, revised and additional plans 
and information which included amendments to some aspects of the design and 
detailing of the proposed development, and further information and clarification on 
some matters, in response to comments and feedback from the case officer, 
consultees and other interested parties.  
 

3.4. The application was re-publicised following the submission of those revised and 
additional plans and documents which were received in April 2024.  
 

3.5. Further revised plans and additional clarification on some matters have subsequently 
been received. Those further submissions included minor amendments to internal 
apartment layouts and the positions of some proposed new windows, further 
information and clarification on some matters including some aspects of architectural 
detailing, and amendments to clarify and address discrepancies between some of the 
submitted drawings.  
 

3.6. The application was again re-publicised following the receipt of those further 
revised/additional plans and details, and re-consultations have been sent to relevant 
consultees.  
 

3.7. The following planning history is relevant to this site and application: 
 
21/04955/FULMAJ – Demolition of former department store and construction of a 
new building comprising two commercial units for flexible commercial uses (Use 
Class E(a),(b),(d) and Sui Generis (drinking establishment)) and 50 residential 
apartments above. Withdrawn 17.05.2022. 
 
21/04956/LB – Listed Building Consent for removal of materials that are adjoined to 
Westminster Arcade as part of demolition of adjacent unlisted department store. 
Withdrawn 17.05.2022. 
 

3.8. Other planning history for the site relates to earlier applications for works including 
alterations to the buildings and the installation of plant, and applications for signage 
relating to previous uses of the building. 
 

https://uniformonline.harrogate.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=S0GVGSHYH6M00
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4.0 Site and Surroundings 
 
4.1. The application relates to the site and buildings of the former Debenhams department 

store, in Harrogate town centre. The site has three road frontages, facing 
Parliament Street to the west, Oxford Street to the south, and Union Street to the 
east. The ground floor frontages on Parliament Street and Oxford Street formerly 
served as the shop fronts to the department store and include large shop windows 
and customer entrances, whilst the frontage on Union Street includes the former 
service entrance.  
 

4.2. The site is in the Harrogate Conservation Area and comprises a number of adjoining 
buildings. The oldest part, in the southern part of the site, includes a red brick building 
dating from the early 20th century and designed in an Arts and Crafts style, including 
stained glass windows and ornate ironwork details. The site also includes later 
additions to those older buildings, including part of the building on Parliament Street 
which was added in the 1960s and has a more modern façade, and buildings on 
Union Street.  
 

4.3. The earlier parts of the buildings are considered to be of heritage significance and are 
identified as being a non-designated heritage asset.  
 

4.4. The adjacent building to the north of the site, 32 Parliament Street, is a grade II listed, 
late Victorian stone building, which houses Westminster Arcade. The site is also close 
to the Royal Baths, a grade II listed building to the west/north west, and the grade II 
listed building, Wesley Chapel, on Oxford Street to the east. There are also a number 
of grade II listed buildings further along Parliament Street, and on King’s Road, to the 
north. The conservation officer, in their comments, also identifies that the site ‘lies in 
proximity to numerous non-designated heritage assets’.  

5.0 Description of Proposal 
 
5.1. This application seeks full planning permission for the continued commercial use 

(Class E), or a new drinking establishment use (sui generis) for the basement, lower 
ground floor and part of the upper ground floor of the building.  
 

5.2. The application also seeks full planning permission for the change of use of the upper 
floors of the building (including the remainder of the upper ground floor) from 
commercial use into residential use, including the erection of rooftop extensions, to 
create a total of 34 apartments (9 x 1-bedroom apartments and 25 x 2-bedroom 
apartments). 
 

5.3. The main proposed rooftop extension would be part single storey and part two storey 
in height, providing accommodation at third floor level (alongside some third floor 
accommodation proposed within the existing building) and, in part of the extension, a 
number of apartments at fourth floor level. It would be flat-roofed and set back from 
the edges of the existing building’s roof, with roof terraces around it serving the upper 
floor apartments within the extension. It would incorporate large sections of glazing to 
its external walls, framed by bronze-coloured sections of cladding. The lift tower to the 
roof of the building would also be clad in bronze-coloured cladding.  
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5.4. Some demolition works are proposed as part of the development, including in the 
central part of the existing buildings, to create a central, landscaped courtyard at first 
floor level, around which the upper floor apartments would be arranged, with external 
walkways at upper levels around the internal courtyard providing access to the 
apartments on the floors above.  
 

5.5. Other alterations to the buildings are also proposed, including the removal of the 
existing façade to the 1960s part of the building facing Parliament Street and its 
replacement with a stone-clad façade, including a new ground floor shop front and 
new windows above. The existing façade to the newer part of the rear of the building, 
facing Union Street, is also proposed to be replaced with a new façade, finished in 
brick to match the existing, early 20th century part of the building. The windows in that 
newer part of the façade facing Union Street are also proposed to be replaced. 
 

5.6. The existing ground floor shop fronts are proposed to be removed from the older, 
early 20th century parts of the building on Parliament Street and Oxford Street, and 
replaced with timber shopfronts. A new, metal-framed canopy with a glazed roof is 
proposed alongside part of the new shopfronts, wrapping around the corner of 
Parliament Street and Oxford Street.  
 

5.7. A smaller roof extension, finished in brick to match the existing building, is proposed 
at second floor level on the early 20th century part of the building on the corner of 
Oxford Street and Union Street, creating an apartment on the second floor of the 
building. This extension would have a flat roof, creating an outdoor terrace which 
would serve one of the apartments on the third floor. Alterations to the roof of the 
early 20th century part of the building facing Union Street are also proposed, including 
the removal of two small dormers and alterations to the other existing dormers in this 
part of the roof. 
 

5.8. Elsewhere on the upper floors of the early 20th century part of the building, existing 
features and detailing are proposed to be retained and repaired as far as possible. 
This would include the retention and repair of the metal-framed upper floor windows 
(including existing stained glass in those windows) and existing cast iron rainwater 
goods as far as possible, as well as repairs to existing brickwork and stone detailing.  
 

5.9. Refuse collections and servicing would take place from Union Street, to the rear, and 
bin storage areas are proposed within the building near the Union Street entrance. 
Six vehicular parking spaces, including one disabled parking bay, are proposed at 
lower ground floor level in the rear part of the building, together with cycle parking 
provision, with vehicular access via a proposed vehicle lift from Union Street.  

6.0 Planning Policy and Guidance 
 
6.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all 

planning authorities must determine each application under the Planning Acts in 
accordance with Development Plan so far as material to the application unless 
material considerations indicate otherwise. 
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Adopted Development Plan  
 

6.2. The Adopted Development Plan for this site is: 
- Harrogate District Local Plan 2014-2035 (adopted 2020) (the Local Plan); 
- Minerals and Waste Joint Plan (adopted 2022) 

 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. Relevant guidance for this application is: 

- National Planning Policy Framework December 2024 (NPPF) 
- National Planning Practice Guidance (PPG) 
- National Design Guide 2021 
- Harrogate Affordable Housing Supplementary Planning Document (SPD) 
- Harrogate Provision of Open Space and Village Halls SPD 
- Harrogate Heritage Management Guidance SPD 
- Harrogate Air Quality SPD 
- Harrogate Providing Net Gain for Biodiversity SPD 
- Harrogate House Extensions and Garages Design Guide SPD 
- Harrogate Conservation Area Character Appraisal 
- Landscape Design Guide 2023 

7.0 Consultation Responses 
 
7.1. The following consultation responses have been received and have been 

summarised below.  
 

7.2. Division Member(s): No comments received.   
 

7.3. Building Control: A Building Regulations application will be required. Due to the 
height of the property, it is likely that this will now fall under the jurisdiction of the 
Building Safety Regulator.  
 

7.4. Conservation Officer: (Following the receipt of revised plans during the application). 
‘Whilst acknowledging that the 1960’s component fronting Parliament Street offers 
little to the established historic character of the Conservation Area, the earlier 
components of the development site are of heritage significance’. Has been identified 
as a non-designated heritage asset. Comments provided regarding significance of the 
building.  
 
Site is within Harrogate Conservation Area. It lies adjacent to 32 Parliament Street, a 
grade II listed building, and other listed buildings are identified nearby. ‘Additionally, 
the site lies in proximity to numerous non-designated heritage assets interspersed 
with later 20th century buildings which collectively form traditional street scenes along 
Parliament Street and Oxford Street’. 
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Whilst building is of heritage significance, observe that it is currently ‘vacant and 
deteriorating’.  
 
Details of proposed repair works could be covered by conditions if permission was 
granted. Replacement shop fronts proposed have traditional features. Considered to 
be ‘sympathetic to the host, and to the character of the Conservation Area’.  
 
Retention of 1960s block ‘saves the embodied carbon of new building construction 
which is deemed an environmental benefit’. Proposals include ‘improvements to the 
appearance of the 1960s component of the site’. ‘The result is a restrained and clean 
treatment of quality which complements the ornateness and detailing of the adjoining 
listed building, and non-designated heritage asset.’ Acknowledge that 1960s block 
‘sits awkwardly proud of the Grade II listed Arcade (No. 32 Parliament Street)’. 
Although proposed scheme does not alter this relationship, consider that ‘proposed 
design treatment would assist in ameliorating this harmful junction in terms of 
appearance, offering an opportunity to enhance the listed building’s immediate 
setting, and harmonising the streetscape’. 
 
Works proposed to convert upper floors to apartments. ‘Material palette includes 
Portland Stone, brick, bronze metal cladding and glass, and reorganises building 
fenestration (particularly on the Union Street elevation). The result is a contemporary 
architectural expression which seeks to mediate between the established character of 
the host and Conservation Area and the modern idiom’.  
 
‘Only critique in respect of the design relates to the roof treatment. The established 
roofscape within the Conservation Area is characterised by traditional pitched and 
hipped roof forms. This is particularly prevalent on the east side of Parliament Street. 
When the proposed roof treatment is evaluated having regard to this character, the 
massing, bulk and expansive glazing and cladding treatment appears incongruous 
and more akin to a cityscape design rather than townscape’.  
 
Consider form, scale and massing of the roof top extension to the non-designated 
heritage asset is ‘harmful to the host and consequently the character of the 
Harrogate Conservation Area’.  
 
NPPF directs that public benefits of any proposed development must be balanced 
against any harm found. Scheme offers heritage benefits ‘to include the safeguarding 
of the historic host and enhancement of its features and fabric; the enhancement of 
the Conservation Area’s character and economic viability; and the setting of the 
Grade II listed building No. 32’.  
  
‘In conclusion, we therefore direct the decision maker to Paragraphs 208 and 209 of 
the Framework which requires that the public benefits arising from the scheme 
(including the identified heritage benefits) be balanced against the identified harm’.  
 
[N.B. Since these comments were provided, the NPPF has been revised, in 
December 2024. The guidance referred to therein (i.e. Paragraphs 208 and 209 of 
the previous version of the NPPF) is now in Paragraphs 215 and 216 of the 
December 2024 version of the NPPF.] 
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7.5. Economic Development: Recognise changing nature of town centres and support a 

mixed-use development at this site. Pleased to see retention of flexible commercial 
uses (Class E) at basement and ground floor level, and don’t have any objections to 
potential of introducing an element of sui generis to allow development of a drinking 
establishment to meet future market demand. ‘Maintaining and enhancing the active 
frontage at this key town centre location is key and will support footfall and economic 
activity’.  
 

7.6. Environmental Health Officer:  
Land Contamination: Site investigation not required, but condition recommended to 
cover the possibility that unexpected contamination is encountered during the 
development.  
 
Noise: Noise report submitted with application which ‘shows awareness of most 
potential noise sources and discusses plant noise as well as noise from the 
commercial use affecting both existing and proposed residents. It also considers the 
noise from existing bars/restaurants in the immediate vicinity of the premises and 
traffic noise’. Noise report includes recommendations for glazing specifications and a 
mechanical ventilation heat recovery system. Conditions recommended.  
[Further comments received following re-consultation in December 2024 noted 
revised plans and elevations – The agent for the application has subsequently 
confirmed that the alterations will not alter the glazing and ventilation requirements 
specified in the noise report referred to in the Environmental Health Officer’s previous 
comments.] 
 
Odour: An odour assessment for kitchen exhaust fumes has been carried out, and an 
odour control system is proposed. Condition recommended requiring the system set 
out in report to be installed and maintained as recommended.  
 
Refuse storage: Note revised service and delivery management plan. Includes plan of 
upper ground floor where a bin storage area is shown. Seems to be bin storage area 
for the whole site. Management deemed responsible for taking bins out to Union 
Street for collection for commercial units (on the same day) for private collection, with 
bins being returned by building management personnel. Domestic refuse bins to be 
collected and returned to the basement by Council staff. This has been checked with 
Council’s Environmental Services ‘and they have advised that the proposed operation 
is possible provided the waste is stored in bulk bins’. ‘This will avoid bins being left 
outside on the kerb for any time. This arrangement appears reasonable for the 
service of the building for refuse storage’.   
 
Other matters: Conditions recommended requiring: Construction Management Plan, 
including measures to be taken to minimise dust and noise and disturbance; 
restrictions on hours of construction; and restrictions on the commercial premises, 
including opening hours and delivery hours. 
 

7.7. Environmental Health - Air Quality: Air Quality Assessment concludes that, 
following adoption of mitigation measures outlined in the assessment, significance of 
construction phase is predicted to be not significant.  
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For operational phase, Air Quality Assessment has considered impact of the 
development at a number of different residential receptors, including those at the 
proposed development. The report concludes that the air quality impact at existing 
receptors is negligible.  
 
Note cycle parking is proposed and Travel Plan submitted. Comments on Travel Plan.  
 
Condition recommended requiring dust management plan, specifying controls to be 
implemented during construction phase to control dust.  
 

7.8. Estates Department: No objections. 
 

7.9. Health and Safety Executive (HSE) – Fire Statement (Planning Gateway One 
consultation): 
(Comments September 2024): Advice provided from the HSE ‘as a statutory 
consultee for developments that include a relevant building’. ‘Following a review of 
the information provided in the planning application, HSE is content with the fire 
safety design as set out in the project description, to the extent it affects land use 
planning considerations.’ Other aspects of the submitted fire statement are noted, 
and advice provided that ‘it will be for the applicant to demonstrate compliance at 
later regulatory stages’ in those regards. Advice provided regarding electric vehicle 
charging spaces.  
 
(Comments following re-consultation December 2024): Submitted fire statement, 
dated 05/04/2024, ‘states the adopted fire safety design standard is BS 9991. HSE 
has assessed this application against BS9991: 2024, which came into effect on 
30 November 2024. HSE acknowledges that the planning application was validated 
before the extant standard came into effect. Where there is a variance between the 
standard applied and the extant standard, that is material to land use planning 
matters, HSE has identified this as supplementary information, for consideration in 
advance of later regulatory stages’.  
 
HSE received second consultation request on 09/12/2024. ‘Following a review of the 
information provided in the planning application, HSE is content with the fire safety 
design as set out in the project description, to the extent that it affects land use 
planning considerations’.  
 
Advise that previous response is read in conjunction with this response.  
 

7.10. Health and Safety Executive (HSE) – Other matters: Proposed development site 
does not currently lie within the consultation site of a major hazard site or major 
accident pipeline therefore HSE does not need to be consulted with regard to those 
matters.  
 

7.11. Highways: Conditions recommended, including in relation to new and altered 
accesses onto Union Street, a Travel Plan (based on the submitted interim Travel 
Plan) and a Construction Management Plan. 
 

7.12. Historic England: (Comments on plans as originally submitted): ‘Occupying a 
prominent position on one of the main roads through Harrogate, 22-30 Parliament 



 

 

11 

Street form part of an iconic commercial street-scene within the town centre.’ 
Comments provided regarding existing buildings on the site.  
 
‘The proposal has been substantially revised following the withdrawal of the previous 
scheme…The proposals look to sustainably reuse these buildings and appropriately 
draw on the site’s historical context. While it is regrettable that the 1960s building still 
sits forward of the Westminster Arcade, on the whole, the proposals relate better to 
the special character and appearance of Harrogate Conservation Area.’ 
 
‘There is an exciting opportunity here for a positive restoration and conversion 
scheme which enables these buildings to be appreciated and enjoyed by the public.’ 
 
‘…the simpler approach to refacing the 1960s building now ensures that it sits more 
comfortably within the conservation area’. ‘The new courtyard garden provides an 
interesting opportunity to incorporate landscaping within the proposals. As this 
courtyard area will share a party wall with the listed Westminster Arcade, we strongly 
encourage consultation with your own conservation officer to ensure that the 
proposed approach to the works adequately safeguards the fabric of this designated 
heritage asset.’ 
 
‘…also welcome the applicant’s commitment to repairing historical fabric…This 
approach, coupled with a sympathetic reinstatement of the shop-frontages and the 
shop canopies, will maximise opportunities to better reveal the significance of these 
historical buildings.’ Strongly encourage continued engagement of Council’s 
conservation officer in the detailed development of these elements.  
 
‘Subject to our advice being incorporated, Historic England supports the application 
on heritage grounds’.  
 
(Comments following receipt of revised plans in April 2024): ‘The amendments 
proposed do not change our position.’ Welcome the applicant’s ‘sustained dialogue’ 
with Council’s conservation officer to overcome some of previous concerns. 
‘Specifically, we note the additional information regarding the treatment of the listed 
Westminster Arcade, the approach to canopies and shop façades, and clarification 
regarding the retention of the stained glass.’ 
 
‘Subject to our advice being incorporated, Historic England supports the application 
on heritage grounds’. 
 
(Comments following further re-consultation December 2024): On the basis of the 
further information, do not wish to offer any further comments. ‘We suggest you seek 
the views of your specialist conservation and archaeological advisers, as relevant’.  
 

7.13. Housing Officer: 30% affordable housing required (10 dwellings). Alternatively, 
provision should be made off-site by way off commuted sum. Methodology for 
calculating commuted sums provided. Support subject to inclusion of commuted sum 
formula. Comments note that submitted Planning Report proposes no affordable 
housing requirement when existing gross floor space of existing buildings are offset. If 



 

 

12 

Vacant Building Credit is approved by the Planning Department, then the calculations 
are approved by Housing.  

(Comments following re-consultation December 2024): Unless any provision for 
Vacant Building Credit or viability submitted, previous comments apply.  
 

7.14. NHS Integrated Care Board (ICB): (Comments on plans as originally submitted): 
Application ‘will give rise to a need for additional primary healthcare provision to 
mitigate the impact arising from the population associated with the proposed 
development’. ‘A developer contribution will be required to mitigate the impacts of this 
proposal’. To be used to fund works at Kings Road Surgery (Moss Healthcare) ‘and/or 
contribute towards a new development related to the Primary Care Network (PCN) 
that will accommodate the additional population created by the proposed 
development.’  

(Comments following received of revised plans in April 2024): Still happy with original 
comments and request. Nothing further to add.  
 

7.15. North Yorkshire Council Education: (Comments based on most recently received 
plans): Contribution of £65,952.25 sought towards secondary school expansion 
places at Harrogate Grammar School and/or Rossett School and/or Harrogate High 
School.  
 

7.16. North Yorkshire Police Designing Out Crime Officer: (Comments on plans as 
originally submitted): Overall design and layout of the proposed scheme considered 
acceptable. Recommendations made regarding some aspects of the design, 
including external lighting, glazing specification for shopfronts, access control 
measures to car lift entrance and cycle store, and security measures for communal 
entrances and upper ground floor windows.  
 
(Comments following receipt of revised plans in April 2024): ‘Pleasing to note that 
crime mitigation measures, such as access control, are to be incorporated into this 
proposal.’ No further comments at this stage.  
 
(Comments following further re-consultation in December 2024): No comments to 
make on the revised and additional plans. Previous responses remain extant.  
 

7.17. North Yorkshire Council Lead Local Flood Authority: (Original comments): ‘The 
submitted documents demonstrate a reasonable approach to the management of 
surface water on the site’. Condition recommended.  

(Comments following further re-consultation December 2024): Not aware that the 
FRA or Drainage Strategy have been amended and previous comments still apply.  
 

7.18. Parks: Commuted sum calculations for open space contributions provided. These 
have been updated following the receipt of revised plans, to reflect the most 
up-to-date revised proposals. Calculations for separate open space typologies 
provided. Total contribution calculated as £42,695.96. 
 

7.19. Private Sector Housing: Advice provided regarding space standards, natural lighting 
and ventilation. Have done some approximate measurements and some of the flats 
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and bedrooms do not appear to meet size requirements specified in latest response. 
Kitchen/living/dining space in some units appears relatively small in relation to size of 
dwelling. Some kitchens/en-suites have no windows for natural ventilation, 
‘appropriate mechanical ventilation must be installed’. Conversion must comply with 
current Building Regulations.  
 
Specific comments regarding layout of rooms in some apartments, where primary 
escape route would be through the kitchen, ‘which is a high-risk room’. ‘Should be 
avoided wherever possible’. If unavoidable, other specified measures must be in 
place. Advice provided regarding fire safety and escape routes. A fire safety risk 
assessment will need to be carried out.  
 
Not clear from plans whether a full-sized kitchen/kitchenette is to be provided in each 
apartment. A kitchenette is not adequate in a self-contained flat. Comments provided 
regarding required size and minimum provision requirements for a kitchen, and 
regarding kitchen layouts.  
 
Cannot comment on commercial premises or communal areas. 
 

7.20. Yorkshire Water: Submitted ‘Drainage Strategy and Flood Risk Assessment’ is 
acceptable. Condition recommended. Responses to subsequent re-consultations 
referred to these comments and confirmed that these comments still apply.  
 
Local Representations 

7.21. Comments were received from Harrogate Civic Society regarding the plans as 
originally submitted, including the following comments: 
 
• Pleased that current application no longer proposes complete demolition of the 

premises.  
• ‘Content with currently proposed uses of the building and keen to see it returned 

to beneficial use and retain its positive place in the conservation area’. 
• Loss of existing façade of 1960s building next to Westminster Arcade ‘will not be 

mourned’, likewise the canopy. Various metalwork and rooftop structures to be 
removed ‘have no aesthetic value’.  

• Content with ‘any arrangements that can work’ regarding internal configuration of 
the building.  

• ‘Good that the important facades of this non-designated heritage asset within the 
conservation area that abuts the Grade II listed Westminster Arcade will be 
retained or improved’. New façade for 1960s building using Portland stone an 
‘undoubted improvement’. Ideally it would have been set back and not forwards 
beyond the front of the Westminster Arcade.  

• Comments regarding some aspects of detail, including junction of new stonework 
and retained building’s brickwork, position of glass balustrade to part of 
Parliament Street façade, and north-facing window on Parliament Street façade.  

• Concerns about ‘lack of depth’ to detailing of new façade on Parliament Street, 
and specific comments made in this regard.  

• Replacement canopy is ‘a great improvement’.  
• Historic ironwork at roof level, and stained glass, should be retained (and stained 

glass relocated somewhere within building if some of it can’t be retained in situ).  
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• Comments regarding proposed materials, dormer windows and glazed 
balustrades to the parts of the building on Oxford Street/Union Street. 
Suggestions regarding proposed dormer windows.  

• Lightweight glazing for new 3rd and 4th floors is ‘highly appropriate’. Setback of 
3rd floor and additional setback of 4th floor ‘very important to avoid undue 
dominance’, especially with regard to Westminster Arcade.  

• Overall, ‘very pleased to see this proposal for re-use of the building and look 
forward to it making a positive contribution to the conservation area and the 
vitality of the town’. Would be grateful if adjustments to design could be made in 
line with comments above before determination.  

 
7.22. Harrogate Civic Society was re-consulted following the receipt of revised plans in 

April 2024 and provided a further response including the following comments: 
 
• Revisions ‘very welcome, in as much as they improve the three main elevations – 

Parliament Street, Oxford Street and Union Street. Changes as they affect the 
elevation facing Westminster Arcade may also be improvements but are less 
generally visible’. 

• Junction between new stone façade and brickwork of existing building on 
Parliament Street ‘has been redesigned to good effect’.  

• Balconies now pushed back from edges of building – a further improvement. 
• Change of cladding colour from grey to bronze ‘should help to meld the new with 

the red brickwork’.  
• Brickwork proposed for new work on Oxford Street, [rather than Portland stone as 

originally proposed] ‘which will hopefully be a very close match and not be too 
obvious’.  

• Amendments to some windows on Oxford Street are beneficial.  
• Re-iterate desirability of retaining the stained glass and historic ironwork, as noted 

in original response.  
 

7.23. Harrogate Civic Society were re-consulted again in December 2024 following the 
receipt of further revised and additional plans and information, and provided the 
following comments: 
 
• The revisions etc since Civic Society wrote regarding previous revisions do not 

give cause for concern. Please continue to take account of comments in previous 
letter.  

• ‘Keen to see redevelopment of the building, as currently intended, taking place as 
soon as possible.’ 
 

7.24. The application was originally publicised by site notices, posted 30th November 2023, 
and by press notice, published 7th December 2023.  
 

7.25. A letter of support was received from SAVE Britain’s Heritage in response to the 
plans as originally submitted, which includes the following comments: 
 
• Welcome this proposal. Previous proposal to demolish ‘this important 

non-designated heritage asset’ has been withdrawn and ‘an alternative scheme 
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that looks to sustainably reuse the buildings and preserve their historic character 
is now proposed’.  

• Proposal ‘restores and converts the buildings at 22-30 Parliament Street which 
have been acknowledged as making an important contribution to the Harrogate 
Conservation Area’.  

• Most prominent building is corner plot at junction of Oxford Street and Parliament 
Street, ‘purpose-built in 1902’ for a local department store. ‘With its brick and 
stone ashlar dressed frontage, narrow gables, leaded glazing and a distinctive 
canted corner, the building has an unusual and dramatic character which adds 
greatly to the varied historic and architectural character of Parliament Street, as 
well as short and long-distance views up and down it’.  

• Adjoining that building is a later extension, ‘built in 1920’. ‘Shared palette of 
materials used allows it to sit comfortably in the context of the original phase of 
development’.  

• 1960s addition abuts grade II listed Westminster Arcade. ‘The height and massing 
of this building reflects the scale and massing of the other historic buildings which 
line the street and characterise this part of the Conservation Area’. 

• ‘The 1902 and 1920s buildings are non-designated heritage assets which make 
an important contribution to the character and appearance of the Harrogate 
Conservation Area and the setting of nearby listed buildings’.  

• Welcome proposed restoration and conversion of the buildings.  
• Consider extension at roof level ‘sufficiently modest and appropriate for the 

location’ and ‘generally content that setting the extension back from all frontages 
will minimise the impact on the street scene, the conservation area and nearby 
listed buildings’.  

• Reinstatement of shop frontage and canopies ‘particularly welcome’. Principle of 
reinstating street canopies ‘has the potential to better reveal the significance and 
history of these buildings which in turn reflect an important period of historic 
development and economic growth in the town at the turn of the 20th century’. 
However, would like to see amendments to canopy design ‘to ensure that they are 
appropriately detailed for such a prominent and historically sensitive setting’.  

• Welcome retention of frame of 1960s building ‘which supports sustainable 
development’. ‘The simplified façade proposed looks to better reflect the rhythm of 
the buildings on Parliament Street, enabling the building to sit more coherently 
within the conservation area’.  

• Support the application ‘on both heritage and sustainability grounds’.  
 

7.26. One representation in support of the application was received in response to the 
plans as originally publicised, including the following comments: 
 
• Proposal ‘provides much needed new residential accommodation into the town 

centre and also brings back into use an important building on Parliament Street.’ 
‘Waste of resource and opportunity to have buildings such as this sitting vacant’.  

• Proposed façade replacement ‘will positively enhance Parliament Street, which is 
an important reflection on the entire town centre’.  

 
7.27. Following the receipt of revised and additional plans and information in April 2024, the 

application was re-publicised by site notices, posted 2nd May 2024, and by press 
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notice, published 2nd May 2024. No further local representations were received 
following this re-publicity.  
 

7.28. Since the application was re-publicised in May 2024, further additional and revised 
plans and information have been received. Following the receipt of those additional 
and revised plans and details, the application was re-publicised again by site notices, 
posted 11th December 2024, and by press notice, published 19th December 2024. No 
further local representations were received following this re-publicity.  

8.0 Environment Impact Assessment (EIA) 
 
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. The key considerations in the assessment of this application are: 
 
- Principle of development 
- Housing mix and affordable housing 
- Effects of the development on character and appearance and on heritage assets, 

including: 
o The effects on the existing buildings within the site, including those parts 

which are considered to be a non-designated heritage asset; 
o The effects on the listed building, Westminster Arcade, including effects on its 

setting; 
o The effects on the settings of other listed buildings in the vicinity of the site; 
o Whether the proposed development would preserve or enhance the character 

or appearance of the Harrogate Conservation Area 
o Planting and landscaping proposals 

- Residential amenity  
- Highways 
- Ecology and biodiversity 
- Fire safety 
- Energy and sustainability 
- Flood risk and drainage 
- Contaminated land 
- Air quality 
- S106 legal agreement 
- Other matters 

10.0 ASSESSMENT 
 

Principle of Development 
 

10.1. The site is within the boundary of Harrogate town centre and its Parliament Street 
and Oxford Street frontages are defined as Secondary Shopping Frontages in the 
Local Plan.  
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10.2. The proposals include the ‘continued commercial use (Class E) or new drinking 
establishment use (Sui Generis)’ of the basement, lower ground floor and part of the 
upper ground floor of the building. This would include the part of the upper ground 
floor which is at street level, on parts of Oxford Street and Union Street. On the 
remaining section of Oxford Street, and along Parliament Street, the lower ground 
floor is at street level.  
 

10.3. Part B of Local Plan Policy EC5 states that proposals for ‘non class A1 uses 
considered appropriate to a shopping area’ will be permitted within the secondary 
shopping frontages of Harrogate, ‘provided that this would not result in, or add to, a 
concentration of similar uses, the cumulative effect of which would:  
 
i. Result in a significant adverse impact on the vitality or viability of the centre;  
ii. Generate levels of traffic that would cause significant congestion and/or road 

safety problems;  
iii. Result in three or more consecutive shop units in non A1 use’.  
 

10.4. Part B of Policy EC5 goes on to state that ‘in all cases applicants will be required to 
demonstrate that they have considered all alternative vacant premises last in non 
class A1 use within the town centres based on availability and suitability and explain 
why these would not be suitable.’ 
 

10.5. Part F of Policy EC5 states that ‘proposals that will enhance the evening and 
night-time economy will be supported as valuable additions to the vitality and viability 
of town and city centres, where any amenity issues can be adequately addressed’.  
 

10.6. Since the Local Plan was adopted, the Use Classes defined in the Town and Country 
Planning (Use Classes) Order 1987 (as amended) (the Use Classes Order) have 
changed. Class A1 (Shops), referred to in Policy EC5, has been revoked and Class E 
(Commercial, Business and Service) has been introduced. Class E includes retail 
uses but also encompasses a broader range of uses than the previous A1 Use Class. 
Permitted development (PD) rights permit changes of use between uses within 
Class E without requiring planning permission.  
 

10.7. The buildings on the application site are currently vacant, but were last occupied by a 
department store, and were therefore in retail use. As such, it is considered that the 
existing use of the buildings falls within what is now Class E. Consequently, the 
buildings could be changed under PD rights to other uses within Class E at present.  
 

10.8. The Class E use referred to in the application description for the basement, lower 
ground floor and part of the upper ground floor could result in the use of those parts 
of the building for purposes which were not within Use Class A1. However, in the light 
of the changes to the Use Classes Order since the Local Plan was adopted, and as 
those parts of the building could thus be changed under PD rights to other uses within 
Class E at present, it is considered that the ongoing Class E use of those parts of the 
building would be acceptable.  
 

10.9. However, the application also seeks permission for the possibility to use the 
basement, lower ground floor and part of the upper ground floor of the building as a 
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drinking establishment. Such a use would not fall within Class E or any other 
Use Class as defined in the Use Classes Order, and is thus a sui generis use. As 
such, it is necessary to also consider that aspect of the proposed uses in the light of 
Policy EC5.  
 

10.10. The ground floor of the adjacent property on Parliament Street immediately to the 
north of the site is in retail use. The neighbouring building on Parliament Street to the 
south of the site (beyond Oxford Street), which is also within a defined Secondary 
Shopping Frontage, is a bar and restaurant, and therefore includes a drinking 
establishment use, which would not be within Class E. However, the next property on 
Parliament Street beyond that to the south is in retail use. Therefore, the proposed 
use of the application site’s lower floors as a drinking establishment would not result 
in three or more consecutive shop units in non-retail use along this part of the 
Parliament Street frontage.  
 

10.11. The next property on Oxford Street to the east of the site, beyond Union Street, is 
also part of a Secondary Shopping Frontage, and is in retail use. Properties on the 
northern side of The Ginnel, on the opposite side of Parliament Street to the west of 
the site, are not within a defined Shopping Frontage. Therefore, and as the adjoining 
property to the north of the site is in retail use, the proposed drinking establishment 
use would not result in three or more consecutive shop units in non-retail use within 
the Oxford Street Secondary Shopping Frontage, or along the section of Secondary 
Shopping Frontage which extends along Parliament Street and continues around the 
corner along Oxford Street.   
 

10.12. Therefore, the proposed development would not result in three or more consecutive 
shop units in non-retail use in the Secondary Shopping Frontages which include the 
site, and the proposals would not conflict with Part B.iii. of Policy EC5.  
 

10.13. It is considered that the potential use of the building’s lower floors as a drinking 
establishment could contribute to the vitality and viability of the town centre, as part of 
a broad range of uses within the town centre. Indeed, it is noted that Part F of Policy 
EC5 states that ‘proposals that will enhance the evening and night-time economy will 
be supported as valuable additions to the vitality and viability’ of town centres 
(provided that any amenity issues can be adequately addressed, a matter which is 
considered in detail later in this report). The Economic Development officer has also 
indicated that they ‘don’t have any objections to the potential of introducing an 
element of sui generis to allow the development of a drinking establishment to meet 
future market demand’. 
 

10.14. In the light of this, it is considered that the potential for the lower floors of the building 
to be used as a drinking establishment, as proposed, would not result in a significant 
adverse impact on the vitality or viability of Harrogate town centre and, therefore, 
would not conflict with Part B.i. of Policy EC5.  
 

10.15. The final paragraph of Part B of Policy EC5 requires applicants to demonstrate that 
they have considered ‘all alternative vacant premises last in non class A1 use’ within 
the town centre ‘based on availability and suitability’ and to ‘explain why these would 
not be suitable’.  
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10.16. In this case, the application seeks permission for a flexible use of the ground floors of 

the existing building, including the possibility to use that space as a drinking 
establishment, as part of a wider proposal to convert this large building within the 
town centre, which has been vacant for some time, and bring it back into use. As 
such, it is not considered possible or reasonable to separate the drinking 
establishment use out from that wider scheme.  
 

10.17. In that context, and as it is considered that the proposed drinking establishment use 
would not conflict with the wider aims of Policy EC5 in terms of protecting the vitality 
and viability of the town centre, as set out above, and also having regard to the 
changes to the Use Classes Order which now permit a broader range of uses within 
former retail units under Class E in any event, it is considered that the proposal to 
include ‘drinking establishment’ amongst the potential uses of the building is also 
acceptable and that it is not necessary to consider other vacant premises in this case.  
 

10.18. Therefore, subject to consideration of the potential implications for traffic as required 
by Part B.ii. of Policy EC5, and for residential amenity as required by Part F of 
Policy EC5, both of which are assessed in detail below, it is considered that the 
principle of an ongoing Class E use, or a new sui generis drinking establishment use, 
for the basement, lower ground floor and part of the upper ground floor of the 
building, as proposed, is acceptable and would not conflict with the aims or 
requirements of Policy EC5.  
 

10.19. As part of the development, it is also proposed to convert the upper floors of the 
building, including the remainder of the upper ground floor, to residential use as 
apartments, including a roof extension to create a number of further apartments.  
 

10.20. The site is within Harrogate town centre, close to facilities, amenities and public 
transport links. As such, the site is considered to be in a sustainable location for 
residential development.  
 

10.21. Part G of Policy EC5 states that proposals involving residential development above 
ground floor premises within town centres will be permitted ‘provided that they will not 
cause adverse impacts on the amenities of neighbouring occupiers’ and that 
‘development at ground floor should not compromise the current use, or future reuse 
of upper floors’. Such matters, relating to the amenity of existing neighbouring 
residents and potential future occupants of the proposed apartments, are considered 
in detail below. However, subject to the consideration of residential amenity matters, 
and other material considerations as set out below, the principle of converting the 
upper floors of the building and extending the building at roof level to provide some 
further residential accommodation is considered acceptable.  
 

10.22. Drawing those threads together, it is considered that the proposed development 
would not detract from the vitality of viability of the town centre and would accord with 
the aims of Policy EC5 insofar as it seeks to protect town centres. The proposals 
would bring a large, prominent and long-vacant building within the town centre back 
into use and, subject to other material planning considerations, assessed below, it is 
considered that the proposed development would be acceptable in principle.  
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Housing mix and affordable housing 
 

10.23. The proposed development would provide nine 1-bedroom apartments and 
twenty five 2-bedroom apartments. The proposed housing mix would therefore differ 
from that identified in the Housing and Economic Development Needs Assessment 
(HEDNA), which informed the Local Plan and is referred to in Local Plan Policy HS1.  
 

10.24. However, in this case the proposals relate to the conversion of an existing building, 
parts of which are identified as a non-designated heritage asset, as part of a scheme 
which seeks to retain the existing building, a large and prominent building in 
Harrogate town centre and conservation area which has been vacant for some time, 
and bring it back into use.  
 

10.25. Having regard to the need to work within the configuration of the existing building, 
including parts which are considered to be of historic and architectural interest, and 
taking into account the site’s location in a built-up part of Harrogate town centre, and 
that most of the apartments would be 2-bedroom units, allowing some flexibility in 
their occupation, overall it is considered that the proposed housing mix is acceptable 
in this particular case, as part of a wider overall housing mix, consistent with the aims 
of Policy HS1.  
 

10.26. At least 25% of the proposed apartments are proposed to be to accessible and 
adaptable homes standards (i.e. to meet the requirements of M4(2) of the Building 
Regulations), in accordance with Policy HS1. A condition to secure the provision of 
those apartments, identified on the plans, as accessible and adaptable units, is 
recommended.  
 

10.27. The proposed development would achieve a housing density which would be well in 
excess of 30 dwellings per hectare and which is considered acceptable within the 
site’s urban, town centre context, in accordance with Policy HS1 in this regard. 
 

10.28. The site would be above the threshold for requiring affordable housing, as set out in 
Local Plan Policy HS2. As the proposals relate to a development of apartments, the 
housing officer has indicated that a commuted sum would be acceptable in lieu of 
on-site affordable housing provision in this case.  
 

10.29. However, in this instance the proposals relate to the conversion of an existing vacant 
building. Paragraph 65 of the NPPF states that ‘To support the re-use of brownfield 
land, where vacant buildings are being reused or redeveloped, any affordable 
housing contribution due should be reduced by a proportionate amount’. Footnote 30 
of the NPPF clarifies that this is ‘Equivalent to the existing gross floorspace of the 
existing buildings’ and that ‘This does not apply to vacant buildings which have been 
abandoned’.  
 

10.30. Further guidance regarding the application of this ‘vacant building credit’ is set out in 
the Planning Obligations chapter of the PPG. Amongst other things, this reiterates 
that ‘The vacant building credit applies where the building has not been abandoned’1 

 
1 Paragraph Reference ID: 23b-028-20190315 
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and provides advice on matters that may be taken into account in assessing this 
matter.  
 

10.31. In the same paragraph, the PPG also advises that ‘the policy is intended to 
incentivise brownfield development, including the reuse or redevelopment of empty 
and redundant buildings’ and that ‘in considering how the vacant building credit 
should apply to a particular development, local planning authorities should have 
regard to the intention of national policy.’ It goes on to state that, in doing so it may be 
appropriate to consider ‘whether the building has been made vacant for the sole 
purposes of re-development’ and ‘whether the building is covered by an extant or 
recently expired planning permission for the same or substantially the same 
development’.  
 

10.32. In this case, the buildings within the site became vacant with the closure of the 
Debenhams department store, one of a number of closures of the department store 
chain which occurred across the country. According to the submitted details, the site 
became vacant in January 2021. There has been no intervening use since that time, 
and the building is therefore vacant and has been so for over 3 years.  
 

10.33. Although parts of the building may be in need of repair, it has not fallen into such a 
state of disrepair as to indicate that it has been abandoned. Since the site became 
vacant, there have been applications during that time seeking to reuse/redevelop the 
site, including the current application and the previous, withdrawn application, which 
was submitted in November 2021 and which sought to demolish the buildings and 
redevelop the site. It is therefore considered that this indicates an intention to seek a 
new use for the site and buildings, and that the buildings have not been abandoned.  
 

10.34. As set out above, the buildings within the site became vacant because of the closure 
of the Debenhams department store chain. It is considered that they were not made 
vacant for the sole purposes of redevelopment. There is no extant or recently expired 
planning permission for the same or substantially the same development on the site.  
 

10.35. Therefore, it is considered that the site and existing buildings have neither been 
abandoned, nor made vacant, with the sole purpose of re-development. The 
proposed residential apartments would form part of a mixed-use scheme which would 
bring this vacant brownfield town centre site back into use. Therefore, and having 
regard to the length of time that the buildings have been vacant for, in this instance it 
is considered that the application of vacant building credit would be consistent with 
the aims of the NPPF in supporting the re-use of brownfield land, and that it is 
therefore appropriate to apply the vacant building credit to the proposed development 
in this case.  
 

10.36. For determining the vacant building credit, the PPG advises that ‘The existing 
floorspace of a vacant building should be credited against the floorspace of the new 
development’2. The applicant has provided details of the gross floorspaces of the 
existing buildings and the proposed development. The submitted details demonstrate 
that, taking into account the partial demolition proposed (including to create a central 
courtyard to provide an area of outdoor space within the site for residents of the 

 
2 Paragraph Reference ID: 23b-027-20190315 
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proposed apartments), and the floorspace of the proposed roof extensions, the gross 
floorspace of the proposed development would be less than that of the existing 
buildings on the site. As the proposed development would therefore not result in any 
increase in gross floorspace compared with the existing buildings on the site, the 
application of the vacant building credit means that no affordable housing provision or 
contribution is required in this instance. The Council’s Housing officers, who have 
provided comments on the application, have been made aware of this.  
 
Effects of the development on character and appearance and on heritage assets 
 

10.37. The comments received in support of the proposed development from Historic 
England, Harrogate Civic Society, SAVE Britain’s Heritage and a local resident are 
noted.  
 

10.38. Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires that special attention is paid in the exercise of planning functions to the 
desirability of preserving and enhancing the character and appearance of a 
Conservation Area. 
 

10.39. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires that, in considering whether to grant planning permission for development 
which affects a listed building or its setting, special regard is had to the desirability of 
preserving the listed building or its setting or any features of special architectural or 
historic interest which it possesses. 
 
Heritage assets affected 
 

10.40. As set out above, the earlier components of the buildings on the application site are 
considered to be of historic significance, and are considered to be a non-designated 
heritage asset.  
 

10.41. In terms of designated heritage assets, the site is within the Harrogate Conservation 
Area and there are a number of listed buildings in the vicinity of the site. Those 
include the following (the names of the buildings given below are those used in their 
official List Entries): 
 
• 32, Parliament Street (Grade II), immediately adjacent to the north of the site;  
• Royal Baths (Grade II), to the west/north west of the site; 
• 50 and 52, Parliament Street (Grade II) to the north of the site; 
• 54 and 56, Parliament Street (Grade II) to the north of the site; 
• 58, Parliament Street, 2 and 4, Kings Road (Grade II) to the north of the site; 
• Wesley Chapel (Grade II), on Oxford Street to the east of the site. 
 

10.42. The conservation officer has also identified that ‘additionally, the site lies in proximity 
to numerous non-designated heritage assets, interspersed with later 20th century 
buildings which collectively form traditional street scenes along Parliament Street and 
Oxford Street’.   
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Special interest and significance of heritage assets 
 

10.43. The existing buildings on the site were developed in several phases. The earliest, 
along the southern part of the site’s Parliament Street frontage and around the corner 
onto Oxford Street, date from the early 20th century and housed a former local 
department store, later becoming part of the Debenhams store. They are finished in 
red brick, with contrasting stone detailing including window surrounds, and are 
detailed in an Arts and Crafts style, reflective of the Edwardian period, and include 
distinctive features characteristic of the style and period, including ornate ironwork 
and stained glass windows, as well as stone-mullioned windows with colonnettes.  
 

10.44. The site also includes later, 1960s additions to the buildings, including the northern 
part of the Parliament Street frontage, and on Union Street to the rear. Those parts of 
the building are not considered to be of heritage significance, or to contribute 
positively to the character or appearance of the conservation area.   
 

10.45. Nevertheless, the older, early 20th century parts of the buildings, in the southern parts 
of the site as identified above, have retained their distinctive features and detailing 
and, although not listed, they are considered to be of historic and architectural 
interest such that they are considered to be a non-designated heritage asset, as 
referred to in the NPPF.  
 

10.46. As advised by the conservation officer, the significance of those older parts of the 
buildings on the site lies in their ‘design, architectural quality, and historic use.’ 
 

10.47. There are several grade II listed buildings within the town centre close to the site, 
including the Royal Baths and a number of buildings on Parliament Street to the 
north, as well as the Wesley Chapel building on Oxford Street to the east. As well as 
being of historic and architectural interest in themselves, those historic buildings form 
part of the varied street scenes within, and contribute to the distinctive character and 
appearance of, the conservation area. As part of their wider town centre street 
scenes and surroundings, the site is within the setting of those listed buildings.  
 

10.48. As identified by the conservation officer, the site also ‘lies in proximity to numerous 
non-designated heritage assets interspersed with later 20th century buildings which 
collectively form traditional street scenes along Parliament Street and Oxford Street’.  
 

10.49. The site is within a part of Harrogate Conservation Area which is characterised by 
commercial street frontages within the town centre. Insofar as it relates to this 
application, the character and appearance of the conservation area is drawn from the 
architectural detailing of historic commercial buildings from various periods, which 
reflect the evolution of the town centre, and which include large buildings from the 
Victorian period, as well as more recent additions.  
 

10.50. The conservation officer has commented that the older parts of the building on the 
application site reflect ‘the elegance of the Edwardian period’ and that their ‘traditional 
materiality of brick and stone under gabled slate roof’ and ‘ornate features of stained 
glass windows, ironwork and classical stone mullioned windows with colonettes 
collectively serve to create a building of visual distinction which positively contributes 
to the streetscape and consequently the special character and appearance of the 
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Conservation Area’. Those decorative details, together with the buildings’ gable 
details and chamfered corner at the junction of Parliament Street and Oxford Street, 
combine to create a building which ‘stands out within the streetscape’ as identified by 
Historic England in their comments, and it is considered that those older parts of the 
building make a notable positive contribution to the character and appearance of the 
conservation area. 
 

10.51. The later parts of the existing buildings, including the 1960s building facing 
Parliament Street, are typical of their age in terms of detailing and appearance, and 
the conservation officer has noted that ‘the 1960s component fronting Parliament 
Street offers little to the established historic character of the Conservation Area’. As 
that part of the building is also set forward of the front of the neighbouring listed 
building, 32 Parliament Street, it obscures that building to some degree in views 
along the street scene. Nevertheless, as Historic England have noted, the 1960s 
building’s overall character, height and massing means that it stays relatively 
recessive within the streetscape and sits modestly within the conservation area’.  
 
Effects of the development on heritage assets 
 

10.52. The proposed development would include repairs to the existing, early 20th century 
parts of the buildings on the site. This would include roof repairs, the cleaning and 
repair of historic brickwork and stone work, repairs to existing ornate ironwork, the 
repair (and sensitive replacement only where necessary) of existing cast iron 
rainwater goods and the retention and repair of the existing metal-framed windows 
(with appropriate replacements only where necessary) including retention and repair 
of stained glass in the existing windows. Existing modern railings and metal ladders, 
which are considered to detract from the existing buildings, would also be removed.  
 

10.53. The retention and sensitive repair of those distinctive characteristic features and 
details of the existing positive buildings within the site would be positive and would 
contribute to enhancing and sustaining the significance of the non-designated 
heritage asset within the site. As such, those works are considered to be heritage 
benefits weighing in favour of the scheme. Conditions are recommended regarding 
the specific detail of the proposed repairs, to ensure that appropriate works, and the 
heritage benefits in this regard, are secured.  
 

10.54. The proposed development would also include the removal of the façade of the 
1960s part of the building facing Parliament Street and its replacement with a new 
façade in Portland Stone, with changes to its fenestration pattern and detailing. 
Detailed section and elevation drawings of this part of the scheme have been 
received, and the conservation officer has confirmed that the result of the proposed 
alterations is ‘a restrained and clean treatment of quality which complements the 
ornateness and detailing of the adjoining listed building, and non-designated heritage 
asset.  
 

10.55. The 1960s part of the building would still project forward of the neighbouring listed 
building at 32 Parliament Street following the proposed works. However, this is also 
the case with the existing building. It is considered that the proposed materials and 
detailing of the replacement façade to this part of the building would be more 
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appropriate and sympathetic to its surroundings, and the conservation officer has 
advised that ‘the proposed design would assist in ameliorating this harmful junction in 
terms of appearance, offering an opportunity to enhance the listed building’s 
immediate setting, and harmonising the streetscape’.  
 

10.56. The proposal to retain and re-clad this part of the building is also considered a more 
sustainable approach than demolishing and rebuilding it.  
 

10.57. It is therefore considered that this aspect of the proposals would represent an 
enhancement to the existing non-designated heritage asset buildings on the site, the 
setting of nearby listed buildings, and the wider street scene and conservation area, 
compared with this part of the existing building. This is also considered to be a 
heritage benefit weighing in favour of the proposed development.   
 

10.58. It is also proposed to replace the façade of the more recently-constructed parts of the 
buildings facing Union Street with a new façade, clad in brick to match the existing 
brick-built parts of the building, and with new windows. It is considered that these 
works would take the opportunity to replace the existing façade with one in 
sympathetic materials, and with consistency to its fenestration and, subject to 
conditions requiring details of the proposed materials to be submitted and approved, 
it is considered that this is also acceptable.  
 

10.59. The proposals include the removal of the existing shop fronts and canopies from the 
ground floor of the building, and their replacement with new shop fronts and a new 
glazed canopy along part of the frontage around the corner of Parliament Street and 
Oxford Street. The new timber shopfronts would have traditional features including 
stallrisers, glazing units and mullions, and are considered appropriate and 
sympathetic to the character of the existing building and the conservation area. The 
new cast iron canopy would also be sympathetic and appropriate in the context of the 
site’s historic surroundings. This aspect of the scheme would also represent a 
heritage benefit, enhancing the appearance of the existing buildings on the site and 
the wider street scene within the conservation area. Conditions regarding these 
aspects of the proposals are recommended.  
 

10.60. The proposed development would include a central landscaped courtyard. Although 
this would not be evident in public views of the building from surrounding streets, it is 
nonetheless considered that the incorporation of soft landscaping as part of the new 
residential development would be appropriate in terms of visual amenity within the 
site. Conditions in this regard are recommended.  
 

10.61. The proposed roof extension at second floor level on the corner of Oxford Street and 
Union Street would be finished in brick to match the existing building and, with its 
slightly simpler detailing compared to the existing historic parts of the building, it is 
considered that this would sit comfortably as a modern extension distinct from, but 
sympathetic to, those existing buildings. Conditions are recommended regarding its 
materials to ensure that these are appropriate.  
 

10.62. Solar photovoltaic (PV) panels are proposed as part of the development. According to 
the submitted details, these would be located on the internal roof slopes of the early 
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20th century part of the buildings. This has been discussed with the conservation 
officer and it is considered that the location of the proposed PV panels would mitigate 
against visual impacts to the non-designated heritage asset, and to the conservation 
area. Taking into account the location of the proposed PV panels, it is also 
considered that visual impacts on the settings of nearby listed buildings within the 
site’s wider street scenes would be mitigated. However, based on the information 
submitted, it is not clear how the proposed PV panels would be fitted or whether they 
would require alterations to the historic roof of the non-designated heritage asset or 
its covering.  
 

10.63. Therefore, a condition is recommended, requiring further details of the proposed PV 
panels to be submitted and approved before they are installed. A suggested condition 
is included in the list below. However, at the conservation officer’s suggestion, some 
further information regarding the specific details of the proposed PV panels is to be 
sought, and an update on this matter (and any suggested re-wording of the condition 
which may be necessary in the light of any further information) will be provided at the 
committee meeting.  
 

10.64. The proposed roof extensions at third and fourth floor levels would be clad in 
bronze-coloured metal cladding and would incorporate large sections of glazing to 
their walls. The materials proposed would help to distinguish this as a modern 
addition to the building. However, despite the amounts of glazing proposed to its 
walls and despite it being set back from the external walls of the existing building, the 
proposed roof extension would have a significant bulk and massing due to its size 
and height, and its flat roof would not reflect the traditional pitched and hipped roof 
forms which characterise the roofscape of this part of the conservation area.  
 

10.65. The conservation officer has also advised that, ‘when the proposed roof treatment is 
evaluated having regard to this character, the massing, bulk and expansive glazing 
and cladding treatment appears incongruous and more akin to a cityscape design 
rather than townscape.’  
 

10.66. It is therefore considered that the proposed third floor and fourth floor extensions, by 
reason of their size, height, bulk, massing, materials and flat-roofed form, would fail to 
preserve the character or appearance of the existing building, including those parts of 
the building which are considered to be a non-designated heritage asset.  
 

10.67. For the reasons set out above, it is also considered that the massing, scale, materials 
and roof form of the third and fourth floor roof extensions would not reflect the 
surrounding roof forms which characterise this part of the conservation area, or the 
townscape character of this part of the conservation area and, consequently, would 
not preserve the character or appearance of the conservation area. 
 

10.68. The prevailing townscape character and distinctive roof forms of this part of the 
conservation area also contribute to the setting of nearby listed buildings, identified 
above, which are part of the wider surrounding street scenes that include the 
application site. For the reasons given above and having regard to their scale, 
massing and incongruous roof forms and materials within that context, it is considered 
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that the proposed third floor and fourth floor roof extensions would also fail to 
preserve the settings of those nearby listed buildings. 
 

10.69. The proposed third and fourth floor roof extensions would therefore result in harm to 
the non-designated heritage asset, harm to the settings of nearby listed buildings, 
and harm to the character and appearance of the conservation area.  
 

10.70. It is considered that the level of harm to the non-designated heritage assets within the 
site would be less than substantial, taking into account the location of those roof 
extensions relative to the parts of the building which are considered to be a 
non-designated heritage asset, and in the context of the buildings as a whole.  
 

10.71. It is considered that the level of harm arising to the conservation area would be less 
than substantial in the context of the conservation area as a whole. Similarly, 
although parts of the third and fourth floor roof extensions would be close to the roof 
of the neighbouring listed building, 32, Parliament Street, it is considered that in the 
wider context of that neighbouring building and its wider setting, and in the context of 
the wider settings of those other nearby listed buildings identified, the level of harm to 
the settings of those listed buildings would be less than substantial.  
 

10.72. This is taken into account in the ‘Heritage Balance and Conclusion regarding the 
effects on heritage assets’ section which follows. 

Heritage Balance and Conclusion regarding the effects on heritage assets 
 
10.73. For the reasons given, because of the form, massing and appearance of the 

proposed roof extension, it is considered that the proposed development would result 
in harm to the historic buildings within the site, which are considered to be a 
non-designated heritage asset. For those reasons, it is also considered that the 
proposed development would also result in less than substantial harm to the 
character and appearance of the Harrogate Conservation Area, and less than 
substantial harm to the setting of listed buildings in the vicinity of the site as identified 
above.  
 

10.74. Paragraph 212 of the NPPF states that, ‘when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation (and the more important the asset, the greater 
the weight should be).’ Considerable importance and weight is thus to be given to the 
harm identified.  
 

10.75. Local Plan Policy HP2 states, amongst other things, that ‘proposals which would 
remove, harm or undermine the significance of a non-designated heritage asset will 
be permitted only where the benefits are considered sufficient to outweigh the harm’ 
and that ‘harm to elements which contribute to the significance of a designated 
heritage asset…will only be permitted where this is clearly justified and outweighed 
by the public benefits of the proposal’.  
 

10.76. Paragraph 216 of the NPPF states that ‘The effect of an application on the 
significance of a non-designated heritage asset should be taken into account in 
determining the application’ and that ‘In weighing applications that directly or 
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indirectly affect non-designated heritage assets, a balanced judgement will be 
required having regard to the scale of any harm or loss and the significance of the 
heritage asset.’ 
 

10.77. Paragraph 213 of the NPPF states that any harm to the significance of a designated 
heritage asset (including from development within its setting), ‘should require clear 
and convincing justification’.   
 

10.78. Paragraph 215 of the NPPF states that ‘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’.  
 

10.79. Paragraph 219 of the NPPF states that local planning authorities ‘should look for 
opportunities for new development within Conservation Areas, and within the setting 
of heritage assets, to enhance or better reveal their significance’ and that ‘Proposals 
that preserve those elements of the setting that make a positive contribution to the 
asset (or which better reveal its significance) should be treated favourably.’  
 

10.80. The proposed development would provide new uses for this former department store, 
which is a large and prominent building within Harrogate town centre, and which has 
been vacant for a number of years since the closure of the Debenhams store. It 
would provide a new commercial or drinking establishment use at street level which, it 
is considered, would contribute to the vitality and viability of the town centre, as well 
as providing employment opportunities. It would also provide new residential units on 
the upper floors, which would contribute to housing supply in the area, in a 
sustainable location close to local facilities and amenities, and which, it is considered, 
would also contribute to the vitality and viability of the town centre. Although the 
Council is currently able to demonstrate a 5 year supply of deliverable housing land in 
the area covered by the Harrogate Local Plan, the delivery of housing would still be a 
public benefit weighing in favour of the scheme.  
 

10.81. The matters listed above are considered to be public benefits weighing in favour of 
the scheme.  
 

10.82. Bringing the building back into use, with associated repairs and the retention of 
historic features, and securing its future retention and maintenance, would comprise a 
public benefit.  
 

10.83. The proposed development would also provide a number of specific enhancements to 
the existing buildings within the site and resultant heritage benefits, including to the 
buildings themselves, which are considered to be a non-designated heritage asset. A 
number of these enhancements to the buildings would also result in enhancements to 
the wider street scenes which include those buildings, and thus to the character and 
appearance of the conservation area and the settings of nearby listed buildings which 
are part of those wider street scenes. In the light of these enhancements, and having 
regard to the advice in Paragraph 219 of the NPPF as set out above, it is considered 
that these works would also comprise public benefits weighing in favour of the 
proposed development, including: 
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• Repair works to the early 20th century parts of the buildings within the site; 
• Replacement of facades to 1960s parts of the building with materials, detailing 

and fenestration sympathetic to the building’s historic surroundings; 
• Removal of harmful additions including metal railings and staircases; 
• Replacement of shop fronts and canopies with detailing and materials more 

sympathetic to the building’s historic character and surroundings. 
 

10.84. The proposed development would also incorporate measures to reduce its energy 
demands and CO2 emissions, as discussed in more detail below. These 
environmental benefits would also comprise public benefits weighing in favour of the 
proposed development. 
 

10.85. The proposed third and fourth floor roof extensions would result in less than 
substantial harm to the non-designated heritage asset buildings within the site, for the 
reasons given. However, the proposals would also include repairs and enhancements 
to the parts of the buildings which are considered to be a non-designated heritage 
asset, including to the features and architectural details which are distinctive to, and 
contribute to the significance of, those parts of the buildings. Taking into account 
those repairs and enhancements, and the other benefits of the proposed 
development as described above, and weighing those in the balance against the 
harm arising, it is considered that the benefits of the proposed development would 
outweigh the harm to the non-designated heritage asset in this instance.  
 

10.86. In this instance, and having regard to paragraphs 212, 213 and 215 of the NPPF as 
set out above, it is considered that the public benefits of the proposed development 
as described above, taken cumulatively, would outweigh the less than substantial 
harm to the conservation area.  
 

10.87. Having regard to paragraphs 212, 213 and 215 of the NPPF, it is considered that the 
public benefits of the proposed development as described above, taken cumulatively, 
would outweigh the less than substantial harm to the settings of nearby listed 
buildings as identified above.  
 

10.88. Therefore, and subject to the recommended conditions, it is concluded that the 
proposed development would not conflict with the requirements of Local Plan 
Policy HP2 as set out above, or with Local Plan Policy HP3 which seeks to protect 
local distinctiveness. It is also considered that the proposals would not conflict with 
the guidance in the NPPF with regard to heritage assets, including the guidance in 
paragraphs 212, 213, 215 and 216 as set out above. 
 
Residential amenity 
 

10.89. All of the apartments proposed within the new roof extensions would comply with the 
minimum Nationally Described Space Standards (NDSS) for 1-bedroom and 
2-bedroom units respectively, in accordance with Local Plan Policy HS5 which states 
that all new homes should, as a minimum, meet the relevant NDSS. 
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10.90. Additionally, although Policy HS5 does not apply to changes of use, all of the 
apartments which would be created as part of the proposed conversion of the existing 
buildings on the site would also comply with the minimum relevant NDSS for 
1-bedroom and 2-bedroom units respectively with regard to their internal floor areas.  
 

10.91. The proposals would include some demolition at upper floor levels to create a central, 
landscaped courtyard at first floor level, with apartments arranged around it. The size 
and configuration of the site and the existing building mean that some separation 
distances between apartments across the courtyard would be limited. However, the 
apartment layouts have been designed such that their living areas, where residents 
would be likely to spend most of their time, would face outwards towards the 
surrounding street frontages, with bedrooms and entrance areas, where residents 
would be likely to spend less time, facing the courtyard. The configuration of 
courtyard-facing windows has also been designed to optimise privacy for residents as 
far as possible while still providing sources of light and outlook, by offsetting the 
position of windows facing each other across the courtyard for example.  
 

10.92. There are a few instances where proposed apartment windows would directly face 
onto the roof terrace of another neighbouring apartment. In those instances, the 
rooms served by those windows would also have other sources of outlook and it is 
recommended that a condition is included requiring those windows to be obscure 
glazed, to protect the privacy of future occupants.   
 

10.93. Landscaping within the first floor courtyard would be designed to separate apartment 
windows and the main circulation areas as far as possible, to provide privacy for 
occupants of those apartments. Where walkways providing access to apartments on 
the upper floors would pass the windows of other apartments, small areas of planting 
have also been included in front of many of those windows, to separate the access 
routes from those windows and optimise privacy for the occupants of those 
apartments as far as possible. A condition requiring details of landscaping proposals, 
including details of measures such as planting to maintain separation between 
apartment windows and communal circulation and amenity areas, is recommended.   
 

10.94. A Daylight and Sunlight report has been submitted as part of the application, which 
assesses the proposed development based on the Building Research Establishment 
guidelines ‘Site Layout Planning for Daylight and Sunlight – A Guide to Good 
Practice’ (2002) (the BRE guidance), a recognised means of assessing daylight and 
sunlight levels in new developments and the effects of proposed development on 
daylight and sunlight levels in existing buildings.   
 

10.95. The submitted Daylight and Sunlight report considers daylight levels and, where 
applicable, sunlight levels within habitable rooms in the proposed development 
(i.e. living/kitchen/dining rooms and bedrooms). 
 

10.96. All apartments in this case would have open plan living spaces which would include 
living areas, dining areas and kitchens. The Daylight and Sunlight report concludes 
that some rooms in some apartments would not meet recommended levels of daylight 
and sunlight, as set out in the BRE guidance. However, it is noted that the site is 
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within a built-up urban area, where it would be less likely that recommended daylight 
and sunlight levels could be achieved in all circumstances.  
 

10.97. In this case, the living/kitchen/dining rooms for the proposed apartments would all 
face outwards towards the surrounding streets. The habitable rooms facing the 
internal courtyard, where light levels are likely to be lower, would all be bedrooms.  
 

10.98. In terms of daylight, the Daylight and Sunlight report concludes that 56 of the 95 
rooms tested (59%) would meet the relevant criteria. Of the 39 rooms that would not 
satisfy the criteria, 20 are bedrooms. Therefore, 19 of the living/kitchen dining rooms 
would not meet the recommended criteria for daylight.  
 

10.99. However, where this is the case, it is generally understood to be because of the 
depths and configurations of those rooms, as large, open plan living/kitchen/dining 
spaces. Where living/kitchen/dining rooms do fall below the recommended levels, 
they have been configured with their main living spaces/sitting areas located closest 
to the windows, where daylight and sunlight levels would be higher, and their kitchen 
areas located furthest from the windows. Consequently, taking into account the fact 
that the proposals relate to the conversion of an existing building, and as the 
remaining living/kitchen/dining rooms would meet or exceed the recommended levels, 
it is considered that the proposals would be acceptable in this regard overall.  
 

10.100. In terms of sunlight, the Daylight and Sunlight report concludes that all but one of the 
proposed living/kitchen/dining areas assessed would ‘fully accord’ with the relevant 
criteria.  

 
10.101. Generally, the bedrooms with windows solely facing into the internal courtyard would 

fall below the recommended levels for daylight and sunlight, as would some other 
bedrooms. However, it is recognised that the proposals relate to the conversion of an 
existing building in a built-up area and, having regard to the constraints that presents 
in terms of achieving recommended daylight and sunlight levels, and as residents 
would generally be likely to spend less time in bedrooms and more time in their 
living/kitchen/dining areas where light levels would generally be higher, it is 
considered that the proposals would achieve an acceptable balance in this regard.  

 
10.102. In the light of the above, overall it is considered that the proposals have been 

satisfactorily designed within the parameters of the existing building, in terms of the 
location of their living/kitchen/dining areas and the location of the main living areas 
within those spaces, to optimise daylight and sunlight to their main habitable spaces.  

 
10.103. It is therefore considered that the proposals would provide an acceptable balance 

between bringing an existing, long-vacant building in the town centre and 
conservation area back into use and optimising levels of light, outlook and privacy for 
future occupants as far as possible. 

 
10.104. The Landscape Design Guide 2023 provides guidance regarding the sizes of 

gardens and amenity spaces for residential properties. It makes provision for a 
‘relaxation’ on the minimum recommended sizes in certain circumstances, including 
for flats, where it provides recommended sizes for communal gardens, and allows for 
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balconies to be counted towards amenity space where they are over 5m2 in area. For 
‘one and two bedroom flats in higher density urban situations’ it advises that ‘garden 
sizes may be relaxed if within very close proximity to central green spaces and 
facilities’.  

 
10.105. The proposed central landscaped courtyard would provide some communal outdoor 

amenity space within the site, and some upper floor apartments would also have 
balconies. It is considered that the incorporation of some outdoor amenity space 
within the site, including communally within the proposed central landscaped 
courtyard, would be of benefit to potential future occupants of the proposed 
apartments. However, in this case, even with that on-site provision, the overall 
amount of amenity space within the site would be less than the 25m2 per flat which is 
recommended in the Landscape Design Guide 2023.  

 
10.106. However, the site is very close to a large area of open space in the form of The 

Stray, which is less than 250m from the site at its closest point. The site is also quite 
close to Valley Gardens which, although slightly further than 250m from the site, also 
provides a large area of public open space in the wider vicinity.  

 
10.107. Therefore, in this case, taking into account that the proposals relate to the re-use and 

extension of an existing building within a built-up, town centre location, to provide 
one-bedroom and two-bedroom apartments, and having regard to the site’s proximity 
to large areas of public open space nearby, it is considered that the amount of 
amenity space proposed within the site would be acceptable in this case.  

 
10.108. The private sector housing officer has provided comments on the application 

proposals, including with regard to ventilation and kitchen sizes. The proposals have 
been considered with reference to relevant planning policies, including with regard to 
space standards as set out in the NDSS, and are considered acceptable in those 
regards. Informative notes are recommended as part of the decision, drawing the 
applicant’s attention to the private sector housing officer’s comments and to the need 
to also comply with other relevant legislation, including the Building Regulations, with 
regard to other matters.   

 
10.109. The separation distances between the windows and roof terraces of some of the 

proposed apartments and existing residential properties, including those in the 
building on the opposite side of Parliament Street to the west, would be slightly 
below those usually recommended. However, taking into account the separation 
distances that would be provided between existing residential properties nearby and 
the proposed apartments and roof terraces, and that the site is a built-up, town 
centre location, it is considered that a satisfactory level of privacy would be provided 
for future occupants of the proposed apartments and maintained for the occupants of 
existing nearby residential properties, and that refusal on these grounds could not be 
justified.  

 
10.110. The submitted Daylight and Sunlight report considers the effects of the proposed 

development on the daylight and sunlight of existing residential properties in nearby 
buildings to the north and the west of the site, based on the BRE guidance. It 
concludes that in all cases daylight levels and, where applicable, sunlight levels, 
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would be in accordance with the relevant target criteria with the proposed 
development completed.  

 
10.111. Taking into account the separation distances between the application site, including 

the proposed roof extension, and the nearest neighbouring residential properties, it is 
considered that the proposed development would not have an adverse impact on the 
outlook from nearby residential properties.  

 
10.112. A Noise Impact Assessment report has been submitted as part of the application. 

The Environmental Health Officer (EHO) has noted that the submitted report 
recommends mitigation measures to protect the proposed apartments from potential 
noise from existing surrounding uses and from the proposed commercial use of the 
lower floors of the building, and has recommended a condition requiring sound levels 
to be tested prior to occupation of the apartments to ensure that they meet the 
required levels.  

 
10.113. The EHO has also recommended conditions relating to the sound levels of plant 

and/or activities associated with the commercial use of the site, and restricting hours 
of construction and the hours of opening, deliveries and waste collections to and 
from the commercial unit. They have also recommended conditions requiring any 
commercial kitchen extraction equipment to be fitted with odour control as 
recommended in the submitted Air Quality report, and the submission of a 
Construction Management Plan for the development. Conditions to cover those 
matters are recommended as part of any approval and, where applicable, would be 
worded to make it clear that they refer to any commercial or drinking establishment 
use of the lower floors of the building.  

 
10.114. In the light of the EHO’s comments, and subject to the recommended conditions, it is 

considered that the proposed development would provide satisfactory levels of 
amenity for future occupants of the proposed apartments and protect the amenities 
of the residents of existing residential properties nearby, with regard to noise, 
disturbance and odour, including taking into account the proposed commercial uses 
on the lower floors of the building, including the proposed drinking establishment 
use.  

 
10.115. Drawing those threads together, for the reasons given it is considered that the 

proposed development would provide an acceptable level of amenity for potential 
future occupants of the proposed development and satisfactorily protect the 
residential amenity of the occupants of existing residential properties nearby.  

 
10.116. The proposed development would therefore not conflict with Local Plan Policy HP4, 

which states that development proposals should be designed to ensure that they will 
not result in significant adverse impacts on the amenity of occupiers and neighbours, 
or with Part F of Policy EC5 insofar as it states that proposals that will enhance the 
evening and night-time economy will be supported where any amenity issues can be 
adequately addressed. It would also not conflict with Part G of Policy EC5 as set out 
above. The proposals would also accord with guidance in the NPPF, which states 
that planning decisions should ensure that developments create places with a high 
standard of amenity for existing and future users. 
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Highways 
 

10.117. The site within Harrogate town centre, close to local shops and amenities, including 
open space, and to public transport links.  

 
10.118. Local Plan Policy TI3 states that ‘development will be supported where it 

incorporates appropriately designed vehicle and bicycle parking’ and that, amongst 
other things, ‘to support sustainable transport choices and reduce reliance on the 
private car’ the need to provide safe, secure and convenient parking, and parking 
standards as prepared by the local highway authority, should be addressed.  

 
10.119. No parking is proposed within the site for the commercial or drinking establishment 

use. However, the site is an existing building, with an existing commercial use, and is 
close to town centre car parks, which could be used by staff or customers.  

 
10.120. However, the proposals would introduce a new residential use onto the site, with 34 

apartments. As the nature of parking requirements associated with a residential use 
would differ from the existing commercial use, it is necessary to consider the 
potential implications of this new use with regard to parking demand and provision.  

 
10.121. Six parking spaces would be provided on the lower ground floor of the proposed 

development, including one disabled parking bay. Cycle parking would also be 
provided in that area.  

 
10.122. The amount of vehicular parking proposed on-site for the proposed apartments 

would be significantly below the Council’s recommended parking standards3, which 
recommend a minimum of 1 space per dwelling for 1-bedroom and 2-bedroom 
dwellings in Harrogate (i.e. 34 spaces in total for the proposed development).  

 
10.123. However, an Interim Travel Plan has been submitted as part of the application, which 

identifies measures aimed at encouraging and promoting sustainable transport use 
and reducing car-based travel. The Interim Travel Plan makes provision for the 
production of a Full Travel Plan for the residential development, to include the 
identification of targets for a modal shift from private car journeys to other forms of 
transport, and to be managed by a Travel Plan Co-ordinator for the development.  

 
10.124. The Interim Travel Plan has been reviewed by Highways, who have recommended a 

condition requiring the development to be operated in accordance with the approved 
Travel Plan based on the submitted Interim Travel Plan. Highways have also 
confirmed that a Travel Plan monitoring fee of £2500 would apply, based on the 
scale of the proposed development in this case.  

 
10.125. In this instance, it is recognised that the application would provide smaller 1-bedroom 

and 2-bedroom apartments, in an existing building in a sustainable location, close to 
facilities and public transport links. However, the level of parking provision proposed 
within the site is significantly below the recommended parking standards, and 
therefore would not accord with the requirements of Local Plan Policy TI3 in that 

 
3 North Yorkshire County Council ‘Interim Guidance on Transport Issues including Parking Standards and Advice 
on Transport Assessments and Travel Plans’ (2015) 
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regard. In that context, it is considered that the production, implementation and 
subsequent monitoring of a Full Travel Plan for the development is necessary, in 
order to discourage private car use and encourage the use of more sustainable 
means of transport, in the interests of minimising car-based travel to the site.  

 
10.126. Subject to a condition to secure the Full Travel Plan, and to the securing of the 

required Travel Plan monitoring fee via a S106 agreement, and having regard to the 
site’s existing use and location, and in the absence of any objection from Highways 
subject to a Travel Plan, it is considered that the proposals would be acceptable in 
this regard.   

 
10.127. A Servicing and Delivery Management Plan for the development has been 

submitted, including details of arrangements for access to the site for deliveries and 
for the collection of bins from the residential and commercial units. No objections 
have been raised by Highways or the EHO regarding the submitted Servicing and 
Delivery Management Plan. Subject to a condition requiring the development to be 
managed and operating in accordance with the submitted Servicing and Delivery 
Management Plan, it is considered that the proposals would be acceptable in those 
regards.  

 
10.128. Highways have also recommended conditions relating to the provision of a new 

vehicular access from Union Street into the proposed car park and alterations to/ 
part-reinstatement of the existing access from Union Street, to provide safe access 
for refuse collections whilst re-instating redundant sections of that existing access. 
Highways have also recommended a condition requiring a Construction 
Management Plan. Conditions to cover these matters are considered necessary and 
reasonable, in the interests of highway safety and amenity, and are recommended.  

 
10.129. In the light of the Highways comments, and subject to the recommended conditions 

as set out above, and the securing of a Travel Plan monitoring fee via a S106 
Agreement, it is considered that the proposed development would not result in 
significant congestion and/or road safety problems, or have an unacceptable impact 
on highway safety. It is therefore concluded that it would not conflict with the 
requirements of Part B.ii of Local Plan Policy EC5, or with the NPPF (including 
paragraph 116), in those regards, and that it would accord with the aims of Local 
Plan Policy TI1 in seeking to achieve more sustainable travel behaviour.  

 
Ecology and biodiversity 

 
10.130. The application was submitted prior to the introduction of the mandatory 10% 

Biodiversity Net Gain (BNG) requirement. However, Policy NE3 of the Local Plan is 
relevant, and requires for major developments to avoid any net loss of biodiversity 
and supports schemes which achieve a net gain.  

 
10.131. A biodiversity metric for the development has been completed and submitted. As the 

site is currently completely occupied by buildings, the proposals would not result in 
any net loss of biodiversity, compared with the existing situation. The proposed 
development would provide some new planting and landscaping on site, within the 
proposed first floor courtyard area. It would therefore provide some enhancement in 



 

 

36 

biodiversity, consistent with the aims of Policy NE3, and with paragraph 193.d) of the 
NPPF, which advises that ‘opportunities to improve biodiversity in and around 
developments should be integrated as part of their design’, and would therefore be 
acceptable in this regard. A condition requiring details of the proposed landscaping 
scheme, including proposals for its maintenance, is recommended.  

 
10.132. The proposed development would include works to existing buildings, including some 

demolition. A bat survey report has therefore been submitted as part of the 
application. The bat survey report concludes that the buildings ‘were assessed to 
have low potential value for roosting bats’, and an emergence survey found that ‘no 
bats were observed to emerge or were suspected to have emerged’ from a potential 
roost feature identified within the building. The report therefore concludes that ‘the 
surveys indicate the likely absence of roosting bats within the buildings’.  

 
10.133. However, the bat survey report advises that, ‘due to the complexity of the roof 

structure and difficulty in observing some parts of it from ground level’ a series of 
precautionary measures are recommended, including an endoscope survey of any 
potential roost features prior to construction commencing, to check for any evidence 
of roosting bats, and a ‘toolbox talk’ to contractors to ensure that they are aware of 
the need to be ‘vigilant for any evidence of roosting bats’. The report also 
recommends incorporating new roost features within the building.  

 
10.134. In the light of the conclusions of the bat survey report, and subject to a condition 

requiring the development to be carried out in accordance with the recommendations 
therein, it is considered that the proposed development would be acceptable with 
regard to this protected species.  

 
10.135. The Council’s ecologist has also recommended that a condition be included requiring 

the provision of swift bricks as part of the development. This is also considered 
appropriate and reasonable, in the interests of enhancing biodiversity in accordance 
with Policy NE3, and a condition to this effect is recommended.  

 
10.136. Subject to the recommended conditions, it is considered that the proposed 

development would be acceptable with regard to biodiversity and ecology, and would 
accord with the requirements of Local Plan Policy NE3 and the guidance in the 
NPPF in those regards.  

Fire Safety 
 

10.137. Because of the height of the building, a Fire Statement was required, and submitted, 
as part of the application. The Health and Safety Executive (HSE) has been 
consulted with regard to the Fire Statement and has advised that it is content with 
the fire safety design ‘to the extent it affects land use planning considerations’. 

 
10.138. Some aspects of the proposals have been revised since the submission of the Fire 

Statement. However, the agent for the application has confirmed that those 
subsequent revisions do not necessitate any changes to the fire statement as 
reviewed by the HSE. The HSE was re-consulted in December 2024, following the 
receipt of revised plans since their earlier comments, and re-stated that it is ‘content 
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with the fire safety design as set out in the project description, to the extent it affects 
land use planning considerations’.  

 
10.139. The HSE comments also refer to other fire safety matters and state that ‘it will be for 

the applicant to demonstrate compliance at later regulatory stages’ in those regards. 
The comments of the private sector housing officer and Building Control with regard 
to fire escapes and fire safety matters are also noted. As such matters are also 
covered under separate legislation, and in the light of the HSE’s comments that it is 
content with the fire safety design ‘to the extent that it affects land use planning 
considerations’, it is considered that the proposals submitted as part of this 
application for planning permission are acceptable with regard to fire safety.  
However, an informative note, advising the developer of the need to also comply with 
other relevant legislation with regard to fire safety and other matters, is 
recommended as part of the decision.  

 
10.140. The HSE has also noted that the submitted details regard to the provision of electric 

vehicle charging spaces in the basement car parking area. In that regard, the HSE 
comments state that it is advisable to consider fire safety risk ‘by the presence of 
electric vehicles (EVs – cars and cycles) within close proximity to, and within, 
buildings due to lithium-ion batteries’, then provide further commentary in that regard, 
and advise that ‘Any consequent design changes may affect land use planning 
considerations such as layout, appearance, and car parking provision of the 
development’.  

 
10.141. The HSE’s comments regarding EV parking have been drawn to the attention of the 

agent for the application, who has responded to advise ‘In terms of EV charging, a 
fire suppression system will be provided in the basement, as set out in the Fire 
Statement’ and that ‘should any changes be necessary as a result of detailed design’ 
they would review the application accordingly. An informative note, drawing the 
developer’s attention to the HSE’s comments regarding EV charging and other 
matters where the HSE has advised that ‘it will be for the applicant to demonstrate 
compliance at later regulatory stages’ is recommended as part of the decision.  

 
Energy and sustainability 

 
10.142. An Energy Statement has been submitted as part of the application. It states that ‘in 

order to reduce the demand for heating energy, it is proposed to provide the 
development with a highly thermal efficient building envelope’. It also provides details 
of various services within the building such as space heating, domestic hot water and 
lighting, including the use of energy efficient LED lighting to all areas within the 
proposed development.  

 
10.143. In addition to the measures specified with regard to reducing the energy demands of 

the proposed development, the Energy Statement also states that solar photovoltaic 
(PV) panels are proposed as part of the development, and that a Wastewater Heat 
Recovery System (WWHRS) would be used within those new-build apartments 
which would have baths. The WWHRS would be used as part of showers, and would 
use the warm water draining from the shower to heat the incoming cold water, before 
going into the waste water system.  
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10.144. The Energy Statement concludes that the energy efficiency measures proposed, 

including the PV panels and the WWHRS, are expected to reduce the energy 
demand of the development by 34.49% and the CO2 emissions of the development 
by 31.65% compared with the Building Regulations Part L 2021 Baseline.  

 
10.145. Subject to a condition requiring the proposed development to be carried out in 

accordance with the recommendations of the submitted Energy Statement, it is 
considered that the proposed development would be consistent with the 
requirements of Local Plan Policy CC4 with regard to sustainable design and 
reducing greenhouse gas emissions, and with the guidance in paragraph 167 of the 
NPPF, which states that local planning authorities should ‘give significant weight to 
the need to support energy efficiency and low carbon heating improvements to 
existing buildings’. The proposed PV panels have been considered with regard to 
potential effects on the conservation area and settings of nearby listed buildings, in 
accordance with paragraph 167 of the NPPF, in the relevant section above.  

Flood risk and drainage 
 

10.146. Both the Lead Local Flood Authority and Yorkshire Water have advised that the 
submitted Drainage Strategy and Flood Risk Assessment document is acceptable, 
and both have recommended a condition requiring the development to be carried out 
in accordance with the submitted Drainage Strategy and Flood Risk Assessment. 

 
10.147. Therefore, subject to an appropriately-worded condition to that effect, it is considered 

that the proposed development would be acceptable with regard to flood risk and 
drainage, and would not conflict with Local Plan Policy CC1 which requires flood risk 
assessments to demonstrate that developments will be safe without increasing flood 
risk elsewhere.  

Contaminated land 
 

10.148. With regard to contaminated land, the EHO has noted that a Phase 1 assessment 
was submitted as part of a previous application, which identified the presence of 
asbestos in the basement and the need for radon protection measures. Site 
investigation was recommended as part of that application.   

 
10.149. In their comments on the current application, the EHO has advised that 

contamination is not addressed for this application and a site investigation is not 
required. This has been discussed further with the EHO, and it is understood that it 
was suggested that no site investigation is required in this instance because the 
current application seeks permission to retain and convert the existing buildings on 
the site rather than demolish the existing buildings and redevelop the site with a new 
building (as was proposed in the previous application), and that the EHO agreed with 
this. It is also understood from the EHO that no site investigation is considered 
necessary because no residential gardens are proposed at ground floor level within 
the site.  

 
10.150. However, the EHO has recommended a condition to cover the eventuality that 

unexpected contamination is encountered during the development.  
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10.151. It is understood that the need for radon protection measured is covered under the 
Building Regulations, and an informative note drawing this to the developer’s 
attention is recommended. As the building is proposed to be converted, it is 
understood that matters relating to potential asbestos within the site would be 
covered under separate legislation.  

 
10.152. Therefore, in the light of the EHO’s advice and subject to a condition covering 

unexpected contamination, as recommended by the EHO, it is considered that the 
proposed development would be acceptable with regard to potential land 
contamination, and would not conflict with the requirements of Local Plan Policy NE9 
in that regard.  

Air quality 
 

10.153. The submitted Air Quality Assessment has been reviewed by Environmental Health, 
who have advised that the assessment concludes that, with the adoption of the 
mitigation measures outlined therein, the significance of the construction phase is 
predicted to be not significant.  
 

10.154. With regard to the operational phase of the development, Environmental Health have 
advised that the submitted assessment concludes that the air quality impacts at 
existing receptors is negligible. It is noted that cycle parking is proposed and a Travel 
Plan has been submitted.  
 

10.155. Subject to conditions requiring the construction and demolition to be carried out in 
accordance with the recommendations of the submitted Air Quality Assessment, the 
inclusion of a requirement for dust control measures – as suggested by 
Environmental Health – as part of a Construction Management Plan, and the 
provision of cycle parking and a Full Travel Plan for the development, it is considered 
that the proposed development would be acceptable with regard to air quality and 
would not conflict with the requirements of Local Plan Policy NE1 in this regard.  

 
S106 Legal Agreement 

 
10.156. Local Plan Policy TI4 requires developers to make reasonable on-site provision 

and/or contributions towards infrastructure and services to cater for the needs 
generated by development.  
 

10.157. Policy HP7 states that new housing developments will be required to provide new 
sports, open space and recreational facilities to cater for the needs of the 
development. Further guidance in this regard is set out in the Harrogate Provision of 
Open Space and Village Halls Supplementary Planning Document.  

 
10.158. In these regards, the following Heads of Terms would be required as part of a S106 

agreement for this application. 

Table 1 
Category/Type Contribution Trigger 
Secondary School 
Contribution 

£65,952.25 
To be used to improve capacity at 
existing secondary schools: 

To be agreed.  
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Harrogate Grammar School and/or 
Rossett School and/or Harrogate 
High School.  

Contributions 
towards the 
provision and/or 
enhancement of 
existing off-site open 
space 

£42,695.96 in total.  
To be divided between various 
open space typologies as identified 
in the Provision of Open Space 
and Village Halls SPD and as set 
out in detailed calculations from 
Parks.  

To be agreed.  

Health Care 
Contribution 

Amount to be confirmed –  
Minimum: £18,198;  
Maximum: £25,796 
To be used to improve capacity at 
Kings Road Surgery (Moss 
Healthcare). 

To be agreed.  

Travel Plan 
Monitoring Fee 

£2500 one-off Monitoring Fee. To be agreed. 

S106 Monitoring Band 3 (based on 34 dwellings): 
£390 per obligation (Except Travel 
Plan Monitoring Fee) –  
£390 x 3 = £1170 

Upon completion of 
S106.  

 
10.159. The proposed obligations are considered necessary in order to mitigate the effects of 

the proposed development, including additional demand for secondary school places 
and health care, and additional users of open space in the vicinity of the site. The 
contributions required are based on the number and types of dwellings proposed in 
this case, and are therefore considered to be proportionate in scale to the 
development proposed.  

 
10.160. It is considered that the obligations set out in the above S106 Heads of Terms are 

necessary, directly related to the development and fairly and reasonably related in 
scale and kind to the development and, as such, comply with the Community 
Infrastructure Levy (CIL) Regulations 2010. 
 
Other matters 

 
10.161. Following comments from the North Yorkshire Police Designing Out Crime Officer 

with regard to the proposals as originally submitted, further information was received 
from the applicant, including confirmation that ‘access control will be provided to all 
external communal doors with CCTV across all communal areas, including the car 
park and cycle store’, and that ‘All apartment entrance doors will comply with 
Secured by Design’. The information from the applicant also advised that crime 
prevention measures for the commercial use were ‘unknown at this stage as they will 
be occupier driven’.  
 

10.162. The Designing Out Crime Officer noted the further information received and advised 
that it was ‘pleasing to note that crime mitigation measures, such as access control, 
are to be incorporated into this proposal,’ and that they had no further comments. It 
is therefore considered that sufficient information in this regard has been provided at 
this stage. However, conditions are recommended, requiring full details of crime 
prevention and mitigation measures to be submitted and approved for both the 
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commercial/drinking establishment use and the residential use, to allow full details to 
be considered once those aspects of the scheme have been designed in detail, in 
the interests of safety and crime prevention.  
 

10.163. In considering the application, due regard has been had to the public sector equality 
duty as set out in Section 149 of the Equality Act 2010, and to the need to eliminate 
discrimination, harassment and victimisation and to advance equality of opportunity, 
and foster good relations, between persons who share a relevant protected 
characteristic, as identified in the Equality Act 2010, and persons who do not share it.  

 
10.164. New shopfronts are proposed as part of the development, serving the proposed 

commercial or drinking establishment use. Two customer entrances are proposed 
into this part of the building, one from Parliament Street and one from Oxford Street. 
The applicant has confirmed that level access would be provided from both of these 
entrances.  

 
10.165. A further lower ground floor entrance is proposed at the northern end of the 

Parliament Street frontage, with steps internally between this entrance and the rest 
of the lower ground floor. However, the applicant has confirmed that this would be a 
‘fire egress’ and ‘would only be used in the case of emergencies’. This has been 
discussed with Building Control and it is understood that a refuge area would be 
required at the top of the staircase, for persons who would be unable to use the 
stairs in the event of an emergency. Subject to such provision, and as level access 
would be provided through all customer entrances, it is considered that the proposals 
would be acceptable and would provide appropriate access for all users in this 
regard.  

 
10.166. The communal entrance to the apartments would be at upper ground floor level on 

Union Street. Through the incorporation of a lift between the upper ground floor and 
the apartments on the upper levels, and a platform lift inside the building between 
that lift and the Union Street entrance to the apartments, level and step-free access 
would be provided from the apartments’ entrance to the apartments themselves.  

 
10.167. The car park on the lower ground floor of the building would include a disabled 

parking space. To travel from that car park to the apartments, all users would have to 
leave the building onto Union Street, via an entrance which would be accessible via 
a ramp from the car park, and re-enter further along Union Street via the communal 
entrance to the apartments. Although this would result in users travelling some 
distance, it is understood that providing lift access to the lower ground floor is limited 
by fire restrictions. As the proposals relate to the conversion of an existing building, 
with varying internal floor levels, and as level access would be provided between the 
basement car park and the apartment entrance and, from there to the upper floor 
apartments, and would be no further for wheelchair users than for other users of the 
building, it is considered that reasonable steps have been taken to provide equality 
of access for all occupants of, and visitors to, the building. 

 
10.168. In the light of the above it is considered that the proposal would not contravene 

Convention Rights contained in the Human Rights Act 1998, including right to private 
and family life.  
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11.0 PLANNING BALANCE AND CONCLUSION  
 
11.1. For the reasons given, the proposed development is considered to comply with the 

requirements of Local Plan EC5 regarding town centre uses, including with regard to 
the vitality and viability of the town centre, and amenity and highways/traffic 
considerations. The proposed development is therefore considered to be acceptable 
in principle.  

 
11.2. As identified, the proposed development would result in harm to the interest and 

significance of the non-designated heritage asset within the site, and would result in 
less than substantial harm to the Harrogate Conservation Area and the settings of 
listed buildings in the vicinity of the site as identified above.   

 
11.3. However, for the reasons given, in this instance it is considered that the harm arising 

to the non-designated heritage asset would be outweighed by the benefits of the 
proposed development, that the less than substantial harm to the conservation area 
would be outweighed by the public benefits of the proposed development, and that 
the less than substantial harm to the settings of nearby listed buildings would be 
outweighed by the public benefits of the proposed development.  
 

11.4. Those benefits include bringing a large, prominent and long-vacant building in 
Harrogate town centre back into use, repairs and enhancements to parts of the 
existing building, and the retention of commercial use (including a possible new 
drinking establishment use) on the lower floors which would contribute to the vitality 
and viability of the town centre, and new residential apartments which would 
contribute to the supply of homes in the area. Although the Council is currently able to 
demonstrate a 5 year supply of deliverable housing land in the area covered by the 
Harrogate Local Plan, the delivery of housing would still be a public benefit weighing 
in favour of the scheme.  
 

11.5. It is therefore considered that the proposed development would not conflict with 
relevant Local Plan Policies, or with the guidance in the NPPF with regard to heritage 
assets, including the guidance in paragraphs 215 and 216 of the NPPF as set out 
above. 

 
11.6. The proposed development is considered to be acceptable with regard to other 

material planning considerations, including residential amenity, highway safety, 
ecology and biodiversity, fire safety, flood risk and drainage, contaminated land and 
sustainable construction.   

 
11.7. It is therefore concluded that the proposed development would be acceptable for the 

reasons given, and it is recommended that planning permission is granted, subject to 
the suggested conditions and the prior completion of the S106 agreement.  
 

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

prior completion of a S106 agreement with terms as detailed in Table 1.  
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Recommended conditions: 
 
 Condition 1 – Time Limit 
 The development hereby permitted shall begin not later than 3 years from the date of 

this permission.  
 
 Reason: To ensure compliance with Sections 91-94 of the Town and Country 

Planning Act 1990.  
 
 Condition 2 – Approved Plans 
 The development hereby permitted shall be carried out in complete accordance with 

the following submitted details:  
 

• Site Location Plan drawing number: 20018-S101 Rev C 
 

• Demolition Basement Plan drawing number: 20018-S120 Rev C 
• Demolition Lower Ground Floor Plan drawing number: 20018-S121 Rev C 
• Demolition Ground Floor Plan drawing number: 20018-S122 Rev C 
• Demolition First Floor Plan drawing number: 20018-S123 Rev C 
• Demolition Second Floor Plan drawing number: 20018-S124 Rev C 
• Demolition Third Floor Plan drawing number: 20018-S125 Rev C 
• Demolition Fourth Floor Plan drawing number: 20018-S126 Rev C 
• Street Scene Elevation Demolition drawing number: 20018-S140 Rev C 
• Street Scene Elevation Demolition drawing number: 20018-S141 Rev D 

 
• Street Scene Elevation Schedule of Works 1 OF 2 drawing number: 20018-S150 

Rev B 
• Street Scene Elevation Schedule of Works 2 OF 2 drawing number: 20018-S151 

Rev D 
 

• Site Plan Proposed drawing number: 20018-P200 
• Basement Plan Proposed drawing number: 20018-P210 Rev E 
• Lower Ground Floor Plan Proposed drawing number: 20018-P211 Rev F 
• Upper Ground Floor Plan Proposed drawing number: 20018-P212 Rev H 
• First Floor Plan Proposed drawing number: 20018-P213 Rev F 
• Second Floor Plan Proposed drawing number: 20018-P214 Rev F 
• Third Floor Plan Proposed drawing number: 20018-P215 Rev G 
• Fourth Floor Plan Proposed drawing number: 20018-P216 Rev D 
• Roof Plan Proposed drawing number: 20018-P217 Rev A 

 
• Street Scene Elevation Proposed drawing number: 20018-P220 Rev G 
• Street Scene Elevation Proposed drawing number: 20018-P221 Rev G 
• Internal Elevations Proposed drawing number: 20018-P222 Rev F 
• Internal Elevation Proposed drawing number: 20018-P223 Rev G 
• Proposed Sections drawing number: 20018-P225 Rev C 
• Internal Elevation Proposed drawing number: 20018-P226 

 
• Shopfront Details Sheet 1 drawing number: 20018-P410 
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• Shopfront Details Sheet 2 drawing number: 20018-P411 
• Proposed Strip Section C-C drawing number: 20018-P412 Rev A 
• Proposed Party Wall Detail drawing number: 20018-P152 

 
 Reason: For the avoidance of doubt and to ensure compliance with the approved 

details.  
 

Condition 3 – Accessible and Adaptable (M4(2)) Apartments 
None of the apartments hereby permitted shall be first occupied or brought into use 
until all apartments identified as ‘M4 (2) Accessible Unit’ on First Floor Plan Proposed 
drawing number: 20018-P213 Rev F, Second Floor Plan Proposed drawing number: 
20018-214 Rev F, Third Floor Plan Proposed drawing number: 20018-P215 Rev G 
and Fourth Floor Plan Proposed drawing number: 20018-P216 Rev D have been laid 
out and provided as accessible and adaptable dwellings in accordance with the 
requirements of Part M4(2): Category 2 – Accessible and adaptable dwellings, of the 
Building Regulations. Those apartments shall be retained as such thereafter.  
 
Reason: To ensure the provision and retention of an appropriate mix of housing for 
all occupants, in accordance with Local Plan Policy HS1.  
 
Condition 4 – Materials details and samples 
No external works to the existing buildings within the site in association with the 
development hereby permitted, and no works to construct the extensions hereby 
permitted, shall commence until details and samples of all external materials to be 
used as part of the development have been submitted to and approved in writing by 
the local planning authority. This shall include: 
 
• Details and samples of all external walling materials, including brick and stone to 

be used in the new construction and façade replacement works; cladding to be 
used on the external walls of the proposed internal courtyard; and any materials 
to be used for filling in or making good existing brickwork; 

• Details and samples of the external materials for the roof extension, including 
glazing and cladding materials; 

 
Samples shall be made available on site for inspection by the local planning authority, 
which shall be notified in writing when the samples are available to view.  
 
The submitted details shall also include a full materials schedule, including details of 
all materials and accompanying plans to show where they are to be used on the 
buildings.  
 
The development shall be carried out in accordance with the details thereby approved 
and retained as such thereafter.  
 
Reason: In the interests of visual amenity and to protect and preserve the character 
and appearance of the existing buildings and the conservation area, in accordance 
with Local Plan Policies HP2 and HP3, the Planning (Listed Buildings and 
Conservation Areas) Act 1990, and the NPPF.  
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Condition 5 – Roof terraces and external walkways 
No external works to the existing buildings within the site in association with the 
development hereby permitted, and no works to construct the extensions hereby 
permitted, shall commence until details of the following have been submitted to and 
approved in writing by the local planning authority. In all cases, the information 
submitted shall include sections and elevations at a scale of at least 1:20, and details 
of materials and colours: 
 
a) Balustrades to the roof terraces; 
b) External walkways within the internal courtyard, including the balustrades to those 

walkways. 

The development shall be carried out in accordance with the details thereby approved 
and retained as such thereafter.  
 
Reason: In the interests of visual amenity and to protect and preserve the character 
and appearance of the existing buildings and the conservation area, in accordance 
with Local Plan Policies HP2 and HP3, the Planning (Listed Buildings and 
Conservation Areas) Act 1990, and the NPPF. 
 
Condition 6 – Roof Works 
Notwithstanding the details on the approved plans, no external works to the existing 
buildings within the site in association with the development hereby permitted shall 
commence until full details of all roof repairs to the existing buildings within the site, 
as identified on Street Scene Elevation Schedule of Works 1 OF 2 drawing number: 
20018-S150 Rev B and Street Scene Elevation Schedule of Works 2 OF 2 drawing 
number: 20018-S151 Rev D, have been submitted to and approved in writing by the 
local planning authority.  
 
The submitted details shall include samples of any new roof slates to be used as part 
of such repairs, which shall be made available on site for inspection by the local 
planning authority, which shall be notified in writing when the samples are available to 
view. 
 
No part of the development hereby permitted shall be first occupied or brought into 
use until the relevant works specified above have been carried out and completed in 
accordance with the details thereby approved.   
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 7 – Treatment of Masonry 
Notwithstanding the details on the approved plans, no external works to the existing 
buildings on the site in association with the development hereby permitted shall 
commence until full details of the treatment of the masonry envelope of the existing 
buildings within the site have been submitted to and approved in writing by the local 
planning authority 
 
For the avoidance of doubt, the submitted details shall refer to those parts of the 
existing buildings where the existing façades are to be retained and not replaced (i.e. 
those parts of the building identified with the notation ‘clean and repair existing 
brickwork and stone feature detailing patch repair with matching’ on Street Scene 
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Elevation Schedule of Works 1 OF 2 drawing number: 20018-S150 Rev B and Street 
Scene Elevation Schedule of Works 2 OF 2 drawing number: 20018-S151 Rev D).  
 
The submitted details shall include: 
 
a) A method statement and specification details for the cleaning of masonry, to 

include a test panel in a position to be approved by the local planning authority; 
b) A method statement and specification details for the treatment of brickwork and 

stone detailing, to include a sample panel of repointing of the external walls.  

No part of the development hereby permitted shall be first occupied or brought into 
use until the relevant works specified above have been carried out and completed in 
accordance with the details thereby approved.   
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 8 – Treatment of Rainwater Goods 
All repairs to existing traditional rainwater goods, and new pipework runs to those 
parts of the existing building identified with the notation ‘cast iron rainwater good 
repaired or replaced with similar and approved’ on Street Scene Elevation Schedule 
of Works 1 OF 2 drawing number: 20018-S150 Rev B and Street Scene Elevation 
Schedule of Works 2 OF 2 drawing number: 20018-S151 Rev D, shall be in cast iron 
and shall match the profiles and details of existing such rainwater goods on those 
parts of the building.  
 
No part of the development hereby permitted shall be first occupied or brought into 
use until the specified works have been carried out and completed in accordance with 
the requirements above and as specified on the drawings listed. Those works shall be 
retained as such thereafter.  
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 9 – New Rainwater Goods and Ventilation and Extraction Features 
 
No new plumbing, pipes, soil stacks, flues, vents or ductwork shall be fixed to the 
external faces of any part of the buildings within the site until details of any such 
features have been submitted to and approved in writing by the local planning 
authority. Any such features shall thereafter only be installed in accordance with the 
details thereby approved. 
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 10 – Details of Windows, Stained Glass, Doors and Ornate Ironwork 
(Balconettes) 
Notwithstanding the details on the approved plans, no external works to the existing 
buildings on the site in association with the development hereby permitted shall 
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commence until full details of the following have been submitted to and approved in 
writing by the local planning authority: 
 
a) A condition survey, method statement and specification details for the repair and 

treatment of existing stained glass and metal-framed windows within the existing 
buildings (i.e. those windows identified with the notation ‘Repair/replace like for 
like as necessary existing metal framed windows and clean and repair stone 
detailing (stained glass to be retained and reused). Secondary glazing to be 
installed behind existing’ on Street Scene Elevation Schedule of Works 1 OF 2 
drawing number: 20018-S150 Rev B and Street Scene Elevation Schedule of 
Works 2 OF 2 drawing number: 20018-S151 Rev D); 

b) Large-scale details, in elevation, section and plan, of the secondary glazing 
system to existing windows, including those identified in part a) of this condition 
above; 

c) Elevations and sections, at a scale of 1:5, of any replacement windows to those 
openings identified in part a) of this condition above, including details of frame 
materials and colours; 

d) Details of all new windows to those parts of the building not identified in part a) of 
this condition above, including sections and elevations at a scale of at least 1:20, 
and details of frame materials and colours; 

e) Elevations and sections of all new external doors at a scale of 1:5, including 
details of materials and colours; 

f) A condition survey, method statement and specification details for the repair and 
treatment of ironwork on the existing buildings within the site, as identified with the 
notation ‘Existing ironwork to be retained, repaired and repainted’ on Street Scene 
Elevation Schedule of Works 1 OF 2 drawing number: 20018-S150 Rev B and 
Street Scene Elevation Schedule of Works 2 OF 2 drawing number: 20018-S151 
Rev D. 

No part of the development hereby permitted shall be first occupied or brought into 
use until all relevant works set out above have been carried out and completed in 
accordance with the details thereby approved. Those works shall be retained as such 
thereafter.  
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 11 – Shopfronts and Canopies 
Notwithstanding the details on the approved plans, no external works to the existing 
buildings on the site shall commence until full details, including large-scale annotated 
drawings in plan, elevation and section, of the following have been submitted to and 
approved in writing by the local planning authority: 
 
a) All new/replacement shop fronts, including details of their materials, glazing and 

colour(s);  
b) All new/replacement canopies, including details of their materials, glazing and 

colour(s); 
c) Any awnings proposed to any part(s) of the building.  



 

 

48 

The commercial and/or drinking establishment use hereby permitted shall not 
commence until the relevant aspects of the development specified above have been 
carried out and completed in accordance with the details thereby approved. Those 
works shall be retained as such thereafter.  
 
Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 12 – Replacement Façades 
Notwithstanding the details on the approved plans, no external works to the existing 
buildings on the site shall commence until full details, including large-scale annotated 
plans in plan, elevation and section, showing the replacement façades proposed to 
those parts of the buildings facing Parliament Street and Union Street where the 
existing façades are to be removed and replaced, as identified on Street Scene 
Elevation Schedule of Works 1 OF 2 drawing number: 20018-S150 Rev B and Street 
Scene Elevation Schedule of Works 2 OF 2 drawing number: 20018-S151 Rev D, 
have been submitted to and approved in writing by the local planning authority.  
 
The submitted information shall include details of the following:  
 
a) materials to be used in the re-cladding of the façades;  
b) glazing and window and door frames including materials and colours;  
c) architectural detailing including, for example, sill bands and parapet details; and 
d) depths of window and door reveals.  
 
No part of the development hereby permitted shall be first occupied or brought into 
use until the relevant works specified above have been carried out and completed in 
accordance with the details thereby approved. The works shall be retained as such 
thereafter.  

Reason: To protect and preserve the heritage significance of the existing buildings as 
a non-designated heritage asset, and the character and appearance of the 
conservation area, in accordance with Local Plan Policy HP2, the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the NPPF. 
 
Condition 13 – Security and Crime Prevention Measures: Commercial and/or 
Drinking Establishment Use 
The commercial and/or drinking establishment use hereby permitted shall not 
commence until details of security and crime prevention measures relating to that use 
have been submitted to and approved in writing by the local planning authority. The 
commercial and/or drinking establishment use hereby permitted shall not commence 
until the security and crime prevention measures have been installed in accordance 
with the details thereby approved, and those measures shall be retained and 
maintained as such thereafter.  
 
Reason: In the interests of safety and designing out crime.  
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Condition 14 – Security and Crime Prevention Measures: Apartments 
None of the residential apartments hereby permitted shall be first occupied or brought 
into use until details of security and crime prevention measures relating to the 
apartments, including the communal entrance to the apartments and the car park 
entrance, have been submitted to and approved in writing by the local planning 
authority. None of the apartments hereby permitted shall be first occupied or brought 
into use until the security and crime prevention measures have been installed in 
accordance with the details thereby approved, and those measures shall be retained 
and maintained as such thereafter.  
 
Reason: In the interests of safety and designing out crime.  
 
Condition 15 – Reporting of Unexpected Land Contamination 
In the event that contamination not previously identified and addressed by the 
developer prior to the grant of this planning permission is encountered during the 
development, all groundworks in the affected area (save for site investigation works) 
shall cease immediately and the local planning authority shall be notified in writing 
within 2 working days.  
 
Groundworks in the affected area shall not recommence until either: (a) a 
Remediation Strategy has been submitted to and approved in writing by the local 
planning authority; or (b) the local planning authority has confirmed in writing that 
remediation measures are not required. The Remediation Strategy shall include a 
timetable for the implementation and completion of the approved remediation 
measures. Thereafter remediation of the site shall be carried out and completed in 
accordance with the approved Remediation Strategy.  
 
Following completion of any measures identified in the approved Remediation 
Strategy a Verification Report shall be submitted to the local planning authority.  
 
No part of the site shall be brought into use until such time as the site has been 
remediated in accordance with the approved Remediation Strategy and a Verification 
Report in respect of those works has been submitted to and approved in writing by 
the local planning authority. 
 
Reason: To ensure that risks from contamination to the future users of the land and 
neighbouring land are minimised and to fully ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other off-site 
receptors.  
 
Condition 16 – Method Statement for Validation Report to Confirm Noise Levels 
Achieved  
The development shall be carried out in accordance with the recommendations in the 
Noise Impact Assessment, reference: NIA-10608-22-10780- v1.2, produced by 
Environmental Noise Solutions Limited and dated 14 July 2023, with regard to sound 
attenuation works to provide satisfactory internal sound levels for the proposed 
apartments.  
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The sound insulation scheme for the development shall ensure that the following 
internal sound levels are achieved in the apartments hereby permitted: 
 
a) The 16hr LAeq shall not exceed 35dB between 0700 and 2300 hours when 

readings are taken in any noise sensitive rooms in the development; 
b) The 8hr LAeq shall not exceed 30dB between 2300 and 0700 hours when readings 

are taken inside any bedroom in the development; 
c) The LAFMax indoor shall not exceed 45 dB (more than 10 times) between 2300 and 

0700hrs when readings are taken inside any bedroom in the development. 

None of the apartments hereby permitted shall be first occupied or brought into use 
until a method statement for the validation of the sound attenuation works has been 
submitted to and approved in writing by the local planning authority. The method 
statement shall include details of the methodology for sound validation testing, and 
details of which apartments/rooms are to be tested.  
 
The validation testing shall thereafter be carried out in accordance with the method 
statement thereby approved.  
 
Reason: In the interests of residential amenity. 
 
Condition 17 – Validation Report Confirming Noise Levels Achieved 
None of the apartments hereby permitted shall be first occupied or brought into use 
until: 
 
a) a validation test of the sound attenuation works for the development has been 

carried out by a suitably qualified person in accordance with the method 
statement approved as part of the previous condition (Condition 16); and  

b) the results of that validation testing have been submitted to the local planning 
authority to demonstrate that the internal sound levels specified in Condition 16 of 
this permission have been achieved; and  

c) those results have been approved in writing by the local planning authority.  

If it cannot be demonstrated that the sound levels in Condition 16 of this permission 
have been achieved, none of the apartments hereby permitted shall be first occupied 
or brought into use until a further scheme incorporating further measures to achieve 
those sound levels has been submitted to and approved in writing by the local 
planning authority.  
 
In that event, none of the apartments hereby permitted shall be first occupied or 
brought into use until all works comprised within those further measures thereby 
approved have been completed and until a further validation test has been carried out 
by a suitably qualified person in accordance with the method statement approved as 
part of Condition 16 of this permission, and until the results, demonstrating that the 
sound levels in Condition 16 of this permission have been achieved, have been 
submitted to and approved in writing by the local planning authority.  
 
All relevant measures taken in order to achieve the sound levels above shall be 
retained and maintained for the lifetime of the development.  
 
Reason: In the interests of residential amenity.  
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Condition 18 – Plant and equipment on site 
 The combined noise from any of the following shall be effectively controlled so that 

the combined rating level of all such equipment and/or activities does not exceed the 
background sound level at any time (“rating level” and “background sound level” are 
as defined in BS4142:2014+A1 2019): 

 
• Fixed installations which comprise mechanical and electrical plant and equipment; 
• The loading and unloading of goods and materials; and 
• Mobile plant and vehicles at the site. 

Reason: In the interests of residential amenity.  
 

Condition 19 – Odour Control  
In the event that any kitchen extraction equipment is proposed in association with any 
commercial use or any drinking establishment use at the site as hereby permitted, no 
such system shall be first operated until it has been fitted with an odour extraction 
and control system in accordance with the recommendations in Sections 7.0 and 8.0 
of the Air Quality Assessment, reference: 784-B042628, prepared by Tetra Tech and 
dated 15th May 2023.  
 
Thereafter, the odour extraction and control system shall be retained, and maintained 
in accordance with the maintenance regime recommended in Section 8.0 of the 
aforementioned Air Quality Assessment, for the lifetime of the development.  
 
Reason: To ensure that odour from the development is satisfactorily controlled, in the 
interests of amenity.  
 
Condition 20 – Servicing, Deliveries, and Refuse Storage and Collection 
No part of the development hereby permitted shall be first occupied or brought into 
use until the refuse storage areas for the development have been provided in 
accordance with the details on Upper Ground Floor Plan Proposed drawing number: 
20018-P212 Rev H.  
 
Deliveries and servicing associated with the development hereby permitted, and the 
storage and collection of refuse and waste from the site in association with the 
commercial or drinking establishment use and the residential apartments hereby 
permitted, shall be carried out and managed in accordance with the Servicing and 
Delivery Management Plan, report number: 20785-005 Revision 3, prepared by 
Andrew Moseley Associates and dated 18.07.24, for the lifetime of the development.  
 
Reason: To ensure that satisfactory arrangements are in place for the carrying out of 
servicing and deliveries, and the storage and collection of waste, as part of the 
development, in the interests of amenity and highway safety. 
 
Condition 21 – Hours of Construction 
No construction or demolition works shall take place at the site in association with the 
development hereby permitted outside the hours of 0800-1800 hours Monday to 
Friday inclusive and 0800-1500 hours on Saturdays. No such works shall take place 
on Sundays or Bank Holidays.  
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Reason: In the interests of residential amenity.  
 
Condition 22 – Opening Hours for Commercial Premises 
The commercial use or drinking establishment use as hereby permitted shall not be 
open to customers outside the hours of 0800-0000 hours Monday to Sunday 
inclusive. 
 
Reason: In the interests of residential amenity. 
 
Condition 23 – Hours for Deliveries and Waste Removal and Collections 
There shall be no deliveries to, or dispatches from, the site in association with the 
commercial use or drinking establishment use hereby permitted, including the 
collection of waste bottles or commercial waste, outside the hours of 0730-1800 
hours Monday to Friday inclusive.  

 Reason: In the interests of residential amenity.  
 
Condition 24 – Disposal of Waste Bottles & Removal of Waste for Collection 
Neither the disposal of waste bottles into external receptacles nor the removal of 
waste from the premises for collection shall take place between the hours of 2100-
0900 hours Monday to Sunday inclusive.  
 
Reason: In the interests of residential amenity.   
 
Condition 25 – Obscure Glazing to Specified Windows 
Notwithstanding the details on the drawings hereby approved, the following windows 
and/or areas of glazing shall be fitted with obscure glazing before the apartment to 
which they relate is first occupied: 
 
• All glazing in the southern/south western elevation of Apartment 3.3; 
• The north-facing side window in the living/kitchen/dining room area of 

Apartment 3.7. 

Those obscure-glazed windows and/or areas of glazing shall thereafter be retained 
as such.  
 
Reason: In the interests of privacy and residential amenity.  
 
Condition 26 – Construction in Accordance with Air Quality Report 
The construction of the development hereby permitted (including demolition works) 
shall be carried out in accordance with the recommendations in the Air Quality 
Assessment, reference: 784-B042628, produced by Tetra Tech and dated 15th May 
2023.  
 
Reason: To protect air quality and in the interests of residential amenity.  
 
Condition 27 – Construction Management Plan 
No development shall commence, including demolition, until a Construction 
Management Plan for the development has been submitted to and approved in 
writing by the local planning authority. The Construction Management Plan shall 
include, but not be limited to, arrangements for the following: 
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a) Details of any temporary construction access to the site, including measures for 

removal following the completion of construction works; 
b) Restriction on the hours of use for access along Union Street and Oxford Street 

relating to demolition and construction purposes; 
c) Wheel and chassis underside washing facilities on site to ensure that mud and 

debris are not spread onto the adjacent public highway; 
d) The parking of contractors’, site operatives’ and visitors’ vehicles; 
e) Areas for the storage of plant and materials used in constructing the development, 

clear of the highway; 
f) Measures to manage the delivery of materials and plant to the site, including 

routing and timing of deliveries, and loading and unloading areas; 
g) Details of the routes to be used by HGV construction traffic and highway condition 

surveys on those routes; 
h) The protection of carriageway and footway users at all times during demolition 

and construction; 
i) The protection of contractors working adjacent to the highway; 
j) Details of site working hours; 
k) The erection and maintenance of hoardings, including decorative displays, 

security fencing and scaffolding on/over the footway and carriageway, and 
facilities for public viewing where appropriate; 

l) Means of minimising dust emissions arising from demolition and construction 
activities on the site, including details of all dust suppression measures and the 
methods to monitor emissions of dust arising from the development; 

m) Measures to control and monitor noise and disturbance associated with 
demolition and construction works, having regard to nearby residential properties; 

n) An undertaking that there must be no burning of materials on site at any time 
during demolition or construction; 

o) The removal of materials from site, including a scheme for recycling/disposing of 
waste resulting from demolition and construction works; 

p) Details of external lighting equipment; 
q) A detailed method statement and programme for the demolition and construction 

works; and  
r) Contact details for the responsible person (site manager/office) who can be 

contacted in the event of any issue.  

The construction of the development hereby permitted shall be undertaken in 
complete accordance with the Construction Management Plan thereby approved.  
 
Reason: In the interests of public safety and amenity.   
 
Condition 28 – Works to Existing Access from Union Street 
No part of the development hereby permitted shall be first occupied or brought into 
use until details of a scheme of works to the existing vehicular access into the site 
from Union Street have been submitted to and approved in writing by the local 
planning authority. The scheme of works shall include: 
 
• The provision of an access onto Union Street for the purpose of enabling 

commercial and residential bins to be safely collected from, and returned to, the 
site; and 
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• The reinstatement and permanent closing off of any remaining redundant sections 
of the existing access into the site from Union Street.  

No part of the development hereby permitted shall be first occupied or brought into 
use until all such works to the existing access from Union Street have been carried 
out and completed in accordance with the details thereby approved. The works shall 
thereafter be retained.  
 
Reason: In the interests of highway safety and the amenity of the area.  
 
Condition 29 – New Access to Proposed Car Park from Union Street 
No part of the development hereby permitted shall be first occupied or brought into 
use until details of works to set out and provide a new vehicular access to the 
proposed on-site car park from Union Street have been submitted to and approved in 
writing by the local planning authority.  
 
The access to the car park from Union Street shall accord with the ‘Specification for 
Housing and Industrial Estate Roads and Private Street Works’ published by the local 
highway authority and the crossing of the highway verge and/or footway must be 
constructed in accordance with Standard Detail number E50 and the following 
requirements, details of which shall be included as part of the submitted information: 
 
• Any gates or barriers must be set back from the edge of the carriageway by at 

least the depth of the existing footway on Union Street at that point, and must not 
be able to swing over the existing or proposed highway; 

• That part of the access extending between the edge of the carriageway on Union 
Street and the entrance to the vehicle lift within the car park must be at a gradient 
not exceeding one in thirty; 

• The inclusion of provision to prevent surface water from the site discharging onto 
the existing highway; 

• The final surfacing of any part of the access within 6 metres of the public highway 
must not contain any loose material that is capable of being drawn onto the 
existing public highway; and 

• The inclusion of measures to enable vehicles to enter and leave the site in a 
forward gear.  

No part of the development hereby permitted shall be first occupied or brought into 
use until the access to the car park from Union Street has been set out, constructed 
and completed in accordance with the details thereby approved. The access to the 
car park from Union Street shall thereafter be retained and maintained in accordance 
with the details thereby approved. 
 
Reason:  To ensure a satisfactory means of access to the site from the public 
highway, in the interests of highway safety and the convenience of all highway users.  
 
Condition 30 – Vehicle and Cycle Parking 
No part of the development hereby permitted shall be first occupied or brought into 
use until the vehicular and cycle parking for the development has been laid out and 
provided in accordance with the details on Lower Ground Floor Plan Proposed 
drawing number 20018-P211 Rev F. Once created, those areas shall be maintained 
clear of any obstruction and shall be retained for their intended purposes at all times 
thereafter.  



 

 

55 

 
Reason: To provide for appropriate on-site facilities, including cycle parking, in the 
interests of highway safety and encouraging sustainable transport use.  
 
Condition 31 – Travel Plan 
No part of the development hereby permitted shall be first occupied or brought into 
use until a Full Travel Plan for the development has been submitted to and approved 
in writing by the local planning authority.  
 
The Full Travel Plan shall be based on the principles and recommendations in the 
Interim Travel Plan, report number: 20785-004 Revision 1, produced by Andrew 
Moseley Associates and dated 15.06.23, and shall include up-to-date drawings and a 
timetable for its implementation.  
 
The development shall thereafter be carried out, and operated, in accordance with 
the Full Travel Plan thereby approved. The Full Travel Plan thereby approved shall 
be implemented in accordance with the timetable contained therein, and shall 
continue to be operated as long as any part of the development hereby permitted is 
occupied.  
 
Reason: To establish measures to encourage more sustainable, non-car modes of 
transport, in the interests of reducing carbon emissions, and having regard to the 
amount of parking available within the development.   
 
Condition 32 – Drainage Strategy and Flood Risk Assessment 

 The development hereby permitted shall be carried out and completed in accordance 
with the Drainage Strategy and Flood Risk Assessment, Reference: 
23313-ROS-00-00-RE-D-09001 Revision 1, produced by Roscoe and dated 
May 2023.  

 
 Reason: To ensure that the development is built to the submitted drainage design, to 

ensure the provision of satisfactory and sustainable drainage and to prevent the 
increased risk of flooding.   

 
 Condition 33 – Landscaping 
 Notwithstanding the details on the approved plans, no external works to the buildings 

within the site shall commence in association with the development hereby permitted 
until a detailed scheme for the landscaping of the internal courtyard at first floor level 
and above has been submitted to and approved in writing by the local planning 
authority.  

 
 The submitted landscaping scheme shall include:  
 

a) Details of surfacing materials to hard-surfaced areas within the courtyard, 
including to the external walkways at upper levels above the courtyard; 

b) Materials to be used for any planting beds; 
c) Details of any hard boundary treatments including walls and fences; 
d) Any benches or seating areas; 
e) Details of proposed planting including details of species and planting numbers; 
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f) Details of planting beds for any trees, including tree pits and/or crate systems;  
g) The incorporation of appropriate planting and landscaping to provide areas of 

defensible space, for privacy, around the windows of apartments facing into the 
courtyard, including on the external walkways at upper levels above the courtyard; 

h) Details of the proposed construction, planting and maintenance arrangements for 
the green wall on the northern side of the internal courtyard; 

i) Arrangements for the management and maintenance of soft landscaped areas; 
j) A timetable for the implementation of the hard and soft landscaping works.  

The landscaping of the site shall be carried out in accordance with the details and 
timetable thereby approved, and shall thereafter be retained and maintained in 
accordance with the management and maintenance arrangements thereby approved.  
 
Reason: In the interests of visual amenity and biodiversity. 
 
Condition 34 – Replacements for new planting 
If within a period of five years from the date of the completion of the soft landscaping 
works pursuant to the previous condition any tree, hedge or shrubs are felled, 
removed, uprooted, destroyed or dies, or becomes, in the opinion of the local 
planning authority, seriously damaged or defective, it/they shall be replaced by 
planting of the same species and size as that originally planted, in the same location, 
unless the local planning authority gives its written consent to any variation. This 
replacement planting shall be undertaken before the end of the first available planting 
season following the removal, uprooting, destruction or death of the original plant(s).  
 
Reason: To ensure that the landscaping becomes established and is maintained and 
managed, in the interests of visual amenity and biodiversity. 

 
Condition 35 – Bat Survey Recommendations  

 The development, including any demolition, shall be carried out in accordance with 
the recommendations in Section 7.2 (paragraphs 7.2.2 and 7.2.3) of the Bat Survey 
and Assessment: ‘Parliament Street Development’, produced by RDF Ecology and 
dated July 2023.   

 
 Reason: In the interests of protecting biodiversity, ecology and protected species.  
 
 Condition 36 – Swift Bricks 
 No part of the development hereby permitted shall be first occupied until 5 no. swift 

bricks and 2 no. bat bricks have been installed in suitable locations on the buildings 
within the site, away from artificial sources of light and at a minimum height of 5 
metres, and evidence of their installation has been submitted to and approved in 
writing by the local planning authority. The swift bricks and bat bricks shall thereafter 
be retained.  

 
 Reason: In the interests of protecting and enhancing biodiversity and ecology, in 

accordance with Local Plan Policy NE3 and the NPPF.  
 

Condition 37 – Energy Statement 
 The development hereby permitted shall be carried out and completed in accordance 

with the recommendations in the Energy Statement, Document Number: 
PSH-BWB-ZZ-XX-RP-ME-0001_P02_Energy Statement, produced by BWB and 
dated July 2023.  
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 Reason: To reduce energy demand and carbon dioxide emissions, in accordance 

with Policy CC4 of the Local Plan.  
 
 Condition 38 – Photovoltaic Panel Details 
 No part of the development hereby permitted shall be first occupied or brought into 

use until details of the proposed photovoltaic (PV) panels have been submitted to and 
approved in writing by the local planning authority. The submitted details shall include 
plans, elevations and sections showing the PV panels, information about the methods 
of fixing them to the roof of the building, details of any ancillary equipment required, 
and how they would be cleaned and maintained.  

 No part of the development hereby permitted shall be first occupied or brought into 
use until the PV panels have been installed in accordance with the details thereby 
approved. The PV panels shall thereafter be retained and maintained in accordance 
with the details thereby approved.  

 
 Reason: To protect the non-designated heritage asset within the site and to reduce 

energy demand and carbon dioxide emissions.  
 
 Recommended Informatives 
 

1. The developer is advised of the likely need to secure other relevant approvals, as 
required under other legislation, including the Building Regulations and other 
legislation, including in relation to housing standards, fire safety and 
environmental health matters.  
 

2. The developer’s attention is drawn to the comments received from the Health and 
Safety Executive, dated 23/09/2024 and 02/01/2025, including with regard to 
matters where those comments advise ‘it will be for the applicant to demonstrate 
compliance at later regulatory stages’, and with regard to electric vehicles.  

 
3. The developer’s attention is drawn to the comments received from the Private 

Sector Housing Officer, including with regard to matters of housing standards.  
 
4. Applicants are reminded that in addition to securing planning permission other 

permissions may be required from North Yorkshire Council as Local Highway 
Authority. These additional permissions can include but are not limited to: 
Agreements under Sections 278, 38, and 184 of the Highways Act 1980; Section 
38 of the Commons Act 2006, permissions through New Roads and Streetworks 
Act 1991 and Local Authorities’ Traffic Orders (Procedure) (England and Wales) 
Regulations 1996 (as amended and including all instruments, orders, plans, 
regulations and directions).  
 
Further information on these matters can be obtained from the Local Highway 
Authority. Other permissions may also be required from third parties. It is the 
applicant’s responsibility to ensure all necessary permissions are in place. 
 

5. Notwithstanding any valid planning permission for works to amend the existing 
highway, you are advised that a separate licence will be required from North 
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Yorkshire Council as the Local Highway Authority in order to allow any works in 
the existing public highway to be carried out. The ‘Specification for Housing and 
Industrial Estate Roads and Private Street Works’ published by North Yorkshire 
Council as the Local Highway Authority, is available to download from the 
Council’s website.  
 
The Local Highway Authority will also be pleased to provide the detailed 
constructional specifications referred to in condition 29 of this permission. 
 

6. Details of matters to be covered in a Travel Plan can be found in Interim 
Guidance on Transport Issues, including Parking Standards, on the Council’s 
website.  
 

7. You are advised to ensure that any doors and windows on elevations of the 
building(s) adjacent to the existing highway are constructed and installed such 
that they do not open over the public highway for a height of 2.4 metres from the 
level of the adjacent highway. Above 2.4 metres no part of an open door or 
window must come within 0.5 metres of the carriageway. Any future replacement 
doors and windows should also comply with these dimensions. 

 
8. You are advised to ensure that any projection overhanging the footway is securely 

fixed and no part is less than 2.4 metres above the footway level and no closer 
than 0.5 metres to the edge of the carriageway. 

 
9. The developer is advised that radon protection measures may be required as part 

of the development. This would need to be assessed, and appropriate information 
provided, as part of a Building Regulations application.  

 
Target Determination Date: 28.02.2025 
 
Case Officer: Jillian Rann, jillian.rann@northyorks.gov.uk  

 
 
 

mailto:jillian.rann@northyorks.gov.uk

	North Yorkshire Council

