»

Va

\ 8
N CITY OF

YORK ‘

COUNCIL

Notice of meeting of

West & City Centre Area Planning Sub-Committee

To: Councillors B Watson (Chair), Sue Galloway (Vice-
Chair), Horton, Galvin, Reid, Gillies, Gunnell, Jamieson-
Ball and Sunderland
Date: Thursday, 21 June 2007
Time: 3.00 pm
Venue: The Guildhall, York
AGENDA
Sub Committee site visits
Site visits for this meeting will commence at 11.00 am on
Wednesday 20 June 2007 at Memorial Gardens.
1. Declarations of Interest
At this point Members are asked to declare any personal or
prejudicial interests they may have in the business on this agenda.
2. Public Participation

It is at this point in the meeting that members of the public who
have registered their wish to speak can do so. The deadline for
registering is by 5pm the working day before the meeting. Members
of the public can speak on specific planning applications or on
other agenda items or matters within the remit of the committee.

To register please contact the Democracy Officer for the meeting,
on the details at the foot of this agenda.
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b)

d)

f)

d)

Plans List

Members will consider a schedule of reporis of the Assistant
Director (Planning and Sustainable Development), relating to
planning applications with an outline the proposals and relevant
policy considerations and the views and advice of consultees and
officers.

212 Bishopthorpe Road, York (07/00588/FUL) (Pages 3 - 8)

Alteration to roof at rear to provide new sheer second floor level
(retrospective). [Micklegate Ward]

214 Bishopthorpe Road, York (07/00586/FUL) (Pages 9 - 14)

Alteration to roof at rear to provide new sheer second floor level
(retrospective). [Micklegate Ward]

Danesway, 59 Temple Lane, Copmanthorpe, York
(07/00595/FUL) (Pages 15 - 22)

Erection of pitched roof dormer bungalow with detached garage.
[Rural West York Ward]

Askham Bryan College, College Service Roads, Askham
Bryan, York (07/00753/FULM) (Pages 23 - 48)

Proposed erection of veterinary hospital associated outbuildings,
car parking and vehicular access. [Rural West York Ward]

14 Foxton, York (07/00271/OUT) (Pages 49 - 58)

Outline application for erection of detached single storey dwelling.
[Dringhouses & Woodthorpe Ward]

25 Aldersyde, York (07/01060) (Pages 59 - 70)

Erection of 2 no. detached two storey dwellings after demolition of
existing dwelling (resubmission). [Dringhouses & Woodthorpe
Ward]

100 Tadcaster Road, Dringhouses, York (07/00959/FUL)
(Pages 71 - 78)

Two storey pitched roof rear extension, detached double garage
and replacement windows to front and back. [Dringhouses &
Woodthorpe Ward]



h) Former Waterworks Engine House, Museum Street, York
(06/02425/FUL) (Pages 79 - 102)

Change of use of Engine House to form restaurant (Class A3) and
1 no. apartment; erection of extension to form restaurant dining
room; new outdoor terrace; new railings, gates and steps.
[Guildhall Ward]

i) Former Waterworks Engine House, Museum Street, York
(06/02428/LBC) (Pages 103 - 114)

Internal and external alterations including new extension in
connection with proposed use as a restaurant and 1 no. apartment.
[Guildhall Ward]

4. Any other business which the Chair considers urgent under
the Local Government Act 1972

Democracy Officer

Name: Tracy Wallis
Contact Details:
e Telephone (01904) 552062
e Email —tracy.wallis@york.gov.uk

For more information about any of the following please contact the
Democracy Officer responsible for servicing this meeting:

e Registering to speak

e Business of the meeting

e Any special arrangements
e Copies of reports

Contact details are set out above.
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Page 1 Agenda Annex

WEST AND CITY CENTRE AREA PLANNING SUB COMMITTEE

SITE VISITS

Wednesday 20 June 2007

The bus for Members of Sub Committee will depart Memorial
Gardens at 11am

TIME SITE ITEM
(Approx)

11.10 212 Bishopthorpe Road, York a
11.10 214 Bishopthorpe Road, York b
11.40 59 Temple Lane, Copmanthorpe c
12.10 Askham Bryan College, Askham Bryan d
12.40 14 Foxton, York e
13.30 25 Aldersyde, York f
14.00 100 Tadcaster Road, York g

14.30 Former Waterworks Engine House, Museum Street, York h&i
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COMMITTEE REPORT

Committee: West & City Centre Area Ward: Micklegate

Date: 21 June 2007 Parish: Micklegate Planning Panel

Reference: 07/00588/FUL

Application at: 212 Bishopthorpe Road York YO23 1LF

For: Alteration to roof at rear to provide new sheer second floor level
(retrospective)

By: Mrs Grainne Timmis

Application Type: Full Application

Target Date: 8 May 2007

1.0 PROPOSAL

1.1 The application is for planning permission for a roof extension which has been
added at the host and neighbour - 214 (application 07/00586/FUL). The extension
follows up from the rear elevation and covers the entire rear roof plane. The face is
in brick and has a French door with Juliet balcony outside and a smaller window.
The sides have been finished in lead. The roof is flat, concealed by a parapet at the
top of the structure.

1.2 The application relates to a terraced dwellinghouse with a two-storey outshot.
The terrace is of similar house types.

2.0 POLICY CONTEXT

2.1 Development Plan Allocation:

City Boundary York City Boundary 0001
DC Area Teams Central Area 0002

2.2 Policies:

CYH7
Residential extensions

CYGP1

Design

3.0 CONSULTATIONS
INTERNAL

3.1 Highway Network Management - No objection.

Application Reference Number: 07/00588/FUL Item No: a
Page 1 of 4
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EXTERNAL
3.2 Planning Panel - Support the application.

3.3 Neighbour notification - One letter in support received from the occupant of 216
Bishopthorpe Road.

4.0 APPRAISAL
KEY ISSUES

4.1 The key issues are the effect on the character and appearance of the building
and surrounding area and whether there is material harm to the amenity of the
occupiers of the surrounding properties.

RELEVANT POLICY

4.2 PPS1 seeks to deliver high quality development through good and inclusive
design and states that design which fails to take the opportunities available for
improving the character and quality of the area should not be accepted.

4.3 Policy H7 of the draft Local Plan states that planning permission will be granted
for house extensions where: the design and materials are sympathetic to the main
dwelling and the locality of the development; the scale is appropriate; there is no
adverse impact on residential amenity; proposals respect space between dwellings;
and that the proposed development does not result in an unacceptable loss of
private amenity space within the curtilage of the dwelling. The background text to
policy H7 adds that large box style roof extensions shall generally be resisted.

Policy GP1, reinforces H7, it sets out design guidance for all development proposals.

4.4 The Council also has supplementary planning guidance for house extensions.
On the subject of dormer roof extensions it makes the following recommendations,

- Be well below the ridgeline of the roof

- Not extend the full width of the roof (2 smaller dormers preferable to 1 large
one)

- Respect the proportions of the property and not extend across more than a
third of the roof

- Relate to existing details including windows and doors in character, alignment
and proportion

- Be clad in materials to match the existing roof

DESIGN

4.5 The roof extension has been built across two dwellings, taking up the entire roof
slope of both. The scale of the extension makes it an overprominent structure, which
dominates the roof. It is an uncommon disproportionate addition, which is out of
keeping with the appearance of the host dwelling(s) and the terrace in which it is
located. It is accepted that the materials used are sympathetic to the dwelling,

Application Reference Number: 07/00588/FUL Item No: a
Page 2 of 4
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however this does not mitigate the overall design, which is considered to be harmful
in terms of character and appearance, contrary to PPS1 and H7 and GP1 of the
Local Plan.

4.6 Officers are also mindful of the need for consistent decisions. An approach is
taken by the Local Planning Authority which seeks to only approve sympathetically
designed subordinate roof extensions. Although each decision should be made on
its own merits, were retrospective consent to be granted in this case, it would be
particularly difficult to resist similar large roof extensions in the locality, it is unlikely
that all of which would be built / finished to a similar standard as the extension under
consideration here. As such significant harm to the character and appearance of the
area would occur. Examples of other roof extensions in the City have been
submitted, in defence of the development now before members. These demonstrate
that if the shape, size and location of dormer windows are not sympathetic, they
cause harm to the appearance of their host building. If such extensions were used
as justification to grant planning permission for similar development, there would be
significant harm to the character and appearance of the city.

RESIDENTIAL AMENITY

4.7 The extension increases overlooking into neighbouring rear yard areas and also
nearby windows serving living and bedrooms. However in such a high density area
of terrace housing, overlooking to some extent is common and thus it is considered
that it would be difficult to refuse the application on such grounds. In relation to the
effect on neighbours in terms of overbearing and overdominance, it is considered
that there would be no significant harm caused.

5.0 CONCLUSION

5.1 It is considered that the development is unacceptable because of its
unsympathetic design, the structure is overprominent and harmful to the appearance
of the host dwelling, its neighbour, and the locality contrary to policies GP1 and H7 of
the local plan and PPS1.

COMMITTEE TO VISIT
6.0 RECOMMENDATION: Refuse
1 The Local Planning Authority considers that the roof extension by virtue of its

shape and overall size is an overprominent addition, which is unsympathetic
and harmful to the appearance of 212 and 214 Bishopthorpe Road and the
character and appearance of the surrounding area.

As such the proposal is contrary to PPS1: Delivering Sustainable
Development which states that design which fails to take the opportunities
available for improving the character and quality of the area should not be
accepted and policies GP1 and H7 of the City of York Draft Local Plan. GP1

Application Reference Number: 07/00588/FUL Item No: a
Page 3 of 4
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states that development proposals must, respect or enhance the local
environment; be of a layout, scale, mass and design that is compatible with
the surrounding area; provide and protect amenity space; ensure no undue
adverse impact from noise disturbance, overlooking, overshadowing or
overdominance. H7 states that planning permission will be granted for house
extensions where: the design and materials are sympathetic to the main
dwelling and the locality of the development; the scale is appropriate; there is
no adverse impact on residential amenity; and that the proposed development
does not result in an unacceptable loss of private amenity space within the
curtilage of the dwelling.

7.0 INFORMATIVES:

Contact details:

Author: Jonathan Kenyon Development Control Officer
Tel No: 01904 551323
Application Reference Number: 07/00588/FUL Item No: a

Page 4 of 4
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COMMITTEE REPORT

Committee: West & City Centre Area Ward: Micklegate

Date: 21 June 2007 Parish: Micklegate Planning Panel

Reference: 07/00586/FUL

Application at: 214 Bishopthorpe Road York YO23 1LF

For: Alteration to roof at rear to provide new sheer second floor level
(retrospective)

By: James Herbert

Application Type: Full Application

Target Date: 8 May 2007

1.0 PROPOSAL

1.1 The application is for planning permission for a roof extension which has been
added at the host and neighbour - 212 (application 07/00588/FUL). The extension
follows up from the rear elevation and covers the entire rear roof plane. The face is
in brick and has a French door with Juliet balcony outside. The sides have been
finished in lead. The roof is flat, concealed by a parapet at the top of the structure.

1.2 The application relates to a terraced dwellinghouse with a two-storey outshot.
The terrace is of similar house types.

2.0 POLICY CONTEXT

2.1 Development Plan Allocation:

City Boundary York City Boundary 0001
DC Area Teams Central Area 0002

2.2 Policies:

CYGP1 Design

CYH7 Residential extensions

3.0 CONSULTATIONS

INTERNAL

3.1 Highway Network Management - No objection.
EXTERNAL

3.2 Planning Panel - Support the application.

Application Reference Number: 07/00586/FUL Item No: b
Page 1 of 4
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3.3 Neighbour notification - One letter in support received from the occupant of 216
Bishopthorpe Road.

4.0 APPRAISAL
KEY ISSUES

4.1 The key issues are the effect on the character and appearance of the building
and surrounding area and whether there is material harm to the amenity of the
occupiers of the surrounding properties.

RELEVANT POLICY

4.2 PPS1 seeks to deliver high quality development through good and inclusive
design and states that design which fails to take the opportunities available for
improving the character and quality of the area should not be accepted.

4.3 Policy H7 of the draft Local Plan states that planning permission will be granted
for house extensions where: the design and materials are sympathetic to the main
dwelling and the locality of the development; the scale is appropriate; there is no
adverse impact on residential amenity; proposals respect space between dwellings;
and that the proposed development does not result in an unacceptable loss of
private amenity space within the curtilage of the dwelling. The background text to
policy H7 adds that large box style roof extensions shall generally be resisted.

Policy GP1, reinforces H7, it sets out design guidance for all development proposals.

4.4 The Council also has supplementary planning guidance for house extensions.
On the subject of dormer roof extensions it makes the following recommendations,

- Be well below the ridgeline of the roof

- Not extend the full width of the roof (2 smaller dormers preferable to 1 large
one)

- Respect the proportions of the property and not extend across more than a
third of the roof

- Relate to existing details including windows and doors in character, alignment
and proportion

- Be clad in materials to match the existing roof

DESIGN

4.5 The roof extension has been built across two dwellings, taking up the entire roof
slope of both. The scale of the extension makes it an overprominent structure, which
dominates the roof. It is an uncommon disproportionate addition, which is out of
keeping with the appearance of the host dwelling(s) and the terrace in which it is
located. It is accepted that the materials used are sympathetic to the dwelling,
however this does not mitigate the overall design, which is considered to be harmful
in terms of character and appearance, contrary to PPS1 and H7 and GP1 of the
Local Plan.

Application Reference Number: 07/00586/FUL Item No: b
Page 2 of 4
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4.6 Officers are also mindful of the need for consistent decisions. An approach is
taken by the Local Planning Authority which seeks to only approve sympathetically
designed subordinate roof extensions. Although each decision should be made on
its own merits, were retrospective consent to be granted in this case, it would be
particularly difficult to resist similar large roof extensions in the locality, it is unlikely
that all of which would be built / finished to a similar standard as the extension under
consideration here. As such significant harm to the character and appearance of the
area would occur. Examples of other roof extensions in the City have been
submitted, in defence of the development now before members. These demonstrate
that if the shape, size and location of dormer windows are not sympathetic, they
cause harm to the appearance of their host building. If such extensions were used
as justification to grant planning permission for similar development, there would be
significant harm to the character and appearance of the city.

AMENITY

4.7 The extension increases overlooking into neighbouring rear yard areas and also
nearby windows serving living and bedrooms. However in such a high density area
of terrace housing, overlooking to some extent is common and thus it is considered
that it would be difficult to refuse the application on such grounds. In relation to the
effect on neighbours in terms of overbearing and overdominance, it is considered
that there would be no significant harm caused.

5.0 CONCLUSION

5.1 It is considered that the development is unacceptable because of its
unsympathetic design. The structure is overprominent and harmful to the
appearance of the host dwelling, its neighbour, and the locality, contrary to policies
GP1 and H7 of the local plan and PPS1.

COMMITTEE TO VISIT
6.0 RECOMMENDATION: Refuse
1 The Local Planning Authority considers that the roof extension by virtue of its

shape and overall size is an overprominent addition, which is unsympathetic
and harmful to the appearance of 212 and 214 Bishopthorpe Road and the
character and appearance of the surrounding area.

As such the proposal is contrary to PPS1: Delivering Sustainable
Development which states that design which fails to take the opportunities
available for improving the character and quality of the area should not be
accepted and policies GP1 and H7 of the City of York Draft Local Plan. GP1
states that development proposals must, respect or enhance the local
environment; be of a layout, scale, mass and design that is compatible with
the surrounding area; provide and protect amenity space; ensure no undue
adverse impact from noise disturbance, overlooking, overshadowing or

Application Reference Number: 07/00586/FUL Item No: b
Page 3 of 4
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overdominance. H7 states that planning permission will be granted for house
extensions where: the design and materials are sympathetic to the main
dwelling and the locality of the development; the scale is appropriate; there is
no adverse impact on residential amenity; and that the proposed development
does not result in an unacceptable loss of private amenity space within the
curtilage of the dwelling.

7.0 INFORMATIVES:

Contact details:

Author: Jonathan Kenyon Development Control Officer
Tel No: 01904 551323
Application Reference Number: 07/00586/FUL Item No: b

Page 4 of 4
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COMMITTEE REPORT

Committee: West & City Centre Area Ward: Rural West York

Date: 21 June 2007 Parish: Copmanthorpe Parish
Council

Reference: 07/00595/FUL

Application at: Danesway 59 Temple Lane Copmanthorpe York YO23 3TD

For: Erection of pitched roof dormer bungalow with detached garage

By: Mr And Mrs Hudson

Application Type: Full Application

Target Date: 17 May 2007

1.0 PROPOSAL

1.1 The application is for the erection of a pitched roof dormer bungalow and a
detached pitched roof garage. The application is a resubmission of a previously
refused application for a pitched roof dormer dwelling - 06/02639/FUL

1.2 The site is just inside the settlement limit in washed over greenbelt, with open
greenbelt adjacent to the site.

1.3 The character of the area is linear development along the road with mostly large
bungalows set within large plots.

1.4 This application comes before committee at the request of Clir. Hopton.

2.0 POLICY CONTEXT

2.1 Development Plan Allocation:

City Boundary York City Boundary 0001

DC Area Teams West Area 0004

2.2 Policies:

CYGP1
Design

CYGP10
Subdivision of gardens and infill devt

CYGB1

Application Reference Number: 07/00595/FUL Item No: c
Page 1 of 6
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Development within the Green Belt

CYGB2
Development in settlements "Washed Over" by the Green Belt

3.0 CONSULTATIONS
3.1  PUBLICITY DATES/PERIODS

Neighbour Notification - Expires 18/04/2007

Site Notice - Expires 15/05/2007

Press Advert - N/A

Internal/External Consultations - Expires 18/04/2007

8 WEEK TARGET DATE 17/05/2007

3.2 INTERNAL CONSULTATIONS

HIGHWAY NETWORK MANAGEMENT - No objections
ENVIRONMENTAL PROTECTION UNIT - No objections

HOUSING DEVELOPMENT CO-ODINATOR - Object

- The application has the potential for the provision of affordable housing because of
the site size threshold - 0.03ha. A pair of 2/3 bed semis or a 1 or 2 other family
homes is a far better use of the site and as a backstop the condition relating to any
future applications for housing will implement the affordable requirement should be
used.

LIFELONG LEARNING AND CULTURE
- As there is no on-site open-space commuted sums should be paid to the council for
amenity open space, play space, and sports pitches

DRAINAGE - No objections

- The development is in low risk Flood Zone 1 and should not suffer from river
flooding

- The applicant should avoid building over the line of the culverted watercourse
mentioned in the access statement, for which there will be riparian owner
responsibilities

LANDSCAPE ARCHITECT - No objections

The proposed property, although higher than the neighbouring bungalow, is not too
dissimilar to other properties along this length of Temple Lane. It is contained within
the boundary hedge, which essentially marks the edge of the 'settlement' and start of
the agricultural land. The front garden is south facing and therefore is large enough
for the purposes of providing a suitable setting for the proposed building and
functional garden space.

Application Reference Number: 07/00595/FUL Item No: c
Page 2 of 6
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Nonetheless, due to the increased built development and extent of existing hard
standing, | would encourage the front garden to be soft landscaped - to include the
area to the west of the new drive (as indicated on the proposals plan) and to include
replacement tree planting as part of consent (if given).

3.3 EXTERNAL CONSULTATIONS/REPRESENTATIONS

COPMANTHORPE PARISH COUNCIL - Object
- The property is too large and represents over development of the site

APPLETON ROEBUCK AND COPMANTHORPE DRAINAGE BOARD - No
comments received

4.0 APPRAISAL

41 RELEVANT SITE HISTORY

8/87/47/PA - Garage - Refused

8/87/47A/PA - Garage and formation of turning space - Approved

8/87/47B/PA - Alterations and extensions to form utility room - Approved
8/87/47C/PA - Erection of bedroom extension - Approved

8/87/47D/PA - Proposed erection of an extension - Approved

8/87/47E/PA - Continued use of agricultural land as a garden and erection of double
garage at land adjacent to Danesway, 59 Temple Lane - Approved

06/02639/FUL - Erection of a pitched roof dormer bungalow - Refused

The proposed dwelling by virtue of its location, scale, design, and mass would result
in a cramped and overdeveloped appearance adjacent to the green belt and is not
appropriate to the form and low density character of the settlement, it would not
constitute limited infilling (defined as the filling of a small gap in an otherwise built up
frontage) and would impact on the openness of the green belt and therefore is
contrary to Polices GP1, GP10 and GB2 of the City of York Council Development
Control Local Plan (2005).

4.2 ADDITIONAL PLANNING POLICY
Copmanthorpe Village Design Statement, 2003
4.3 KEY ISSUES

1. Visual impact of the dwelling and the Green Belt
2. Impact on neighbouring property

4.4  ASSESSMENT

Application Reference Number: 07/00595/FUL Item No: c
Page 3 of 6
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PLANNING POLICY

4.4.1 Policy GP1 'Design' of the City of York Development Control Local Plan
includes the expectation that development proposals will, inter alia; respect or
enhance the local environment; be of a density, layout, scale, mass and design that
is compatible with neighbouring buildings and spaces, ensure residents living nearby
are not unduly affected by noise, disturbance overlooking, overshadowing or
dominated by overbearing structures, use materials appropriate to the area; avoid
the loss of open spaces or other features that contribute to the landscape;
incorporate appropriate landscaping and retain, enhance or create urban spaces,
public views, skyline, landmarks and other features that make a significant
contribution to the character of the area.

4.4.2 Planning Policy Guidance note 2 'Green Belts' sets out the purposes of
including land within Green Belts and establishes specific categories of development
that are appropriate within Green Belts. All other development is deemed
inappropriate and therefore harmful to the Green Belt. For such development to be
acceptable in Green Belts very special circumstances must be demonstrated to
show that the harm is outweighed by other considerations. Policy E8 of the North
Yorkshire County Structure Plan establishes a Green Belt around the City of York.
The boundaries of the Green Belt are detailed on the Proposals Map of the City of
York Council Development Control Local Plan (CYCDCLP) and this site clearly falls
within the Green Belt. Policy GB1'Development in the Green Belt' of the CYCDCLP
follows the advice contained in PPG2 in stating that permission for development will
only be granted where: the scale, location and design would not detract from the
open character of the Green Belt; it would not conflict with the purposes of including
land within the Green Belt; and it would not prejudice the setting and special
character of the City, and is for a type of development listed as appropriate
development. All other forms of development are considered to be inappropriate and
very special circumstances would be required to justify where the presumption
against development should not apply.

4.4.3 Policy GB2 'Development in Settlements "Washed Over" by the Green Belt'
states that proposals for new buildings within Green Belt villages will permitted
providing they are located within the built up area of the settlement; the location,
scale and design is appropriate to the form and character of the village and
surrounding property; and, the proposal would constitute limited infilling and not
prejudice the openness or purposes of the Green Belt.

4.4.4 Policy GP10 ' Subdivision of Gardens and Infill Development' states that
permission will only be granted for the development or subdivision of gardens areas
where it would not be detrimental to the character and amenity of the local
environment.

VISUAL IMPACT OF THE DWELLING AND THE GREEN BELT
4.4.5 The proposed site is irregular in size and smaller than average compared to

other plots in the area. The proposed three bedroomed dormer bungalow would be
no further forward than the neighbouring dwelling although the building line is rather

Application Reference Number: 07/00595/FUL Item No: c
Page 4 of 6
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loose in this street. There would be two dormers to the front slope and a large
dormer to the rear slope. The proposed dwelling measures 10.8 metres in width by
16.3 metres at maximum depth, and 6.25 metres in height to the roof ridge.

4.4.6 The proposal differs from the previously refused application in that the
proposed site is larger than previous; and the siting of the dwelling has changed and
is be nearer the eastern site boundary with the greenbelt. The design of the dwelling
has also changed. The front elevation has a more modest appearance than the
previous proposal. There is an existing detached garage on the site, which is
incorporated into the dwelling to reduce the impact of the dwelling on the greenbelt.

4.4.7 The proposed garage is the same footprint as the existing flat roofed shed. The
proposed garage would have a pitched roof and would be a height of 4.3 metres.
The increase in height would cause this to be visible from the greenbelt, and when
seen in conjunction with the proposed dwelling the increase in the mass and the bulk
would increase the built-up nature of the proposal on the greenbelt

4.4.8 Policy GB2 states that the proposed development should constitute limited
infilling and would not prejudice the openness or the purposes of the Green Belt. It
is considered that this proposal could not be considered as infilling by virtue of the
site protruding into the green belt, with open countryside surrounding most of the
site.

4.4.9 With regards to Policy GB2 "Development in settlements 'washed over' by the
Green Belt" it states that the proposed development should be located within the
built up area of the settlement. It is considered that by the site's position adjacent to
the settlement boundary and the open green belt the site could not be considered to
be in a built up area of the settlement. Policy GB2 states that the location, scale and
design of the proposed development should be appropriate to the form and character
of the settlement and the neighbouring property. Whilst a dormer bungalow may be
appropriate in this area the over large scale and design on a small site would result
in a cramped and over developed appearance when seen in context with 59 Temple
Lane and the existing large out-buildings. This would create a densely built-up
appearance to the boundary with the green belt (which is of a particularly flat and
open nature in this area) resulting in the proposal being rather prominent and not in
keeping with the spacious low density character of the area.

4.4.10 The character of the area is a linear development of large bungalows set in
large plots. The space around the dwellings and the gardens contribute significantly
to the low-density character of the area. This proposal would consolidate this ribbon
development stretching into the green belt, to the detriment of the open character of
the green belt and contrary to Policy GP10 and GB2.

IMPACT ON NEIGHBOURING PROPERTY

4.4.11 Despite its close proximity to 59 Temple Lane the proposed dwelling would
not cause any significant loss of residential amenity to warrant refusal.

5.0 CONCLUSION

Application Reference Number: 07/00595/FUL Item No: c
Page 5 of 6
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5.1 The proposed dwelling by virtue of its location, scale, design, and mass would
result in a cramped and overdeveloped appearance adjacent to the green belt and is
not appropriate to the form and low density character of the settlement, it would not
constitute limited infilling (defined as the filling of a small gap in an otherwise built up
frontage) and would impact on the openness of the green belt and therefore is
contrary to Polices GP1, GP10 and GB2 of the City of York Council Development
Control Local Plan (2005). Refusal is recommended.

COMMITTEE TO VISIT
6.0 RECOMMENDATION: Refuse
1 The proposed dwelling by virtue of its location, scale, design, and mass would

result in a cramped and overdeveloped appearance adjacent to the green belt
and is not appropriate to the form and low density character of the settlement,
it would not constitute limited infilling (defined as the filling of a small gap in an
otherwise built up frontage) and would impact on the openness of the green
belt and therefore is contrary to Polices GP1, GP10 and GB2 of the City of
York Council Development Control Local Plan (2005).

7.0 INFORMATIVES:

Contact details:

Author: Victoria Bell Development Control Officer
Tel No: 01904 551347
Application Reference Number: 07/00595/FUL Item No: c
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COMMITTEE REPORT

Committee: West & City Centre Area Ward: Rural West York

Date: 21 June 2007 Parish: Askham Bryan Parish Council

Reference: 07/00753/FULM

Application at: Askham Bryan College College Service Roads Askham Bryan
York YO23 3PR

For: Proposed erection of veterinary hospital with associated
outbuildings, car parking and vehicular access

By: Minster Veterinary Practise

Application Type: Major Full Application (13 weeks)

Target Date: 29 June 2007

1.0 PROPOSAL

1.1 This full application relates to the erection of a veterinary hospital with associated
nurse training facilities within the grounds of Askham Bryan College. The application
site has a frontage of approximately 150 metres to York Road, which forms the
northern boundary of the college campus, and is presently used for educational
planting and tractor training. A weather station in the form of a tall pole with guy rope
attachments is located towards the eastern end of the site. The eastern boundary of
the site is defined by a row of tall conifer trees, with a mature hawthorn hedge
forming the northern boundary along the York Road frontage. A row of poplar trees
defines the western boundary, whilst to the south of the site is the remainder of the
college campus and its associated buildings.

1.2 The development would consist of a two storey building comprising six main
components, namely equine services, farm animals and poultry, small animal
veterinary services, joint services, administration, and teaching facilities for Askham
Bryan College students. Approximately 50% of the new building would be taken up
by the equine services function, which would be housed in a portal framed building,
equivalent to two stories in height. A total of 25 stables would be provided, 21 of
which would be housed within a separate block, together with ancillary structures
including a hay barn, isolation stables and scanning/diagnostic facilities. Open areas
at the rear of the site would be retained as paddocks and exercise areas for horses.

1.3 The first floor of the building would accommodate the office and administration
function, along with a student lecture room and overhead viewing areas above the
ground floor operating theatres. The building would also house three self contained
flats and four bedsits, for use by residential students and overnight staff associated
with the veterinary function. The site would be served by a new, independent access,
located centrally along the York Road frontage. A total of 82 car parking spaces
would be provided for staff and customers, together with parking for three horse
boxes with an associated turning area.

1.4 The applicant, Minster Veterinary Practice, operates from five locations in and
around York at Salisbury Terrace, Haxby, Earswick, Copmanthorpe and Poppleton,
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and already provides training to veterinary surgeons and nurses under RCVS
training schemes and through affiliations with Askham Bryan College. However, the
practice is aware that it needs to adapt and update in order to continue to provide
services through "cutting edge" technologies and pioneering developments, and that
their existing accommodation cannot be adapted to service this need. The applicant
contends that the provision of such a service can only be provided by the provision
of a new facility, which in turn would generate other opportunities. Thus a new facility
could provide:

- state of the art facilities to host first class veterinary training for surgeons and
nurses;

- the establishment of an RCVS accredited veterinary hospital in the region. The
nearest RCVS accredited hospitals are located in Nottingham and Edinburgh;.

- capacity to accommodate complimentary animal therapies;

- create 11 new jobs in the practice.

It is intended to transfer 50 staff from the existing surgeries to the new site. However,
it is intended that the existing surgeries will remain open (with the exception of
equine services at Poppleton) and will continue to provide a local service for the day-
to-day needs of existing clients. It is intended that the new veterinary hospital would
provide a more specialised facility, including operating theatres and overnight
accommodation.

2.0 POLICY CONTEXT

2.1 Development Plan Allocation:

Air safeguarding Air Field safeguarding 0175
City Boundary York City Boundary 0001

DC Area Teams West Area 0004

2.2 Policies:

CYGB1
Development within the Green Belt

CYGB10
Major development sites in GB

CYGB11
Employment devt outside settlement limits

Application Reference Number: 07/00753/FULM Item No: d
Page 2 of 16



Page 25

CYED5
Further and Higher Education Institutions

CYGP1
Design

CYGP4
Environmental sustainability

CYGP9
Landscaping

CYGP11
Accessibility

3.0 CONSULTATIONS
3.1 INTERNAL
HIGHWAYS - Further information has been requested in relation to the following:

- how many additional college students will this development involve? Full details of
the travel/traffic implications of this are requested.

- are the existing surgeries to remain open or must all existing clients travel to the
new hospital? Due to the isolated location the majority of the trips will be by private
car, and the number of staff, 61(being over 50) requires a Travel Plan to be
submitted.

- is the residential accommodation for permanent staff or short term student
accommodation?

- having regard to the large area of surface water run-off, drainage details should
also be included.

- the educational elements of the proposal are generally considered to be
acceptable, however, more information is sought in relation to the commercial
aspects with regard to traffic generation of both staff and customers.

ENVIRONMENT, DESIGN AND CONSERVATION

Landscape Architect

No objections.

Public visibility of the site is limited due to the angles of approach and the presence
of existing vegetation, both immediately around the site and along field and roadside
boundaries.

The hedge and the proposed new planting to the front of the site will help sit the
building in the landscape.
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The site will be remodelled by terracing, such that the building will sit relatively low in
the landscape and be more readily screened by the proposed planting along the
road frontage.

The line of Poplars along the west boundary provide reasonable, seasonal
screening, but their condition is poor; therefore to replace one section with a denser
more varied belt of trees is acceptable.

The groups of young trees within the site are of relatively low visual impact due to
their small size and are easily replaceable; they are therefore not of such high value
as to limit acceptable, development proposals.

Please add a condition to secure the retention of the exiting hedge (other than the
removal of a section for access and site lines).

Also please add condition LAND 1 to secure a suitable, detailed, planting scheme.

It is suggested that the planting consists of a range of tree sizes from 1.5-1.8m
feathered to heavy standards. Due to the space afforded by the car park, | would
expect to see large trees species where the planting bed broadens out to the west of
the main entrance, e.g. Oak, Ash, Hornbeam. The remainder should also be native
species such as Birch, Rowan, Crab apple, Field Maple; some Pines and Holly
would also be welcome.

Sustainability Officer

The sustainability statement addresses all of the issues raised by policy GP4a and it
states that there is an intention to achieve an overall Building Research
Establishment Environmental Assessment Method (BREEAM) (Bespoke) rating of at
least 'very good'. In addition the proposal addresses some of the developments
likely biggest resource use by the intention to fit a rainwater harvesting system to
supply wash down areas and flush toilets, the consideration of under floor heating
and the use of natural ventilation.

A condition is recommended requiring the developer to aim to achieve at least a
BREEAM "very good" assessment standard for the development and to submit a
statement demonstrating the progress of the BREEAM assessment prior to the
commencement of the development. Should this not meet at least a 'very good'
standard then the developer must demonstrate what changes will be made to the
development to achieve at least 'very good".

In addition, prior to the commencement of the development, the developer shall
submit in writing for the approval of the Local Planning Authority details of the
rainwater harvesting system to be installed, and details of the under floor heating
and natural ventilation system.

Archaeology

The site lies in an area where there has been little recent archaeological work. The
approximate find spot of a Neolithic polished stone axe was indicated at SE
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55804705 by the finder Mr M Atkinson. The axe was found circa 1928 and was
subsequently kept at Easingwold Grammar School.

Cropmarks recorded on aerial photographs have indicated that there are features
relating to an extensive late prehistoric/Romano-British landscape preserved in this
area.

Therefore | would like an archaeological watching brief on all groundworks for this
development. Please place ARCH2 on any consent which is granted

CITY DEVELOPMENT - The proposal is considered to be a Class D1 use (non-
residential institutions). The site is within a Major Developed Site in the Green Belt
allocation shown on the City of York Draft Local Plan Proposals Map. The purpose of
the residential accomodation (3 x flats, 4 x bedsits) needs to be clarified.

The proposed development does not comply with Policy GB10 (Major Developed
Sites in the Green Belt) or Policy GB1 (Development in the Green Belt) as the
proposal would result in a major increase in the developed portion of the site. These
policies align themselves with advice in Planning Policy Guidance Note 2: "Green
Belts".

The following key considerations must be taken into account, to determine whether
there are very special circumstances to justify the development:

- the applicant must demonstrate an overall need for the facility. The proposed
training facility must be of primary use to Askham Bryan College.

- the applicant must demonstrate the need to co-locate the veterinary hospital with
the college and why it should be located within the Green Belt and open countryside
and not within a defined settlement limit.

- the site is not recognised within the Historic Character Assessment for York, but is
adjacent to Category 3 (Village Setting) land to the north.

The design of the facility must not have a greater impact on the purposes of
including land in the Green Belt. The heights of the buildings must be no higher, or
have a greater impact, than those existing on the site. The buildings must be of the
highest quality design and be sympathetic to the other existing buildings and the
Green Belt setting.

In conclusion, no policy objection is raised so long as it is considered that the above
considerations have been satisfied.

ENVIRONMENTAL PROTECTION - No objections are raised to the proposal,
however, there are concerns that lighting of car parking areas could affect local
residents. A condition is recommended, therefore, requiring a lighting scheme to be
submitted and approved by the local planning authority. The standard "Demolition
and Construction" informative (including a condition relating to working hours), is
also recommended.

STRUCTURES AND DRAINAGE - The site exceeds 1 hectare in area and therefore
requires a Flood Risk Assessment (FRA).
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N.B. An FRA has been submitted and further comments are awaited.
3.2 EXTERNAL

ASKHAM BRYAN PARISH COUNCIL - All the Councillors object in the strongest
possible terms. This is a commercial business just asking to be treated as teaching.
It is definitely commercial as they are closing five practices. Is a commercial
operation against the planning conditions here?

Traffic will be very high and this is the green belt and should not be allowed to be
built. There are already two entrances on the Askham Richard road plus one used
only for open days - and this is a narrow road where traffic speeds along to and from
the junction with Askham Fields Lane.

We feel the new Parish Councillors elected on May 3rd should see this application
and comment.

It also seems strange to place the development at the opposite side of the campus to
the equestrian and small animal facilities that already exist.

ENVIRONMENT AGENCY - Comments awaited

MARSTON MOOR INTERNAL DRAINAGE BOARD - The applicant states that
surface water will be discharged to public sewer.

If the relevant Water Company or its Agents cannot confirm that there is adequate
spare capacity in the existing system, the applicant should be requested to re-submit
amended proposals showing how it is proposed to drain the site.

The applicant should provide information as to the point of discharge of the sewer in
order that the Board may comment on the suitability of the receiving watercourse
and the applicant should also provide details on the potential effect that the proposed
discharge may have on the receiving watercourse.

In addition the Board wishes to highlight the premise within PPS 25 where
developers, where possible, reduce flood risk overall (paragraph 22) and that, as far
as is practicable, surface water arising from a developed site should be managed in
a sustainable manner to mimic the surface water flows arising from the site prior to
the proposed development (paragraph F6). This should be considered whether the
surface water discharge arrangements from the site are to connect to a public or
private sewer before outfalling into a watercourse or to outfall directly into a
watercourse.

LOCAL RESIDENTS - No replies received
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4.0 APPRAISAL
4.1 Key Issues

- policy background

- educational links with Askham Bryan College
- consideration of very special circumstances
- design and landscape considerations

- traffic, highway and access issues

- sustainability

- drainage

POLICY BACKGROUND

4.2 The application relates to the erection of a major veterinary hospital and
veterinary nurse training facility within the curtilage of Askham Bryan College. It is
intended that the development would be of regional significance. The site is within an
area of Green Belt, but is identified as a "major developed site in the Green Belt" on
the City of York Draft Local Plan Proposals Map. The North Yorkshire Structure Plan
is the statutory development plan for the area. Policy E9 states that planning
permission within Green Belt areas will normally be granted only for the erection of
new buildings, or the change of use or redevelopment of existing buildings, which
are necessary in connection with the following land uses: (i) agriculture and forestry,
(if) outdoor sport and recreation, (iii) cemeteries or institutions standing in extensive
grounds, and (iv) other uses appropriate in a rural area.

4.3 Central Government advice in Planning Policy Guidance Note 2 "Green Belts"
(PPG2) is relevant to the proposal. This states that there are five purposes of
including land in Green Belts: to check the unrestricted sprawl of large built up areas;
to prevent neighbouring towns from merging into one another; to assist in
safeguarding the countryside from encroachment; to preserve the setting and special
character of historic towns; and to assist in urban regeneration, by encouraging the
recycling of derelict and other urban land. It also states that there is a general
presumption against inappropriate development within the Green Belt. Such
development should not be approved, except in very special circumstances. PPG2
states that inappropriate development is, by definition, harmful to the Green Belt. It is
for the applicant to show why permission should be granted. Very special
circumstances to justify inappropriate development will not exist unless the harm by
reason of inappropriateness, and any other harm, is clearly outweighed by other
considerations. PPG2 states that the construction of new buildings inside a Green
Belt is inappropriate unless it is for certain specific purposes, one of which relates to
"limited infilling or redevelopment of major developed sites identified in adopted local
plans”, subject to the development meeting the criteria referred to in Annex C of
PPG2.

4.4 The advice in PPG2 is reflected in Policy GB1of the City of York Draft Local
Plan, which states that within the Green Belt, planning permission for development
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will only be granted where: a) the scale, location and design of such development
would not detract from the open character of the Green Belt; and b) it would not
conflict with the purposes of including land within the Green Belt; and c) it would not
prejudice the setting and special character of the City of York; AND it is for one of a
number of specific purposes, which includes "limited infilling or redevelopment of
existing major developed sites". All other forms of development within the Green belt
are considered inappropriate, and very special circumstances will be required to
justify instances where this presumption against development should not apply.

4.5 Annex C of PPG2 sets out Central Government advice in relation to the future of
major developed sites in the Green Belt. This states that these sites should remain
subject to development control policies for Green Belts, and the Green Belt notation
should be carried across them. If a major developed site is specifically identified in
an adopted local plan, limited infilling or redevelopment (which meet the criteria in
paragraph C3 or C4) is not inappropriate development. Such infilling should have no
greater impact on the purposes of including land in the Green Belt than the existing
development, should not exceed the height of the existing buildings, and should not
lead to a major increase in the developed proportion of the site. These criteria are
repeated in Policy GB10 of the Draft Local Plan, relating to major developed sites in
the Green Belt. In addition, Policy GB10 states that redevelopment of major
developed sites (or part of the sites) for the "preferred" use (in this case education)
will be permitted subject to the above criteria being satisfied and where the
redevelopment would not occupy a larger area of the site than the existing buildings,
unless this would achieve a reduction in height, which would provide a net benefit to
visual amenity.

4.6 In the case of Askham Bryan College, the "major developed site" boundary,
within which the site is located, has been generously drawn around the campus, and
includes approximately 4 hectares of open and undeveloped land to the north and
west of the existing built-up area of the site. However, it is considered that the
proposed development would not comply with Policy GB10, as it could not be
regarded as limited infilling. In addition, with a site area of approximately 1.34 ha, it is
considered that the proposal would result in a significant increase in the developed
proportion of the whole site. It is accepted that the new buildings would not exceed
the height of the existing buildings on the site. Nevertheless, the proposal is
considered to constitute inappropriate development in the Green Belt, and very
special circumstances would be required in order to justify the development.

4.7 Whilst the development would have clear educational links to the college, the
proposal would also contain a commercial element in the form of the veterinary
practice. Policy GB11 states that planning permission will only be granted for new
industrial and business development outside defined settlement limits in the Green
Belt and open countryside where it involves the re-use or adaptation of an existing
building or it is for a small scale extension to an existing building, and it provides
benefit to the rural economy and the local residential workforce. Policy ED5 states
that existing further and higher educational institutions (including Askham Bryan
College) will be retained within their current use. Their development will be
encouraged in accordance with Local Plan policies and subject to adequate
measures for providing the necessary levels of student housing. Where the
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development is capable of a joint or dual use for community benefit this will be
encouraged.

4.8 Other relevant Local Plan policies include GP1 (Design), which states that
development proposals will be expected (inter alia) to respect or enhance the local
environment, be of a density, layout, scale, mass and design that is compatible with
neighbouring buildings, spaces and the character of the area, using appropriate
building materials, and avoid the loss of open spaces, important gaps within
development, vegetation, water features and other features that contribute to the
quality of the local environment. Policy GP4a requires new development to have
regard to the principles of sustainable development as set out in the policy.

4.9 Policy GP9 states that where appropriate, development proposals will be
required to incorporate a suitable landscaping scheme, which must be planned as an
integral part of the proposals, include an appropriate range of indigenous species,
reflect the character of the locality and surrounding development, and form a long
term edge to developments adjoining or in open countryside. Policy GP11 requires
planning applications to demonstrate that suitable provision will be made for access
and facilities for people with disabilities, including parking facilities and pedestrian
routes to and from those parking facilities.

EDUCATIONAL LINKS WITH ASKHAM BRYAN COLLEGE

4.10 Askham Bryan College proposes to collaborate with the Minster Veterinary
Practice in providing a veterinary nurse training facility for the sub-region and
beyond. The proposal comprises the blending of training facilities within a "state of
the art" commercial veterinary practice co-located on the college campus. Specific
teaching facilities within the building would consist of glazed viewing points above
the Theatres and Recovery Room in the equine section, glazed viewing screens to
two operating theatres in the small animals section, together with a first floor lecture
room. The College has had a longstanding association with Minster Veterinary
Practice since the early 1950's, and the proposed development would enable this to
be extended through the provision of enhanced training opportunities in veterinary
nursing, animal management, equine studies and farm animals, in particular in the
poultry sector. Full details of the nature of the proposed collaboration between the
College and the Minster Veterinary Practice are explained in the attached document
(Appendix "A"), prepared by Professor Gareth Rees, Askham Bryan College
Principal.

4.11 The document concludes that the proposal would result in major benefits to
both parties. So far as the veterinary practice is concerned, the links with a major
agricultural college would help to strengthen the agricultural base that has been
developed by the practice over a considerable period of time. Similarly, the presence
of a modern veterinary practice "on-site" will assist the college in establishing
courses relevant to the veterinary profession both regionally and beyond. The
attached document indicates that the proposal would facilitate direct training and
demonstration activities for in excess of 150 learners on Animal Management
courses and in excess of 60 learners on Equine programmes up to honours degree
level. Extensive practical experience, demonstration and direct training opportunities
would be available for in excess of 60 students on Veterinary Nursing programmes.
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In addition, the development will allow new full time and part time courses to run that
would otherwise not be possible, specifically equine veterinary nursing courses for
up to 30 students each year. The potential for continuous professional development
courses, attracting large numbers of delegates, is also significant.

CONSIDERATION OF "VERY SPECIAL CIRCUMSTANCES"

4.12 A number of benefits could arise from the granting of planning permission both
to the veterinary practice in terms of its enhanced reputation and additional
employment opportunities, and to the college in terms of the provision of additional
learning opportunities. It is accepted that the provision of an on-site facility within the
college campus would enable these benefits to be maximised. The proposal would
enable a resource of regional importance to be established on the site with strong
links to the college, enhancing the reputation of York as a provider of high class
education facilities. Although only limited weight can be attached to the City of York
Local Plan due to its draft status, the inclusion of the site within the boundary of a
"major developed site within the Green Belt" implies a more relaxed approach to
development than would otherwise be the case.

4.13 The proposed development would be contained within clearly defined
boundaries formed by the rows of tall conifer and poplar trees along the eastern and
western boundaries respectively, and the screening effect of the trees would limit
views of the new buildings from these directions. The development would also be
well related to existing built development on the campus, located to the south and
east of the application site. The two storey nature of the proposed buildings, together
with the gently rising nature of the site, would result in the development being seen
predominantly against the backcloth of existing buildings to the south. The existing
established hawthorn hedge along the frontage of the site would be retained, which
along with proposals for additional tree planting along this boundary, would provide
screening from the north. It is considered, therefore, that the overall visual impact of
the proposal would be limited by the particular characteristics of the site and by the
existing and proposed screening arrangements.

4.14 PPG2 states that inappropriate development is, by definition, harmful to the
Green Belt. It is for the applicant to show why permission should be granted. Very
special circumstances to justify inappropriate development will not exist unless the
harm by reason of inappropriateness, and any other harm, is clearly outweighed by
other considerations. On balance, it is considered that the above considerations are
capable of amounting to very special circumstances sufficient to outweigh the limited
harm that would be caused to the Green Belt. The establishment of a facility of
regional importance, with clear links to Askham Bryan College, and the additional
educational opportunities this would provide (as set out in the attached document at
Appendix "A") are considered to be of particular significance. Furthermore, the
inclusion of the site within the boundary of the "major developed site in the green
belt" in the Draft Local Plan, and the limited visual impact of the proposal (see para
4.13 above) also weigh in favour of the proposal.

DESIGN AND LANDSCAPE CONSIDERATIONS

Application Reference Number: 07/00753/FULM Item No: d
Page 10 of 16



Page 33

4.15 The main hospital building would be two stories in height (5.6 m to eaves x 7.8
metres to the ridge at its highest point) and would be set back approximately 22/23
metres back from the frontage of the site. The building would be 78 metres wide, and
would occupy just over half of the total width of the site. The area to the front and
sides of the building would be occupied by staff/client car parking, together with a
horse box parking and manoeuvring area. The building would be finished in through
coloured rendered walls with powder coated metal sheeting to the roof. The equine
section of the building would be contained within a portal framed structure to provide
height and flexibility, and would incorporate an element of metal sheeting to the
walls. The objective is to create a building with a rural, agricultural appearance
appropriate to the landscape in which it would be located. The remaining buildings
on the site would consist of a block of 21 stables (38 metres x 13.6 metres) of
traditional design and appearance, constructed in a combination of blockwork and
powder coated metal cladding, a hay barn (13.6 metres x 5.0 metres), a small block
of "scintigraphy" stables (12.9 metres x 4.6 metres), isolation stables (8.8 metres x
4.6 metres) and a farriers shop (7.4 metres x 3.7 metres). Open areas at the rear of
the site would be retained as paddocks and exercise areas for horses.

4.16 The existing row of tall conifers that delineates the eastern boundary of the site
would be retained. The existing frontage hedge would also be retained and
supplemented by additional tree planting in order to soften the visual appearance of
the development from York Road. The line of poplars along the western boundary
provide a reasonable degree of seasonal screening, but their condition is poor and
the proposal to replace one section with a denser more varied belt of trees is
considered to be acceptable (see comments of Landscape Architect above). The
building would take advantage of the gently sloping nature of the ground towards the
rear of the site, and would be set down within the site, further reducing its visual
impact. Due to a combination of these factors, it is considered that the new
development would have an acceptable appearance in the landscape and would not
be unduly harmful to the rural appearance of the area.

TRAFFIC, HIGHWAY AND ACCESS ISSUES

4.17 The site would be served by a single point of access from York Road, located
centrally along the frontage of the site. A total of 82 parking spaces would be
provided for staff and visitors, including two disabled parking bays immediately
adjacent to the main entrance. The Highways (Network Management) Team have
requested further information in relation to the proposal, and have requested the
submission of both a Transport Assessment and a Travel Plan. These are
unavailable at the time of drafting this report but are likely to be submitted prior to the
meeting, when a further update will be given. Should the information prove
acceptable, it is likely that further conditions will be recommended.

4.18 In terms of the effect on the local road network, it is likely that the majority of
traffic will join the A64 and will be readily absorbed into existing traffic flows without
causing additional congestion. It is considered that adequate sight lines can be
provided at the new access to the site without the need to disturb the existing
hedgerow along the site frontage. In relation to some of the specific questions raised
by Highways officers, the applicant has confirmed that the existing surgery sites will
remain open (with the exception of the equine centre at Poppleton) and will continue
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to provide a local service to clients. In addition, it has been confirmed that the on-site
accommodation (three self contained flats and four bedsits) would be occupied by
residential students and by overnight staff. The occupation of this accommodation in
this way could be controlled by condition.

SUSTAINABILITY

4.19 The Sustainability Officer has confirmed that the proposal addresses the
criteria contained within Policy GP4a of the Draft Local Plan, and the application
contains a commitment to achieve an overall BREEAM (bespoke) rating of at least
"very good". In addition, the proposal addresses some of the most significant
resource issues through the intention to fit a rainwater harvesting system to supply
wash down areas and flush toilets, the consideration of under floor heating and the
use of natural ventilation. It is considered that the further development of these
measures can be addressed through the imposition of appropriate conditions,
requiring the submission of further details when the proposals have been fully
developed. By virtue of the nature of the proposal, it is unlikely that clients would
use public transport to travel to the veterinary hospital by public transport and the
majority of journeys are likely to be by private car. However, there are likely to be
some benefits arising from co-locating the facility within the Askham Bryan College
campus, in that students would be able to make use of training and observation
facilities on-site rather than having to travel to other locations in order to gain
practical experience.

DRAINAGE

4.19 The site is within Flood Zone 1 (Low Risk) and as such is not at risk of river
flooding. However, as the total area of the site exceeds 1 ha (1.38 ha), a Flood Risk
Assessment (FRA) is required. The FRA focuses on the management of surface
water run-off in order to ensure that the risk of flooding either on-site or elsewhere
within the catchment is not increased, and proposes to use on-site storage of surface
water to regulate surface water flows, along with a rainwater harvesting system to
supply washdown areas and flush toilets (see also "Sustainability" section above).
However, the FRA has only recently been received and the comments of the
Environment Agency and City of York Council Engineers are awaited.

5.0 CONCLUSION

5.1 The application relates to the erection of a major veterinary hospital and
veterinary nurse training facility. It is intended that the development would be of
regional significance. The site is within the boundary of a "major developed site in
the Green Belt" as defined by the City of York Draft Local Plan. However, due to the
scale of the proposed development, it is not considered that the proposal meets the
criteria set out in Policy GB10 relating to such areas. Thus the proposal is
considered to constitute inappropriate development within the Green Belt. Central
Government advice in Planning Policy Guidance Note 2 makes it clear that such
development should not be approved, except in very special circumstances. On
balance, it is considered that the establishment of a veterinary facility of regional
importance, together with the additional educational opportunities that would result
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from the collaboration with the college are positive factors that weigh in favour of the
proposal. In addition, the limited visual impact of the proposal due to the existing and
proposed screening arrangements and the particular site characteristics would
minimise the harm to the Green Belt. As such, it is considered that there are very
special circumstances that would justify the granting of planning permission in this
case.

COMMITTEE TO VISIT

6.0 RECOMMENDATION: Approve

1 TIMEZ2 (Development to commence within 3 years)

2 VISQ8 (Sample of external materials to be approved)
3 LAND1 (New landscape details)

4 VISQ4 (Boundary details to be supplied)

5 The existing hedge along the northern boundary of the site shall not, except
with the prior approval of the Local Planning Authority, be removed nor
reduced in minimum height below 2 metres above ground level other than to
construct the approved access to the site, and shall be adequately protected
from harm throughout the construction phase of the development.

Reason: In the interests of amenity and the maintenance of landscaping
measures on the site.

6 ARCH2 (Watching Brief required)

7 The developer shall aim to achieve a Building Research Establishment
Environmental Assessment Method (BREEAM) assessment standard of at
least "very good" for the development. Unless otherwise agreed in writing
prior to the commencement of the development, the developer shall submit in
writing for the approval of the Local Planning Authority a BREEAM design
assessment demonstrating the progress of the BREEAM assessment, the
percentage score expected to be achieved and the standard to which this
relates. Where this does not meet at least a 'very good' standard then the
developer shall demonstrate the changes that will be made to the
development in order to achieve this standard.

Reason: In the interests of sustainable development.

8 Prior to the commencement of the development, full details of the items listed
below shall be submitted to and approved in writing by the Local Planning
Authority, and the development shall fully incorporate and be carried out in
complete accordance with the approved details.

- the rainwater harvesting system to be installed

Application Reference Number: 07/00753/FULM Item No: d
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- the under floor heating and natural ventilation system to be installed
Reason: In the interests of sustainable development.

9 Prior to the development hereby approved coming into use details of the
illumination of the car parking area on the site shall be submitted to and
approved in writing by the Local Planning Authority. The development shall be
carried out in accordance with the approved details, which once implemented
shall be thus maintained.

Reason: To protect the amenity and living conditions of the nearby residential
properties and to prevent light pollution.

INFORMATIVE:
The details required will be as follows:

- a contour map with illumination levels of the area to be lit and the spill
beyond the lit area given in lux in the horizontal plane;

- the angle of the lights and details of the beam - whether asymmetric or
otherwise;

- the height of the lighting stanchions; and

- the luminance level in lux in the vertical plane at the windows of the nearest
residential properties.

10 All demolition and construction works and ancillary operations, including
deliveries to and despatch from the site shall be
confined to the following hours:

Monday to Friday 08.00 to 18.00
Saturday 09.00 to 13.00
Not at all on Sundays and Bank Holidays.

Reason: To protect the amenity and living conditions of nearby residents

11 The living accommodation forming part of the development hereby approved
shall be occupied solely on a temporary basis as overnight accommodation by
employees of the veterinary hospital, or by students enrolled on educational
courses at Askham Bryan College.
Reason: In order to prevent the permanent and unrestricted occupation of the
accommodation in an area where it would normally be strictly controlled.

7.0 INFORMATIVES:

Notes to Applicant

1. Demolition and Construction - Informative
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If, as part of the proposed development, the applicant encounters any suspect
contaminated materials in the ground, the Contaminated Land Officer at the council's
Environmental Protection Unit should be contacted immediately. In such cases, the
applicant will be required to design and implement a scheme remediation to the
satisfaction of the Local Planning Authority. Should City of York Council become
aware at a later date of suspect contaminated materials which have not been
reported as described above, the council may consider taking action under Part I1A
of the Environmental Protection Act 1990.

The developer's attention is drawn to the various requirements for the control
of noise on construction sites laid down in the Control of Pollution Act 1974. In order
to ensure that residents are not adversely affected by air pollution and noise, the
following guidance should be noted and acted upon. Failure to do so could result in
formal action being taken under the Control of Pollution Act 1974

(i) The work shall be carried out in such a manner so as to comply with
the general recommendations of British Standards BS 5228: Part 1: 1997, a
code of practice for "Noise and Vibration Control on Construction and Open Sites"
and in particular ~ Section 10 of Part 1 of the code entitled "Control of noise and
vibration".

(ii) All plant and machinery to be operated, sited and maintained in order

to minimise disturbance. All items of machinery powered by internal
combustion engines must be properly silenced and/or fitted with effective and well-
maintained mufflers in accordance with manufacturers instructions.

(i)  The best practicable means, as defined by Section 72 of the Control of
Pollution Act 1974, shall be employed at all times, in order to minimise noise
emissions.

(iv)  All reasonable measures shall be employed in order to control and
minimise dust emissions, including sheeting of vehicles and use of water for
dust suppression.

(v)  There shall be no bonfires on the site
2. REASON FOR APPROVAL

In the opinion of the Local Planning Authority the proposal, subject to the
conditions listed above, would not cause undue harm to interests of acknowledged
importance, with particular reference to:

- design and landscape considerations
- traffic, highway and access issues

- sustainability

- drainage

As such the proposal complies with Policies GB11, ED5, GP1, GP4a, GP9
and GP11 of the City of York Local Plan Deposit Draft.
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In addition, the Local Planning Authority is satisfied that there are very special
circumstances in this case sufficient to clearly outweigh the limited harm that would
be caused to the Green Belt. In particular, it is considered that the establishment of a
veterinary facility of regional importance, together with the additional educational
opportunities that would result from the collaboration with the college are positive
factors that weigh in favour of the proposal. Furthermore, the limited visual impact of
the proposal due to the existing and proposed screening arrangements and the
particular site characteristics would minimise the harm to the Green Belt.

Contact details:

Author: Simon Glazier Assistant Area Team Leader
Tel No: 01904 551351
Application Reference Number: 07/00753/FULM Item No: d
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MVP & Askham Bryan College - The Collaboration

Following the initial discussions and feasibility assessments with MVP
discussions were held with Professor Gareth Rees, Askham Bryan College
Principal, and the proposal is seen as beneficial not only for the College, MVP
and for Veterinary development, but also York and the North of England.

The business case for the college has been set out by Professor Rees as
follows:-

Regional Veterinary Nurse Training Centre — a partnership between
Askham Bryan Coliege and the Minster Veterinary Practice

Preamble

Askham Bryan College proposes to collaborate with the Minster Veterinary
Practice in providing a veterinary nurse training facility for the sub-region and
beyond. The proposal comprises the blending of training activities within a state
of the art commercial veterinary practice co-located on the College campus.

There is only one other such facility nationally that we are aware of — most
agricultural colleges do have commercial veterinary practices on their campuses
(which we currently do not), but none will rival the proposed facility which will

comprise a small animal referral unit, a farm and poultry practice and an equine
hospital.

The College has had a longstanding and very successiul relationship with
Minster Veterinary Practice since the early 1950’s. The practice has serviced the
farm work at the College, including routine dairy visits in addition to emergency
treatments of cattle, sheep and pigs. Teaching by practice vets has helped to

strengthen the clinical element of various courses in both the agriculture and
animal management curriculum areas.

In 2003 the College established Veterinary Nurse training programmes
accredited by the Royal College of Veterinary Surgeons. These programmes
have been progressing extremely well, so well that the College now offers a
Foundation Degree in Veterinary Nursing. This poses some Tresource
implications and requires us to work very closely with a number of veterinary

practices, to ensure that learners have sufficient work experience within clinical
situations.
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Discussions about our planned extension of veterinary nursing training up o
degree level coincided with Minster Veterinary Practice’s strategy to develop its
own infrastructure, by consolidating the bulk of its activities at a single location.
This lead to the proposal that the Minster Veterinary Practice establishes an

integrated clinical and surgical practice on the College site, in conjunction with
the College's extended veterinary nurse training provision.

The location of choice amounts to approximately 8,750 m? of the College's
holdings adjoining the Bilbrough Road. For a variety of reasons, predominantly
clinical, the veterinary centre would require independent access from Bilbrough
Road. The College would have access, under appropriate bio-security and
similar conventions, to the range of activities offered at the new site,
choreographed through a joint College/Minster Veterinary Practice responsibility

post based in an identified location within the practice complex — in effect a fixed
College presence within the practice.

A further synergy between the two partners is readily obvious in the College's

capacity to provide support for landscaping and landscape maintenance.
Landscape work needed by the new Practice development would be undertaken

by the College, and future maintenance of landscaping would be carried out by
the College via its horticulture and landscape industries section.

Training in a new and relevant context

The advantages of having the Minster Veterinary Practice premises on the
College site are both numerous and exciting. The College and the Minster
Veterinary Practice believe that this proposal allows us to jointly create a strategy

which takes both the practice and the College forward to meet their individual
and collective aims.

Veterinary Nursing provision

An important cornerstone to the proposal is the almost exponential enhancement
in the training offer that is facilitated by this development. Minster Veterinary
Practice will become a Training Practice supported by the College's provision

and training its own nurses through the arrangement, thereby enhancing the
College's Veterinary Nursing Assessment Centre.

The new DEFRA Code of Practice sets out the requirements or the registration of
retail premises and suitably qualified persons (SQPs) who may therefore supply
veterinary medicinal products classified as prescription only medicines (POMs),
non-food animal (NFA) or authorised veterinary medicines (AVM). As a result,
the College proposes to offer the Animal Medicines Training Regulatory Authority
(AMTRA) qualifications to merchants, saddlers and Veterinary Nurses who will
be required to dispense veterinary medicines in the categories mentioned above.
In addition to acting as a nurse training centre on-site (including hurses studying
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for nursing diplomas), the new veterinary practice will provide extensive work
experience opportunities for veterinary nurse and animal management trainees
ot all levels. The Practice would also rota regular visits to the clinical units as
part of classes. This would be facilitated by specialised equipment including
viewing galleries and display windows, and live video links from clinical and
theatre locations to teaching areas. The establishment of specialist laboratory
facilities at the new Practice would additionally offer training opportunities for

nurses in haematology, biochemistry, parasitology and microbiology — a much
needed resource.

Students on NVQ Level 2 and 3 Veterinary Nursing currently number 8 and 5
respectively. It is expected that these numbers will increase year on year in
direct response to the Minster Veterinary development. These students are likeiy

to use the facility on a regular basis, which may be weekly at some times of the
year when the more practical modules are running.

Full cost revision sessions for NVQ veterinary nurses are planned to take place
before their external exams in July and December. Students attending these

courses could benefit greatly from use of the facility. These courses have not
been offered previously but student numbers are anticipated to be 10 - 15.

The Foundation Degree in Veterinary Nursing starting in September 2007 is
expected to recruit 10-12 students, which is anticipated to be a regular minimum
annual cohort number, growing to 20 annually in subsequent years. In addition
to using the facility to enhance the majority of their modules, these students have
to undertake a significant amount of vocational placement and it is expected that
the practice will provide the bulk of those learning opportunities.

If current levels of enquiry continue then the Animal Nursing Assistant Course
 {Leve! 1 provision) will.be planned to start in September 2007. This would be
offered 1 day a week. The aim would be for an initial cohort of 10-12 students.

Once again the establishment of the Minster Practice at Askham Bryan would be
key to this opportunity being offered.

Animal Management

In terms of Further Education provision, all First Diploma Animal Care students
do a module called Animal Nursing. Also, in the second year of the National

Diploma Animal Management there is a module which is also cailed Animal
Nursing, obviously at a higher academic level.

Students at York (including the Wakefield students, as Animal Nursing is taught
here) would be the primary users of the facility, but it Is expected that groups
from our Middlesbrough and Scarborough partnerships would also make visits to

enhance these Animal Nursing modules. Numbers on these courses in
2006/07are indicated below.

7ot27



Page 42

G\ Architectural 200701 AP 07 - Minster Vets, Askham Bryan'Reportsireports original proposal'Submission Information doc

Course Centre Student | Potential growth Potential visits per
numbers of group year {(based on
average group size
of 8-10)
First York 21 Stable numbers 8
Diploma |
NECAM 29 Stable numbers 2
(Middlesbrough)
YCC 12 Annual growth +5 2
(Scarborough) students per year
until approx 25
total
National | York 32 Stable numbers 12
Diploma
Wakefield 18 Stable numbers 6
NECAM 21 Stable numbers 2
(Middlesbrough)
YCC 12 Year 2 to start 2
(Scarborough). ; 2007/08 with
potential of 12
students

The BSc (Hons) Animal Management and Science contain at least two modules

that have the potential to link into the Minster practice. Student numbers range
from 6-8.

Approximately 12-16 students per year from the Foundation Degrees in Animal
Management, Veterinary Nursing and Equine Management and a total of around
6 students annually from BSc (Hons) Animal Management and Science and

BSc Equine Management would be expected to use the facility to carry out
research work linked to their final year Projects.
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Equine

The development of a specialised clinical veterinary hospital for equine near the
College’s own equine facility will enable a range of options for teaching on both
further and higher education programmes for our equine, animal management
and veterinary nursing students. The equine vets at Minster are very
experienced in teaching of this type and are keen to increase their involvement.

There will also be components of the equine management course which can be
supplemented with a more clinically-based modules, such as lameness
assessment, basic equine first-aid, containment of contagious diseases, which

the College and the Practice would jointly develop and incorporate in to
curriculum.

The new partnership would also see the establishment of equine veterinary
nursing courses at the College, driven by the clinical input on a daily basis both
by tectures and tutorials by vets from the Minster Veterinary Practice, and also by
involving students at the clinic on -a rotational basis in the practical nursing
aspects of the course. Viewing facilities in the equine facility similar to those for
small animals detailed above will provide real time experience of clinical practice
for larger student groups. The College would be one of a handful nationally to be
able to offer such specialised training, and indeed the nature of the proposed
facility would enable the College to establish Foundation Degree provision in
Equine Veterinary Nursing — one of a very select group nationally.

Equine reproductive services at the Practice will enable the College to explore
co-delivery of the NPTC Certificate of Competence in Equine Artificial
“Insemination. This highly sought after qualification was developed by the NPTC

and approval must be obtained from DEFRA under the Veterinary Surgery
(Artificial Insemination of Mares) Order 2004. In addition 10 this qualification
DEFRA is proposing to introduce an exemption order, under the Veterinary
Surgeons Act 1966, to allow properly trained and competent non-veterinarians to
undertake a range of advanced equine dental procedures. It is anticipated that

the proposed partnership between the College and Minster Veterinary Practice
would provide a valid training facility for this emerging vocational skill.

All equine students following both further and higher education courses must

undertake compulsory work experience. It is anticipated that for the 06/07
academic year there will be somewhere of the region of 100 students seeking

equine work placements. Having the Minster Practice on site will be major
advantage for those learners wishing to gain experience in this area. Whilst each
year several students do carry out their work experience at the existing veterinary
practice, this has been limited to those with their own transport. Once on site this
nlacement opportunity will be much more accessible and thus we would

anticipate larger numbers taking up this opportunity — limited only by Minster's
capacity.
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Several elements of both the FE and HE curriculum would benefit significantly
from input from practicing veterinarians. Examples of specific modules include:-

National Diploma Equine Management - Animal Health — around 45 learners

annually would benefit from input on control of diseases, barrier nursing, and
lameness diagnosis.

Foundation Degree Equine Management - Equine Health and Disease and
Equine Injury and Repair — around 12 learners on each module requiring Input on
all aspect of health checks and vetting procedure, treatment techniques and

disease prevention, the ability to see diagnostic equipment and images and to
have the ability to monitor recovery and rehabilitation

BSc Equine Management —~ Advances in Equine Veterinary Research — 8-10
learners annually. Currently consists of several external visits whereas having
this facility on site allow students frequent access to experts in this area.

In addition to the direct training opportunities for the existing programmes, we
would expect some of the National Diploma Horse Management students to
progress via the veterinary nursing route through to the RCVS Certificate iIn
Equine Nursing (6-8 students) and on to the Foundation Degree in Equine
Veterinary nursing (8-10 students every cohort). These would be new, specialist
courses that could only occur if the Minster development took place

Farm

Minster Veterinary Practice is actively involved on the committee of the British
Veterinary Poultry Association. Its present complement of poultry vets are
experienced in clinical teaching, currently involved in poultry training for a variety
of commercial pouitry companies at their York and Hereford sites. Similar
teaching will also be carried out at the new Veterinary School at the University of

Nottingham, providing an important additional collaboration with the planned
Askham Bryan development.

Teaching at the clinical unit would involve post-mortem examinations, specialised
laboratory teaching, site visits to commercial broiler, layer, turkey and duck units
around the North of England and an overali appreciation of the commercial
industry in the UK. As the industry faces up to the challenges of a potential avian
influenza outbreak, such a unit will be of enormous significance, simply by

including a nationally important clinical poultry diagnostic unit as part of the new
Practice facility.

Similar benefits would emanate from a closer involvement with the farm vets,

generating the potential for more on-farm training and lecture work to students on
the agriculture, animal management and veterinary nursing courses.
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As the new joint initiative develops, there are a significant number of further
enhancements to the partnership mode of working that will provide more training
opportunities for the region. These would include joint investments in high cost
resources for both clinical and therapeutic treatment - such as an aqua treadmill
for animal therapy. We would expect to develop further courses in canine
therapy, canine counselling, dog grooming and alternative therapies such as
aromatherapy and homeopathy entirely in partnership with the Practice.

We would expect to further exploit a behaviour counselling suite with associated

observation area as an important curriculum resource for innovative approaches
to treatment.

In addition, we feel that the partnership will be able to offer a range of
qualifications in veterinary practice management, up to and including honours
degree programmes in this area. The College also has advanced plans to
develop postgraduate programmes in animal science in conjunction with the

University of Leeds - this development would ensure a high quality provision at
that level and also a resource for academic research activities.

sSummary

There would be major benefits to both parties based on mutual reputations. The
benefit to the practice by being finked to the major agricultural college in the
region are tangible, and help to strengthen the agricultural base that has been
developed by the practice over the last 100 years (Minster is the longest
established practice in Yorkshire). Similarly the modern clinical reputation of the
Practice, both nationally as well as locally, will help the College in many ways,
but primarily in establishing courses relevant to the veterinary profession
regionally and beyond. The fusion of commercial and academic expertise in the
way envisaged will provide a powerful driver for veterinary training in the wider
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