
 

 
 

Notice of meeting of  
 

Planning Committee 
 
To: Councillors R Watson (Chair), Ayre, D'Agorne, Firth, 

Funnell, Galvin, Horton, Hyman, Moore, Morley, Potter 
(Vice-Chair), Reid, Simpson-Laing, B Watson and 
Wiseman 
 

Date: Thursday, 25 November 2010 
 

Time: 4.30 pm 
 

Venue: The Guildhall, York 
 

 
The site visit will commence at 12.30pm on Wednesday 24 November 2010 
meeting at the main entrance to the Nuffield Hospital (car parking available) 

 
 

AGENDA 
 

 
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. Minutes  (Pages 5 - 12) 
 

To approve and sign the minutes of the last meeting of the Planning 
Committee held on 23 September 2010. 
 

3. 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 5.00pm on Wednesday 24 November 2010. 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. 



 
4. Plans List   

 

This item invites Members to determine the following planning 
applications: 
 

a) Nuffield Hospital York, Haxby Road, York YO31 8TA 
(10/01677/FULM)        (Pages 13 - 34) 
 

Construction of an 83 bed residential care home including ancillary 
facilities, external works and access [Clifton Ward] [Site Visit] 
 

b) Proposed University Campus Lying Between Field Lane and 
Low Lane A64 Trunk road and Hull Road, York (10/02140/REM)  
(Pages 35 - 44) 
 

Erection of social and catering building with access and cycle 
parking. [Heslington Ward] 
 

5. Three Conservation Area Appraisals for Strensall, Strensall 
Railway Buildings and Towthorpe Village Conservation Areas: 
Consultation Drafts        (Pages 45 - 136) 
 

This report requests that three separate draft Conservation Area 
Character Appraisals for the neighbouring conservation areas of 
Strensall, Strensall Railway Buildings and Towthorpe Village are 
approved for public consultation. 
 

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

Democracy Officer: 
 
Name: Jill Pickering 
Contact Details: 

• Telephone – (01904) 552061 
• E-mail – jill.pickering@york.gov.uk 
 

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

• Registering to speak 
• Business of the meeting 
• Any special arrangements 
• Copies of reports 

Contact details are set out above.  



About City of York Council Meetings 
 

Would you like to speak at this meeting? 
If you would, you will need to: 

• register by contacting the Democracy Officer (whose name and contact 
details can be found on the agenda for the meeting) no later than 5.00 
pm on the last working day before the meeting; 

• ensure that what you want to say speak relates to an item of business on 
the agenda or an issue which the committee has power to consider (speak 
to the Democracy Officer for advice on this); 

• find out about the rules for public speaking from the Democracy Officer. 
A leaflet on public participation is available on the Council’s website or 
from Democratic Services by telephoning York (01904) 551088 
 
Further information about what’s being discussed at this meeting 
All the reports which Members will be considering are available for viewing 
online on the Council’s website.  Alternatively, copies of individual reports or the 
full agenda are available from Democratic Services.  Contact the Democracy 
Officer whose name and contact details are given on the agenda for the 
meeting. Please note a small charge may be made for full copies of the 
agenda requested to cover administration costs. 
 
Access Arrangements 
We will make every effort to make the meeting accessible to you.  The meeting 
will usually be held in a wheelchair accessible venue with an induction hearing 
loop.  We can provide the agenda or reports in large print, electronically 
(computer disk or by email), in Braille or on audio tape.  Some formats will take 
longer than others so please give as much notice as possible (at least 48 hours 
for Braille or audio tape).   
 
If you have any further access requirements such as parking close-by or a sign 
language interpreter then please let us know.  Contact the Democracy Officer 
whose name and contact details are given on the order of business for the 
meeting. 
 
Every effort will also be made to make information available in another 
language, either by providing translated information or an interpreter providing 
sufficient advance notice is given.  Telephone York (01904) 551550 for this 
service. 
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Holding the Executive to Account 
The majority of councillors are not appointed to the Executive (40 out of 47).  
Any 3 non-Executive councillors can ‘call-in’ an item of business from a 
published Executive (or Executive Member Decision Session) agenda. The 
Executive will still discuss the ‘called in’ business on the published date and will 
set out its views for consideration by a specially convened Scrutiny 
Management Committee (SMC).  That SMC meeting will then make its 
recommendations to the next scheduled Executive meeting in the following 
week, where a final decision on the ‘called-in’ business will be made.  
 
Scrutiny Committees 
The purpose of all scrutiny and ad-hoc scrutiny committees appointed by the 
Council is to:  

• Monitor the performance and effectiveness of services; 
• Review existing policies and assist in the development of new ones, as 

necessary; and 
• Monitor best value continuous service improvement plans 

 
Who Gets Agenda and Reports for our Meetings?  

• Councillors get copies of all agenda and reports for the committees to 
which they are appointed by the Council; 

• Relevant Council Officers get copies of relevant agenda and reports for 
the committees which they report to;  

• Public libraries get copies of all public agenda/reports.  
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PLANNING COMMITTEE 
 

SITE VISIT 

 

 WEDNESDAY 24 NOVEMBER 2010 
 
 
 
 

Meet on site at the main entrance to the Nuffield Hospital (car parking is available) 
 

 
TIME 

(Approx) 

SITE          ITEM 

12.30pm 
 
 
 
 
 

Nuffield Hospital York, Haxby Road, York (10/01677/FULM) 
 
 
 
   

           4a 
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Application Reference Number: 10/01677/FULM  Item No:4a 
Page 1 of 20 

COMMITTEE REPORT 
 
 
Date: 25 November 2010 Ward: Clifton 
Team: Major and Commercial 

Team 
Parish: Clifton Planning Panel 

 
Reference: 10/01677/FULM 
Application at: Nuffield Hospital York Haxby Road York YO31 8TA  
For: Construction of 83 bed residential care home including 

ancillary facilities, external works and access 
By: Primary Care Investments Ltd 
Application Type: Major Full Application (13 weeks) 
Target Date: 2 November 2010 
Recommendation: Approve 
 
1.0  PROPOSAL 
 
1.1 This is a full application for the erection of a new, 83 bedroomed,  
residential nursing care home at land adjacent to Nuffield Hospital, Haxby 
Road York 
 
1.2 The site is an area of 0.46 ha located on the east side of Haxby Road. 
Access to the site is from Haxby Road via the access that serves the Nuffield 
Hospital. The site is currently used as a car park and has been leased out to 
the NHS hospital during the alterations/improvements that have been taking 
place at that site. To the north, east and south of the site is existing residential 
development and to the west is the car park for the Nuffield Hospital. 
Conservation area no.35 The Nestle/ Rowntree factory is located to the west 
and incorporates the majority of the Nuffield Hospital Buildings and the front 
part of the Nuffield Hospital car park. 
 
1.3 The proposed development is designed to provide two and three storey 
communal and bedroom accommodation for a residential care home with 
ancillary  facilities on a fourth floor. The care facility includes a 10 bedroomed 
young physically disabled (YPD) area at ground floor level. The building 
presents an L-shaped structure to the North-west of the site enclosing a 19 
space car parking area, 16 space secure cycle parking and access 
arrangements. The north wing is two storeys with a flat, parapet roof, the west 
wing,  is three storeys with ancillary facilities provided over part of the flat 
roofed area creating a fourth floor. A further wing to the building extends east 
wards at three storeys. The total internal floor area of the structure is 4,091 
square metres. 
 
1.4 The application has been amended since first submission in the following 
ways:- 
 
-increase in separation distance between northern end of the building and the 
boundary. 
 
- Alterations to the design and size of the top storey of the building 
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- Additional landscaping to the western boundary and south-eastern boundary 
adjacent to garages 
 
- Visitor cycle hoops to entrance 
 
- Relocation of drainage runs from under tree canopies 
 
- Adjustment of external materials 
 
1.5 The application is supported by a Design and Access statement 
incorporating a Sustainability Statement, Geo-Environmental report, Tree 
survey and Arboricultural report and Topographical survey. 
 
2.0  POLICY CONTEXT 
 
2.1  Development Plan Allocation: 
 
City Boundary GMS Constraints: York City Boundary 0001 
 
DC Area Teams GMS Constraints: East Area (2) 0005 
 
Floodzone 2 GMS Constraints: Flood zone 2  
 
Schools GMS Constraints: Haxby Road Primary 0198 
 
2.2  Policies:  
  
CYH17 
Residential institutions 
  
CYGP1 
Design 
  
CYGP4A 
Sustainability 
  
CYGP9 
Landscaping 
  
CYHE2 
Development in historic locations 
  
CYNE1 
Trees, woodlands, hedgerows 
 
3.0  CONSULTATIONS 
 
INTERNAL 
 
3.1 Highway Network Management - Expected levels of traffic generation are 
low and are unlikely to have a material impact on the surrounding highway 
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network. The access arrangements are considered suitable to serve the level 
of development proposed. Although the site will employ 80-90 staff due to 
staff shift patterns the expected maximum staff on site at any one time is 
approximately 15 to 20. Car parking levels are therefore realistic and will be 
supported by the aims of a travel plan which will further reduce car borne trips 
generated by the site. 
 
3.2 City Development - relevant policies are H17, HE2, HE4, GP4a and NE1. 
There are no policy objections to the application provided housing and adult 
services are supportive of the principle of the development. Officers should be 
satisfied with the design, heritage, landscape and sustainability 
considerations. 
 
3.3 York Consultancy - The development is within flood zone 1 and is unlikely 
to suffer from river flooding. Object to the application which provides 
insufficient and conflicting information about drainage. 
 
3.4 Countryside Officer - The development presents a good opportunity to 
carry out some habitat enhancement work to benefit a range of species. The 
enhancement works should include features included within the design of the 
building such as bat bricks and tiles. A condition is suggested to ensure that a 
habitat enhancement is achieved as part of the development. 
 
3.5 Design and Conservation  - The proposal represents an intensive 
development of the site.  The built form whilst not directly impacting on the 
setting of the conservation area presents a functional west elevation which will 
be visible from the conservation area.  The screen planting proposals to this 
elevation need to be clearly understood, and should be covered by an 
appropriate condition.  The external materials proposed for the development 
are a mix of brick, render and metal cladding panels.  Although these are the 
materials found on the adjacent Nuffield Hospital - the former recreation block 
to the Rowntree factory complex - the design intent still needs to be clear.  
Revisions to the scheme have increased the amount of facing brick which is 
welcome, but  the external materials should still be covered by an appropriate 
condition.  The external amenity space looks okay on plan, in reality the depth 
will feel smaller because of the more powerful vertical presence of the trees 
and the shade they will cast due to their location on the southern boundary. 
Nonetheless the physical distance between trees and buildings is acceptable. 
Because of the tightness of the development to the existing landscape 
margins appropriate construction phase protection and the subsequent 
landscape improvements to the perimeter of the site will need to be carefully  
controlled by condition. 
 
3.6 Engineering Consultancy -  The site is in flood zone 1 and should not 
suffer river flooding. Insufficient and conflicting information has been provided 
to determine the potential impact the proposal may have on the existing 
drainage systems. Engineering consultancy therefore currently object to the 
application.  
 
3.7 Environmental Protection - No objections in principle subject to extensive 
conditions covering protection of surrounding properties during the 
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construction of the building through a Construction Environmental 
Management plan, ensuring noise from plant and machinery is at an 
acceptable level, protection of residents from road noise, controlling odour 
from kitchens, contamination and levels of  external lighting.  
 
3.8 Sustainability Officer – Comments awaited 
 
EXTERNAL 
 
3.9 Clifton Ward Planning Panel - The size of the building footprint and the 
bulk of the building raises some concern because of the impact of the 
development on the neighbouring houses to the south and the east, although 
it is considered that a good attempt has been made to reduce the overall 
appearance of the development through the elevational treatment of the 
building. Concerned about overshadowing; there appeared to be no sun-path 
diagram in the documents, this might be especially relevant to properties on 
the north side of the development. Question the size of the cycle store and the 
ability to expand this area if necessary. It is assumed that the care staff will be 
the main users of cycle places. The panel question whether 19 parking 
spaces will be sufficient for the number of beds and staff. 
 
3.10 Police Architectural Liaison Officer - Analysis of police recorded incidents 
show no significant issues related to crime and the location of the site. The 
design and access statement demonstrates that crime prevention has been 
considered. The applicant is encouraged to apply for the Police secure by 
design award. There are no concerns regarding crime and community safety 
in relation to this development. 
 
3.11 Environment Agency - No objections provided a condition is imposed to 
ensure that surface water drainage details, based on sustainable drainage 
principles, is conditioned. 
 
3.12 2 letters of objection have been received covering the following points:- 
 
- There were tunnels under the car park do these tunnels still exist 
- The building covers the greater part of the land area and is intrusive to 
surrounding residential properties, impacting on the privacy of individuals. 
- The proposal is effectively a three storey structure, the surrounding 
properties are only two; the building will overwhelm by its size and 
construction 
- Reduce natural light to surrounding properties 
- Parking will be a problem. The public rely less on public transport than the 
council would have us believe 
- There are better sites for this scheme such as Vickers Instruments site on 
Haxby Road. 
- The block is very high and near the back of properties on Kitchener Street 
- Noise levels will increase because the proposal is a 24 hour operation 
- There is already a parking problem in Kitchener Street this will be made 
worse by the development 
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Publicity 
3.13 The application has been advertised by means of a site notice posted on 
the 17th August 2010, a press advert dated 28th August 2010 and via 
neighbourhood notification letters. 
 
4.0  APPRAISAL 
 
4.1 Key Issues:- 
 
- Policy Background 
- Principle of the development  
- Design and Landscaping 
- Highways, access and parking 
- Residential Amenity 
- Policy H17 considerations 
- Ecology 
- Drainage 
- Sustainability 
 
4.2 The proposal is for an 83 bedroomed care home, 10 of the beds are 
envisaged to accommodate young physically disabled (YPD).  
 
4.3 Government guidance in Planning Policy Statement 1 ("Delivering 
Sustainable Development") (PPS1) states that a number of key principles 
should be applied to ensure that decisions taken on planning applications 
contribute to the delivery of sustainable development. In particular, PPS1 
promotes high quality inclusive design in the layout of new developments and 
individual buildings in terms of function and impact, not just for the short term 
but over the lifetime of the development. Design which fails to take the 
opportunities available for improving the character and quality of an area 
should not be accepted. High quality and inclusive design should create well-
mixed and integrated developments which avoid segregation and have well 
planned public spaces that bring people together and provide opportunities for 
physical activity and recreation. 
 
4.4 Planning Policy Statement 4 (PPS4) 'Planning for Sustainable Economic 
Growth' says that economic development includes  public and community 
uses and that policies in the PPS also applies to other development that either 
provides employment opportunities, generates wealth or produces or 
generates an economic output. Policy EC10 of PPS4 says that Local Planning 
Authorities should adopt a positive and constructive approach towards 
planning applications for economic development. All development should be 
assessed against the following impact considerations:- 
 
a. whether the proposal has been planned over the lifetime of the 
development to limit carbon dioxide emissions, and minimise vulnerability and 
provide resilience to, climate change 
b. the accessibility of the proposal by a choice of means of transport including 
walking, cycling, public transport and the car, the effect on local traffic levels 
and congestion (especially to the trunk road network) after public transport 
and traffic management measures have been secured 
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c. whether the proposal secures a high quality and inclusive design which 
takes the opportunities available for improving the character and quality of the 
area and the way it functions 
d. the impact on economic and physical regeneration in the area including the 
impact on deprived areas and social inclusion objectives 
e. the impact on local employment 
 
4.5 Planning Policy Statement 5 - 'Planning and the Historic Environment' 
says the Government’s overarching aim is that the historic environment and 
its heritage assets should be conserved and enjoyed for the quality of life they 
bring to this and future generations. To achieve this the Governments 
objectives for planning for the historic environment are to deliver sustainable 
development, to conserve England’s heritage assets in a manner appropriate 
to their significance and to contribute to our knowledge and understanding of 
our past by ensuring that opportunities are taken to capture evidence from the 
historic environment and to make this publicly available. 
 
4.6 PPS5 is supported by a practice guide which provides more detailed 
advice on how to deal with applications in an historic environment. In 
particular paragraph 80 says policies HE7.5, HE9.5 and HE10 require 
attention to the extent to which the design of new development contributes 
positively to the character, distinctiveness and significance of the historic 
environment. The paragraph acknowledges that a successful scheme will be 
one whose design  takes into account sites historical features including views 
into and from the site and surroundings and green landscaping.  
 
4.7 PPS9 'Biodiversity and Geological Conservation' says development 
proposals provide many opportunities for building-in beneficial biodiversity or 
geological features as part of good design. When considering proposals, 
Local Planning Authorities should maximise such opportunities in and around 
developments, using planning obligations where appropriate. 
 
4.8 The following local plan policies are considered to be relevant to the 
application:-  
 
- Policy H17 which states that planning permission will only be granted for 
residential institutions where the development, together with existing 
residential institutions or unimplemented planning permissions for that use, 
would not give rise to a concentration likely to have an adverse impact on 
residential amenity and where it is positively located relative to local facilities 
and public transport. 
 
-  Policy C1 says that planning applications for social, health, community and 
religious facilities will be granted provided that the proposed development is of 
a scale and design appropriate to the character and appearance of the locality 
and it would meet a recognised need. 
 
-  Policy GP1 'Design' 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, 
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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. 
 
-   Policy GP4a 'Sustainability' of the City of York Council Development 
Control Local Plan (2005) states that proposals for all development should 
have regard to the principles of sustainable development and sets out those 
issues to consider as part of a sustainably designed development. The interim 
planning statement on Sustainable Design and Construction supports Policy 
GP4a in setting out ways to achieve sustainability furthermore the document 
requires that 10% onsite renewables are achieved.  
 
-  Policy GP9 requires where appropriate developments to incorporate a 
suitable landscaping scheme 
 
-  Policy HE2 'Development in Historic Locations' says within or adjoining 
conservation areas, and in locations which affect the setting of listed buildings 
development proposals must respect adjacent buildings, open spaces, views, 
landmarks and other townscape elements which contribute to the character or 
appearance of the area. 
 
- Policy NE1 requires that trees, woodlands and hedgerows which are of 
landscape, amenity, nature conservation or historical value will be protected. 
 
PRINCIPLE OF THE DEVELOPMENT 
 
4.9 The site is located within the built area of the city as defined in the City of 
York Draft local plan. The site has previously been used for industrial 
purposes in connection with the former use of the site by Nestle/Rowntrees 
and is currently used as a car park. Originally allocated for employment use 
the site has not been included as employment land within the employment 
land review and its retention as employment land is not required. PPS4 says 
Local Planning Authorities should be supportive of economic development 
subject to the detailed design of the scheme. There are no policies in the 
Local Plan that would  preclude the use of the site for a residential care home 
subject to the details of the scheme being acceptable.  The principle of the 
development is therefore considered to be acceptable. 
 
DESIGN AND LANDSCAPING 
 
4.10 The proposed building is predominantly 3 storey with a significant 4 
storey element housing the ancillary accommodation and a two storey north 
wing. The site is currently used as a car park. Nuffield Hospital, which fronts 
the Haxby Road to the west of the application site, occupies the former 
Rowntree staff welfare/canteen building. The hospital building is an imposing 
red brick building with a tall and detailed parapet with later additions to the 
roof storey in grey metal clad set behind. The adjoining theatre building is 
listed and the Nestle Rowntree Conservation Area includes these buildings 
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and the Haxby Road frontage. The proposed form of the development 
attempts to reflect  the form of the Nuffield Hospital using facing brick/render 
panels with a parapet and flat roof to the 2/3 storey elements and metal 
cladding to express the vertical circulation cores and to the 4th storey element 
which has a pitched roof. The design and access statement suggests that the 
building adopts the form of the industrial buildings of the Rowntree complex 
and specifically the Nuffield hospital building. 
 
4.11 Both PPS1 and PPS4 says that  new developments should secure high 
quality and inclusive design which takes the opportunities available for 
improving the character and quality of the area and the way it functions. Policy 
GP1 of the Local Plan  includes the expectation that development proposals 
will respect or enhance the local environment and be of a density, layout, 
scale, mass and design that is compatible with neighbouring buildings and 
spaces. PPS5, in the accompanying practice guide acknowledges that the 
views into and out of the conservation area are an important consideration.  
 
4.12 The application site has a varied visual context; the Haxby Road frontage 
has  distinctive industrial design associated with the former use of the area by 
the Rowntree factory. The north, south and east is domestic scale 
development of varying ages. The design of the scheme very much aligns 
itself with the design of the industrial qualities of the surrounding development 
and there is as much legitimacy for this approach as for the alternative 
approach of a more domestic design approach. In the context of policies the 
issue is whether the design undermines the character and qualities of the 
area, respects the local environment or detracts from views into or out of the 
conservation area.  
 
4.13 The building is set back from Haxby Road and from this vantage point 
the main visual references are the existing former industrial buildings (now 
Nuffield Hospital). In this context the proposed building will not, in officer's 
view, be out of character with its surroundings. The domestic properties to the 
north, east and south are less visually related to the site because of the 
planting to the site boundaries and the intervening rear access roads. Taking 
reference for the design from these structures is not necessarily a more 
legitimate approach than that taken by the architect and may make it difficult 
for the applicant to achieve the level of floor space required on site. In 
Officer's opinion the scheme has evaluated its surroundings and identified a 
design that has regard to the character and qualities of the area. Subject to 
the conditions as suggested by the Conservation Officer the form of 
development would be it is felt be appropriate for the site. 
 
4.14 The application is supported by a landscaping scheme and Arboricultural 
report. The Landscaping scheme seeks to retain existing boundary planting 
and to enhance this planting. New trees are proposed to the west and eastern 
boundaries and existing hard surfacing around the new building is to be 
replaced with grassed areas, new shrub planting and patio areas. The 
application has been amended since first submission to pull the building away 
from planting on the northern boundary, incorporate more trees in to the car 
park area and to the east and west boundaries. Drainage runs have been 
relocated from under tree canopies. Protective fencing is proposed during the 
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construction period. The alteration of the building on the northern side 
overcomes some of the concerns of the Landscape Architect. However some  
concern remains about the overshadowing of the main garden area to the 
south of the care home by existing trees and hence the usefulness of the 
garden as an outside space. The applicant's agent takes a different view on 
this garden area. In their experience the garden will not be used significantly 
by residents, but residents will be able to look out at the trees from the 
communal areas and bedrooms providing them with a pleasant outlook. 
 
4.15 There are no planning policy requirements for minimum garden areas, 
garden orientation or provision of outdoor facilities for care homes. 
Nonetheless, the landscaping both existing and proposed and the space 
around the development will provide a good setting for the building and 
Officers are satisfied with the principles  of the proposed landscaping scheme. 
Conditions are proposed to ensure that existing planting is protected during 
construction and that the landscaping scheme submitted is properly detailed 
and implemented. 
 
HIGHWAYS, ACCESS AND PARKING  
 
4.16 Access to the development is from Haxby Road via an existing access 
which also serves Nuffield Hospital. The proposal includes 19 car parking 
spaces, 16 covered and secure cycle spaces and three Sheffield hoops for  
visitor cycle parking. The parking area is located on the north-west side of the 
building adjacent to the former sweet shop building used by Rowntree and 
now housing plant associated with the Nuffield hospital. 
 
4.17 The supporting information with the planning application is based upon 
nationally recognised TRICS data and the applicant's experience of running a 
number of these types of homes. From this information it can be ascertained 
that the expected levels of traffic generation are low, in the region of 8 
movements during the peak network periods, and are unlikely to have a 
material impact on the surrounding highway network. Access to the site is via 
the existing junction onto Haxby Road, which is also used by the Nuffield 
Hospital. The access arrangements are considered suitable to serve the level 
of development proposed. 
 
4.18 The site will employ in the region of 80 to 90 staff; however due to staff 
shift patterns and the differing nature of roles (clerical/nurses/maintenance 
etc) the expected maximum number of staff on site at any one time is 
approximately 15 to 20. Car parking levels are therefore realistic and will be 
supported by the aims of a travel plan which will further seek to reduce car 
borne trips generated by the site. 
 
4.19 The site can be considered to be in a sustainable location and is well 
served by bus stops served by frequent public transport services on Haxby 
Road, footways and cycle ways.  
 
4.20 Highway Network Management raise no objections to the application 
subject to conditions which ensure the proper implementation of the 
development, cycle parking provision and travel plan. 
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RESIDENTIAL AMENITY 
 
4.21 Existing residential development is located to the north, south and east of 
this proposed site. To the south are two storey Victorian terrace properties 
located on Kitchener Street. The properties are separated from the site by a 
rear alley approximately 3 metres wide. To the west, located on Huntington 
Road are more modern terraced properties. The properties have a shared 
vehicular access to the rear and are at a lower level than the application site. 
To the north at the rear of Haley's Terrace there is a pair of semi-detached 
properties. All the surrounding properties have main rear elevations facing the 
site.  
 
4.22 The foot print of the building is such that to the north there will be a two 
storey end elevation of the building facing the boundary at a distance of 
between 7 and 8.5 metres. This end elevation, which is 16.5 metres wide and 
has within it two bathroom windows, a ground floor door and first floor 
stairway windows, is two storey height with maximum height of 6.6 metres. 
The distance between the rear face of the properties to the north and the 
building will be approximately 16.5 metres. To the southern boundary one of 
the main elevations of the building is proposed. This elevation runs 47 metres 
parallel with the boundary, the main part of the elevation is 3 storeys high but 
also there is a fourth storey provided on the roof which joins in to the main 
structure along the elevation so that along the length of the elevation the 
height of the building varies between 9.5 metres and 10.7 metres. The 
remaining part of the fourth storey is set back from the roof line by 1 to 2 
metres and itself stand 2.1 metres  high to eaves and 3.6 metres high to apex. 
The main bedroom windows face this boundary as well as some of the 
communal areas. The building is between 11 and 13 metres from the southern 
boundary with a single storey element and first floor balcony being  8 metres 
from the boundary. The distance between properties on Kitchener Street and  
the main face of the building is between 23 and 25 metres (this discounts the 
ground floor outriggers to the properties). To the western boundary the end 
elevation of the eastern wing of the building faces the site at a distance of 
between 11.5 and 12 metres, the elevation stands 9.5 metre high and is 11.5 
metres wide. The distance between the properties and the building on this 
side is  between 24 and 26 metres. 
 
4.23  From the above analysis the distance on all boundaries between the 
building and the properties is considered to ensure the amenity of the 
residential properties will not be unduly affected by the development;  
furthermore  all boundaries are reasonably well screened by existing planting, 
and to the east and south the site is separated from the houses by  
intervening access roads. GP1 of the Local Plan requires that developments 
should  ensure residents living nearby are not unduly affected by noise, 
disturbance, overlooking, overshadowing or dominated by overbearing 
structures. Whilst it is clear that the structures will be visible to adjacent 
residents and that the overall outlook from the rear of their properties will be 
changed, the details of the scheme are considered to provide an acceptable 
relationship between  existing and proposed development sufficient to accord 
with the requirements of GP1.  
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4.24 Environmental Protection are not objecting to the application but require 
a number of condition relating to the detail of the development to ensure 
neighbours are not affected by the development. Issues covered by condition  
include  Construction Environmental Management plan,  noise from plant and 
machinery, internal noise levels, odour from kitchens, contamination and  
external lighting. 
 
POLICY H17 CONSIDERATIONS 
 
4.25 Policy H17 only supports residential institutions where there development 
would not give rise to a concentration likely to have an adverse impact on 
residential amenity and where it is positively located relative to local facilities 
and public transport. Officers have examined appeal cases where this issue 
has been considered and it appears that there is little support for refusal on 
the basis of a lack of local facilities. In the main this is because the registering 
authority for care homes (Care Quality Commission) considers this issue 
through the licensing process. Consideration of the issue through the planning 
process would, therefore, merely duplicate controls that already exist under 
licensing legislation. Furthermore paragraph 65 of circular 3/2005 states that 
in relation to care homes that have to be registered, registration can be 
refused on the grounds that the home would not provide adequate services or 
facilities reasonably required by residents or patients. However in the case of 
this development the site is close to Haxby Road which is well served by 
public transport and it is a short walk down the road to local shops. The care 
home location is considered to be well located in terms of local facilities. City 
Development is not objecting to the principle of the development and has not 
identified a concentration of care home schemes within the area. The 
application is considered to accord with the requirements of Policy H17.  
 
BIODIVERSITY 
 
4.26 The Countryside Officer acknowledges that the site as existing provides 
little of nature conservation value. However the development provides 
opportunities to provide wildlife habitat enhancement works. The design of the 
building should include measures  for habitat enhancement especially for bats 
and birds. Use of British native landscaping within the planting scheme will 
also help increase the wildlife value of the site. The requirements of the 
Countryside Officer are legitimate planning considerations within the context 
of PSS 9, and a condition is proposed to ensure the measures suggested are 
incorporated in to the design and landscape for the development. 
 
 
DRAINAGE 
 
4.27 The site is in flood zone 1 and should not suffer river flooding.   
Engineering Consultancy considers that insufficient and conflicting information 
has been provided to determine the potential impact the proposal may have 
on the existing drainage systems. Whilst it is considered that there has been 
enough information submitted to show that the site can be drained and that 
outstanding issues can be subject to conditions, an update will be provided to 
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committee providing details of conditions and any additional information 
submitted by the applicant to address the concerns of raised.  
 
4.28 The Environment Agency is not objecting subject to a sustainable 
drainage condition being imposed on any permission granted.  
 
SUSTAINABILITY 
 
4.28 The application is supported by a sustainability statement which commits 
to the principles set out in Policy G4a of the Local Plan and the IPS on 
sustainable design and construction. It is proposed to condition the application 
to require a BREEAM 'very good' rating is achieved and to ensure 10% of 
energy generated for the building is from renewable sources. The 
Sustainability Officer's comments on the proposals are awaited and will be 
reported direct to Committee. 
 
5.0  CONCLUSION 
 
5.1 The site is located within the built area of the city as defined in the City of 
York Draft Local Plan. The site has previously been used for industrial 
purposes in connection with the former use of the site by Nestle/Rowntree and 
is currently used as a car park. Originally allocated for employment use, the 
site has not been included as employment land within the employment land 
review and its retention as employment land is not required. PPS4 says Local 
Planning Authorities should be supportive of economic development subject to 
the detailed design of the scheme. There are no policies in the Local Plan that 
would  preclude the use of the site for a residential care home subject to the 
details of the scheme being acceptable.  The principle of the development is 
therefore considered to be acceptable. 
 
5.2  In Officers’ opinion the scheme has evaluated its surroundings and 
identified a design that has regard to the character and qualities of the area. 
The  building  takes reference for its design from its surroundings as required 
by Government Guidance and Local Plan policies. In terms of landscaping 
there are no planning policy requirements for minimum garden areas, garden 
orientation or provision of outdoor facilities for care homes. The landscaping 
both existing and proposed will provide a good setting for the building and 
officers are satisfied with the principles  of the proposed landscaping scheme. 
Conditions are proposed to ensure that existing planting is protected during 
construction and that the landscaping scheme submitted is properly detailed 
and implemented. 
 
5.3 Highway Network Management raise no objections to the application 
subject to conditions which ensure the proper implementation of the 
development, cycle parking provision and travel plan. 
 
5.4 The distance on all boundaries between the building and the adjoining 
residential properties is considered to ensure the amenity of the properties will 
not be unduly affected by the development; furthermore all boundaries are 
reasonably well screened by existing planting and to the east and south the 
site is separated from the houses by  intervening access roads. GP1 of the 
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Local Plan requires that developments should  ensure residents living nearby 
are not unduly affected by noise, disturbance, overlooking, overshadowing or 
dominated by overbearing structures. Whilst it is clear that the structures will 
be visible to adjacent residents and that the overall outlook from the rear of 
their properties will be changed the details of the scheme are considered to 
provide an acceptable relationship between existing and proposed 
development sufficient to accord with the requirements of GP1.  
 
5.5 Additional drainage details are awaited and conditions and further 
comments will be reported direct to committee. 
 
5.6 The comments of the Sustainability Officer are awaited. 
 
5.7 In all other respects the application is considered to be acceptable subject 
to appropriate conditions. 
 
COMMITTEE TO VISIT 
 
6.0  RECOMMENDATION:   Approve 
 
 
1  TIME2  Development start within three years  
 
 2  The development hereby permitted shall be carried out in accordance 
with the following plans and other submitted details:- 
 
L3066 (9-)902 Rev C 
L3066 (- -)21 Rev C 
L3066 (- -)22 Rev C 
L3066 (- -)13 Rev D 
L3066 (- -)20 Rev C 
L3066 (9-)904 Rev A 
L3066 (- -)25 Rev B 
L3066 (- -)23 Rev B 
L3066 (- -)12 Rev D 
L3066 (- -)11 Rev D 
L3066 (- -)10 Rev D 
L3066 (9 -)901 Rev B 
L3066 (5 -)500 Rev A 
11081 - 166 - Topographical survey 
2212/3 Revision B 
 
Reason: For the avoidance of doubt and to ensure that the development is 
carried out only as approved by the Local Planning Authority. 
 
3  VISQ7  Sample panel ext materials to be approv  
 
4  VISQ8  Samples of exterior materials to be app  
 
 5   Prior to commencement of the development, an Construction 
Environmental Management Plan (CEMP) for minimising the creation of noise, 
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vibration and dust during the demolition, site preparation and construction 
phases of the development shall be submitted to and approved in writing by 
the Local Planning Authority. All works on site shall be undertaken in 
accordance with the approved scheme, unless otherwise agreed in writing by 
the Local Planning Authority. 
  
Reason: To protect the amenity of local residents  
 
 
 6  All construction and demolition  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 of local residents 
 
 7  Details of all machinery, plant and equipment to be installed in or 
located on the development hereby permitted, which is audible at any 
business, residential or hotel accommodation, shall be submitted to the local 
planning authority for written approval.  These details shall include maximum 
(LAmax(f)) and average sound levels (LAeq), octave band noise levels and 
any proposed noise mitigation measures.  All such approved machinery, plant 
and equipment shall not be used on the site except in accordance with the 
prior written approval of the local planning authority.  The machinery, plant or 
equipment and any approved noise mitigation measures shall be fully 
implemented and operational before the proposed use first opens and shall be 
appropriately maintained thereafter. 
 
Reason: To protect the amenity of local residents and occupants of the care 
home 
 
 8  The building envelope shall be constructed so as to provide sound 
attenuation against externally generated noise to achieve internal noise levels 
of not more than 30dB(A) Leq 8 hour from 11.00pm to 7.00am, 45 dB(A) 
Lmax between 11.00pm and 7.00am, and 35dB(A) Leq from 7.00am to 
11.00pm in all bedrooms of the development, with alternative methods of 
ventilation where required. The detailed scheme shall be approved in writing 
by the local planning authority and fully implemented before the development 
hereby approved is constructed. All works which form part of the scheme shall 
be completed before any part of the development is occupied. The works 
provided as part of the approved scheme shall be permanently retained and 
maintained as such except as may be agreed in writing by the Local Planning 
Authority. The aforementioned written scheme shall demonstrate that the 
noise levels specified will be achieved. 
 
Reason: To protect the amenity of future occupants 
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 9  Upon completion of the development, delivery vehicles shall be 
confined to the following hours 
 
 Monday to Saturday   07.00 to 23.00 
 Sundays and Bank Holidays 9.00 to 18.00  
 
Reason: To protect the amenity of future residents and local neighbours 
 
 
10  There shall be adequate facilities for the treatment and extraction of 
cooking odours from kitchens in the care home. Details of the extraction plant 
or machinery and any filtration system required shall be submitted to the Local 
Planning Authority for written approval. Once approved it shall be installed 
and fully operational before the proposed use first opens and shall be 
appropriately maintained thereafter. 
  
Reason: To protect the amenity of local residents. 
 
11  Prior to the commencement of the development or within such longer 
period as may be agreed in writing prior to commencement  full details of all 
external lighting including a full Lighting Impact Assessment for all proposals, 
undertaken by an independent assessor (not the applicant or the lighting 
provider), shall be submitted to and approved in writing by the Local Planning 
Authority. The Lighting Impact Assessment shall include the following: 
 
- A description of the proposed lighting: number of lighting columns and their 
height, and proposed lighting units. 
- Drawings showing the illuminance levels (separate drawings for each item 
listed): 
- A plan showing horizontal illuminance levels(Eh), showing all buildings within 
100 metres of the site boundary 
- A plan showing vertical illuminance levels (Ev), showing all buildings within 
100 metres of the site boundary. 
- A specification of the Environmental Zone of the application site, as defined 
in The Institution of Lighting Engineers’ Guidance Notes for the Reduction of 
Light Pollution. 
- A statement of the need for floodlighting. 
 
Reason: To protect the amenities of adjacent residents. 
 
12  Unless otherwise agreed by the Local Planning Authority, development 
other than that required to be carried out as part of an approved scheme of 
remediation must not commence until parts a to c of this condition have been 
complied with:  
 
a. Site Characterisation  
An investigation and risk assessment, in addition to any assessment provided 
with the planning application, must be completed in accordance with a 
scheme to assess the nature and extent of any contamination on the site, 
whether or not it originates on the site. The contents of the scheme are 
subject to the approval in writing of the Local Planning Authority. The 
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investigation and risk assessment must be undertaken by competent persons 
and a written report of the findings must be produced. The written report is 
subject to the approval in writing of the Local Planning Authority. The report of 
the findings must include:  
 
(i) a survey of the extent, scale and nature of contamination (including 

ground gases, where appropriate);  
(ii) an assessment of the potential risks to:  
  -human health,  

 -property (existing or proposed) including buildings, crops, livestock, 
pets, woodland and service lines and pipes,  

  -adjoining land,  
  -groundwaters and surface waters,  
  -ecological systems,  

- archaeological sites and ancient monuments; 
(iii) an appraisal of remedial options, and proposal of the preferred 

option(s). 
   
This must be conducted in accordance with DEFRA and the Environment 
Agency’s ‘Model Procedures for the Management of Land Contamination, 
CLR 11’.  
 
b. Submission of Remediation Scheme  
A detailed remediation scheme to bring the site to a condition suitable for the 
intended development by removing unacceptable risks to human health, 
buildings and other property and the natural and historical environment must 
be prepared, and is subject to the approval in writing of the Local Planning 
Authority. The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, timetable of works and site 
management procedures. The scheme must ensure that the site will not 
qualify as contaminated land under Part IIA of the Environmental Protection 
Act 1990 in relation to the intended use of the land after remediation.  
 
c. Implementation of Approved Remediation Scheme  
The approved remediation scheme must be carried out in accordance with its 
terms prior to the commencement of development other than that required to 
carry out remediation, unless otherwise agreed in writing by the Local 
Planning Authority. The Local Planning Authority must be given two weeks 
written notification of commencement of the remediation scheme works.  
 
Following completion of measures identified in the approved remediation 
scheme, a verification report (referred to in PPS23 as a validation report) that 
demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning 
Authority.  
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors.  

Page 28



 

Application Reference Number: 10/01677/FULM  Item No:4a 
Page 17 of 20 

 
C2 Reporting of Unexpected Contamination  
In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken in accordance with the requirements of the 
previous condition, and where remediation is necessary a remediation 
scheme must be prepared, which is subject to the approval in writing of the 
Local Planning Authority.  
 
Following completion of measures identified in the approved remediation 
scheme a verification report must be prepared, which is subject to the 
approval in writing of the Local Planning Authority in accordance with the 
previous condition.  
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors. 
 
13  HWAY40  Dilapidation survey  
 
14  The site shall not be occupied until a Full Travel Plan has been 
submitted and approved in writing by the Local Planning Authority. The travel 
plan should be developed and implemented in line with local and national 
guidelines. The site shall thereafter be occupied in accordance with the aims, 
measures and outcomes of said Travel Plan.  
 
Within 12 months of occupation of the site a first year travel survey shall have 
been submitted to and approved in writing by the Local Planning Authority. 
Results of yearly travel surveys shall then be submitted annually to the 
authority's travel plan officer for approval. 
 
Reason: To ensure the development complies with advice contained in 
PPG13 (Transport), and in policy T20 of the City of York deposit Draft Local 
Plan, and to ensure adequate provision is made for the movement of vehicles, 
pedestrians, cycles and other forms of transport to and from the site, together 
with parking on site for these users. 
 
15  Prior to the commencement of any works on the site, a detailed method 
of works statement identifying the programming and management of site 
clearance/preparatory and construction works shall be submitted to and 
approved in writing by the Local Planning Authority. Such a statement shall 
include at least the following information; 
- the routing that will be promoted by the contractors to use main arterial 
routes and avoid the peak network hours 
- where contractors will park 
- where materials will be stored within the site 
- details of how the car parking area will be managed during the construction 
period to ensure adequate car parking remains 
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- measures employed to ensure no mud/detritus is dragged out over the 
adjacent highway. 
 
Reason: To ensure that the development can be carried out in a manner that 
will not be to the detriment of amenity of local residents, free flow of traffic or 
safety of highway users. 
 
16  HWAY21  Internal turning areas to be provided  
 
17  HWAY18  Cycle parking details to be agreed  
 
18  HWAY19  Car and cycle parking laid out  
 
19  No development shall take place until details have been submitted to 
and approved in writing by the Council of the measures  to be provided within 
the design of the new building and landscaping to enhance the biodiversity of 
the site. The works shall be completed in accordance with the approved 
details in accordance with a timescale to be agreed in writing as part of the 
submitted scheme.  
 
NB. Features suitable for incorporation include measures for species that use 
buildings such as bats and birds and enhancement of the existing landscape 
areas that form the boundaries of the site. 
 
Reason: This is proposed to take account of and enhance the habitat and 
biodiversity of the locality in accordance with PPS9 'Biodiversity and 
Geological Conservation'. 
 
20  No development shall take place until there has been submitted and 
approved in writing by the Local Planning Authority a detailed landscape 
scheme which shall include the species, density (spacing), stock size, and 
position of trees, and details of ground preparation. This scheme shall be 
implemented within a period of six months of the completion of the 
development.  Any trees or plants which within a period of five years from the 
completion of the development, die, are removed or become seriously 
damaged or diseased, shall be replaced in the next planting season with 
others of a similar size and species, unless the Local Planning Authority 
agrees alternatives in writing. This also applies to any existing trees that are 
shown to be retained within the approved landscape scheme. Any works to 
existing trees that are protected by a tree preservation order (TPO) or are in a 
conservation area are subject to local authority approval and notification 
respectively within and beyond this five year period. 
 
Reason:  So that the Local Planning Authority may be satisfied with the 
variety, suitability and disposition of species within the entire site, since the 
landscape scheme is integral to the amenity of the development. 
 
21  No development shall take place, including demolition, site clearance 
and the installation of utilities, until there has been submitted and approved in 
writing by the Local Planning Authority a method statement regarding 
protection measures for the existing trees to be retained. This statement shall 
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include the following: details and locations of protective fencing to BS 
5837:2005 to be shown on a plan; phasing of demolition/clearance and 
landscape works; type of machinery/vehicles to be used (including 
excavators); parking arrangements for site vehicles; locations for off-loading 
and storage of materials; location of site cabin.  
 
The protective fencing line shall create exclusion zones that will be adhered to 
at all times during operations associated with the development. None of the 
following activities shall take place within the exclusion zones: excavation 
below existing surface construction, raising of levels, mechanical cultivation, 
storage of any materials or top soil, lighting of fires, parking or manoeuvring of 
vehicles, mixing of cement, disposing of washings, storage of fuel. Within the 
exclusion zone there will be no new trenches or pipe runs for utilities or drains, 
and no site huts et al. The fencing shall remain secured in position throughout 
the demolition and construction process. A notice stating ‘tree protection zone 
- do not remove’ shall be attached to each section of fencing. All contractor’s 
staff on site shall be made aware of the content of the method statement and 
its gravity. 
 
Reason: To ensure protection of existing trees before, during and after 
development which are covered by a Tree Preservation Order and/or make a 
significant contribution to the amenity of the area and/or development. 
 
22  The development hereby approved shall be constructed to a BREEAM 
standard of 'very good'. A formal Post Construction assessment by a licensed 
BREEAM assessor shall be carried out and a copy of the certificate shall be 
submitted to the Local Planning Authority prior to occupation of the building. 
Should the development fail to achieve a 'very good' BREEAM rating a report 
shall be submitted for the written approval of the Local Planning Authority 
demonstrating what remedial measures shall be undertaken to achieve a 'very 
good' rating. The remedial measures shall then be undertaken within a 
timescale to be approved in writing by the Local Planning Authority. 
 
Reason: In the interests of achieving a sustainable development in 
accordance with the requirements of GP4a of the City of York Development 
Control Local Plan and the Interim Planning Statement  'Sustainable Design 
and Construction'  
 
23  No building work shall take place until details have been submitted and 
approved in writing by the Local Planning Authority to demonstrate how the 
development will provide, from on-site renewable energy, 10 per cent of the 
developments predicted energy demand. The development shall be carried 
out in accordance with the submitted details unless otherwise agreed in 
writing by the Local Planning Authority. The approved scheme shall be 
implemented before first occupation of the development. The site thereafter 
shall be maintained to at least the required level of generation. 
 
Reason: In the interests of achieving a sustainable development in 
accordance with the requirements of GP4a of the City of York Development 
Control Local plan and the Interim Planning Statement  'Sustainable Design 
and Construction'  
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24  Development shall not begin until a surface water drainage scheme for 
the site, based on sustainable drainage principles and an assessment of the 
hydrological and hydrogeological context of the development, has been 
submitted to and approved in writing by the Local Planning Authority. The 
scheme shall  subsequently be implemented in accordance with the approved 
details before the development is completed. 
 
The scheme shall also include:- 
 - a minimum of 30% reduction in surface water discharge for any new 
development from the site 
- a design that ensures that storm water resulting from a 1 in 100 year event 
and surcharging the drainage system can be stored on the site without risk to 
people or property and without overflowing into the watercourse 
-  details of how the scheme shall be maintained and managed after 
completion 
 
Reason: To prevent the increased risk of flooding to improve and protect 
water quality, improve habitat and ensure future maintenance of the surface 
water drainage system. 
 
7.0  INFORMATIVES: 
 
 
Contact details: 
Author: Diane Cragg Development Management Officer (Mon/Tues) 
Tel No: 01904 551351 
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PLANS LIST ITEM 4A - UPDATE FOR COMMITTEE, 25 NOVEMBER 2010 
NUFFIELD HOSPITAL YORK, HAXBY ROAD, YORK 10/01677/FULM 
 
Paragraph 4.27 - Drainage raise no objections subject to drainage 
conditions. Drainage are satisfied with the condition suggested by 
the Environment agency (condition 24) with slight amendments  
 
Condition 24 amended as follows: - 
 

 Development shall not begin until a surface water drainage 
scheme for the site, based on sustainable drainage principles and 
an assessment of the hydrological and hydrogeological context of 
the development, has been submitted to and approved in writing 
by the Local Planning Authority. The scheme shall subsequently 
be implemented in accordance with the approved details before 
the development is completed. 
 
The scheme shall also include: - 
 - A minimum of 30%reduction in surface water discharge for 
any new development from the site 
- A design that ensures that storm water resulting from a 1 in 
100 year event and surcharging the drainage system can be 
stored on the site without risk to people or property and without 
overflowing into the watercourse. Proposed design must also 
include an additional 20% allowance for climate change.  
-  Details of how the scheme shall be maintained and managed 
after completion 
- The development should not be raised above the level of 
the adjacent land, to prevent runoff from the site affecting 
nearby properties. 

 
 
Paragraph 4.28 - The Sustainability Officer is satisfied with the 
detail of the sustainability information in the application. BREEAM 
condition and 10% renewables  are conditions 22 and 23 on the 
committee report. 
 
The approved plans condition (Condition number 2) has been 
amended to update plan numbers 
 
The City Archaeologist confirms that the site lies outside the Area of 
Archaeological Importance and in an area which has produced 
evidence for prehistoric activity and stray finds of Romano-British 
date. The development proposal may have an effect on 
archaeological deposits which might be preserved within the 
boundaries of the site.  Therefore, an archaeological watching brief 
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on all ground works for the development will be necessary. Arch 2 is 
already attached as condition 25 on the agenda. 
 
An additional condition is proposed to ensure the quality of the 
detail to the heads sill and coping/eaves detail of the roof of the 
building as follows: - 
 
Large-scale details of the items listed below shall be submitted to 
and approved in writing by the Local Planning Authority prior to the 
commencement of the development and the works shall be carried 
out in accordance with the approved details. 
 
- Eaves 
- Heads, sill and reveals to all window types as appropriate 
- Coping to flat roof 
 
Reason:  So that the Local Planning Authority may be satisfied with 
these details. 
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COMMITTEE REPORT 
 
Date: 25 November 2010 Ward: Heslington 
Team: Major and Commercial 

Team 
Parish: Heslington Parish Council 

 
Reference: 10/02140/REM 
Application at: Proposed University Campus Lying Between Field Lane And 

Low Lane  A64 Trunk Road And Hull Road York   
For: Erection of social and catering building with access and cycle 

parking 
By: University Of York 
Application Type: Approval of Reserved Matters 
Target Date: 1 December 2010 
Recommendation: Approve 
 
1.0  PROPOSAL 
 
1.1 This is a reserved matters application for the erection of a social and catering 
building (site area 0.36ha) within cluster 2 of the new campus at Heslington East.  
The application is pursuant to outline planning permission 04/1700/OUT, granted by 
the secretary of state in June 2007 for the development of a university campus.  The 
social and catering building is the first cluster 2 application to be put before 
members. 
 
1.2 The building would be approximately 33m long, 27m wide and 8m high.  Total 
floorspace would be 1039sqm spread over two levels - ground floor and mezzanine.  
The building would include a licensed bar, bistro, coffee bar and a range of seating 
areas for dining, drinking and informal study.  It would trade up to 11pm, seven days 
a week.  The building has the capacity to hold up to 400 people, including staff.  The 
building would be broadly rectangular in shape with a flat roof punctuated by a 
lantern and a series of vent flues.  Around the perimeter at ground level would be a 
covered walkway.  Materials would be similar to those used on cluster 1 and 
comprise clear glass panelling, coated aluminium, painted render and treated timber 
cladding.  Vehicular access would be via the central vista loop road to a service 
entrance and detached bin store along the north-west elevation.  One disabled 
parking bay and Sheffield stands for 40 bicycles would be provided for visitors.  
 
1.3 The building would be located on the east side of the central vista opposite 
the hub building (in cluster 1 to the west).  Between the two buildings will be the 
central square, which will be laid out as a later phase of development.  To the north, 
east and south will be academic and residential buildings in cluster 2. 
 
2.0  POLICY CONTEXT 
 
2.1  Development Plan Allocation: 
 
City Boundary GMS Constraints: York City Boundary 0001 
 
DC Area Teams GMS Constraints:  East Area (1) 0003 
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2.2  Policies:  
  
CYGP4A 
Sustainability 
  
CYGP9 
Landscaping 
  
CGP15A 
Development and Flood Risk 
  
CYGP1 
Design 
  
CYT4 
Cycle parking standards 
  
CYED9 
University of York New Campus 
 
3.0  CONSULTATIONS 
 
INTERNAL  
 
3.1 Highway Network Management - No objections in principle but the access for 
service vehicles should be revised to remove conflicts with pedestrians.   
 
3.2 Environment, Conservation, Sustainable Development (Urban Design) – No 
objections to the design and appearance of the building subject to conditions 
requiring submission of materials and design details.  I do have concerns about how 
the building relates to the other buildings in cluster 2 to the east and the proposed 
central square to the west.  These should be addressed as part of the current 
masterplanning of cluster 2. 
 
3.3 Environment, Conservation, Sustainable Development (Landscape) - The 
layout of the building does not encourage drinking/eating activity within the central 
square. Instead it is directed to what is described within the draft master plan as the 
‘Academic Square’. Thus there is insufficient clarity as to how the open spaces within 
this area of the campus will inter-relate and function comprehensively. No objection 
to the area that is to become the central square being given a temporary landscape 
treatment until the neighbouring buildings are fully developed.  However, it is 
important to establish in planning terms how implementation of a detailed design for 
the central square can be secured.  
 
3.4 Structures and Drainage - The site is in flood zone 1 and should not suffer 
from river flooding.  Insufficient information has been provided to determine the 
impact the proposals may have on existing drainage systems.   Nevertheless, now 
that the central lake is in operation drainage details for the building can be made a 
condition of approval.   
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EXTERNAL  
 
3.5 Heslington Forum including Heslington Parish Council - The university gave a 
brief presentation to the forum on 19 July 2010 prior to submission.  No specific 
comments on the proposals were made by forum members 
 
3.6 Public Consultation - The consultation period expires on 24 November 2010.  
At the time of writing this report no representations have been received.  Any that are 
subsequently received will be reported to members at the meeting. 
 
4.0  APPRAISAL 
 
4.1 Key Issues:- 

• Principle of the Use 
• Design and Relationship to the Central Square 
• Transport  
• Sustainability 
• Drainage  
• Landscape 

 
RELEVANT LOCAL PLAN POLICIES  
 
4.2 Planning Policy Statement 1 (PPS1) sets out the government's overarching 
planning policies.  It sets out the importance of good design in making places better 
for people and emphasises that development that is inappropriate in context or fails 
to take the opportunities available for improving an area should not be accepted. 
 
4.3 PPS25 aims to: ensure that flood risk is taken into account in the planning 
process; avoid inappropriate development in areas at risk of flooding; and direct 
development away from areas at highest risk. 
 
4.4 The Draft Local Plan including the 4th set of changes was approved in April 
2005. Policy GP1 - Development proposals will be expected to respect or enhance 
the local environment and be of a density, layout, scale, mass and design that is 
compatible with neighbouring buildings, spaces and vegetation.  
 
4.5 Policy GP4a  - Proposals for all development should have regard to the 
principles of sustainable development.   
 
4.6 GP9 - Where appropriate, development proposals should incorporate a 
suitable landscaping scheme that is an integral part of the proposals; includes an 
appropriate range of species, reflects the character of the area; enhances the 
attractiveness of key transport corridors; and includes a planting specification where 
appropriate. 
 
4.7 GP15a - Developers should ensure that the site can be developed, serviced 
and occupied safely and that discharges from new development should not exceed 
the capacity of existing/proposed sewers and watercourses.  
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4.8 ED9 - The scale, layout and design of the new campus at Heslington East 
should have regard to, inter alia, a comprehensive landscape scheme including 
publicly accessible public open space and a comprehensive network of 
pedestrian/cycle routes between campuses. 
 
4.9 T4 - Seeks to promote cycling and states that all new development should 
provide storage for cycles in accordance with the standards in the local plan. 
 
PRINCIPLE OF THE USE 
 
4.10 The use of the site as part of a new campus was accepted when the 
Secretary of State granted outline consent in 2007.  The use as a social and catering 
building accords with the land use plan approved as part of the outline consent and 
the campus masterplan approved in 2008.  The building is shown on the draft 
indicative masterplan for cluster 2, which is currently being discussed with officers. 
 
DESIGN AND RELATIONSHIP TO THE CENTRAL SQUARE 
 
4.11 The draft masterplan for cluster 2 has only recently been submitted to the 
council.  The draft is unacceptable in its present form and discussions between the 
university and officers are ongoing. Whilst officers would normally expect a 
masterplan to have been agreed before submission of reserved matters the design 
of the social and catering building is acceptable.  It would be light and airy with a 
logical layout and crisp external detailing.  Materials and design details should be 
made conditions of approval.  The design of future reserved matters applications for 
cluster 2 will have to take into account the precedent set by the design of the social 
and catering building. 
 
4.12 The building would face south west thereby addressing movement to and 
from the hub building across the proposed central square.  However, the building’s 
main spill-out space would be to the south east, where the draft masterplan 
proposes 'Academic Square', a lower-order open space.  The central square is an 
important, central element of the new campus.  It was identified as such in the land 
use plan approved by the Secretary of State and is shown on the approved 2008 
masterplan.  The draft masterplan for cluster 2 also shows the central square but the 
indicative arrangement of buildings together with the design of the social and 
catering building suggest that the central square may not function as envisaged in 
the outline consent.  Clarification and reassurance should be sought from the 
university as the draft masterplan for cluster 2 develops.  
 
TRANSPORT 
 
4.13 Pedestrian and cycle links will connect the building to the pedestrian ribbon to 
the north and to the movement spine to the south.  The Sheffield stands for 40 
bicycles would supplement the bicycle stands provided elsewhere within the new 
campus.  The facilities for access are acceptable subject to resolution of conflict 
between service vehicles and pedestrians/cyclists.  At the time of writing revised 
access arrangements had only just been received.  Members will be updated at the 
meeting.  
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SUSTAINABILITY   
 
4.14 The sustainability statement submitted with the application is acceptable.  It 
shows that the building will achieve a BREEAM rating of at least 'very good' and will 
provide at least 10% of its energy from renewable sources. These should be made 
conditions of approval.   
 
DRAINAGE 
 
4.15 The site is in flood zone 1 and should not suffer from river flooding.   Surface 
water from the building would be drained by gravity to the lake along the southern 
side of the site.  The water would be stored in the lake and released at agricultural 
rates into local watercourses.  These arrangements, which apply to the campus as a 
whole, are already approved.  Details of the drainage works as they apply to the 
social and catering building should be made a condition of approval.   
 
LANDSCAPE 
 
4.16  The red line boundary for this application has been drawn fairly tightly around 
the building but it does include part of the proposed central square.  As described 
above this is the key relationship to the building.  The university proposes that the 
square will not be constructed until the proposed landmark building, on the east side 
of the square (and close to the social and catering building), has been developed.  
The rationale for this postponement, which the council accepts in principle, is that the 
final design of the central square is dependant upon the buildings that front onto it.  
In the meantime the university proposes a temporary landscape treatment for the 
central square.  Officers have no objection to this subject to the university clarifying 
how the permanent provision of the central square will be secured.  
 
5.0  CONCLUSION 
 
5.1. The principle of the use of the land for a social and catering building has been 
agreed and outline planning permission granted. The design of the building is 
acceptable subject to conditions regarding materials and other details.  Nevertheless 
the relationship of the building to the proposed central square is unclear and should 
be clarified as part of the masterplanning process. 
 
6.0  RECOMMENDATION:   Approve 
 
 1  The development hereby permitted shall be carried out only in accordance 
with the following plans: …………………. [Plans list to be tabled at committee]. 
 
Reason: For the avoidance of doubt and to ensure that the development is carried 
out only as approved by the Local Planning Authority. 
 
 2  Within three months of the commencement of development detailed 
landscaping proposals for the proposed central square shown on the approved site 
location plan, together with that part of the central square within the application site 
shall be submitted and approved in writing by the Local Planning Authority.  The 
scheme shall include the species, density (spacing), and position of trees, shrubs 
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and other plants; seeding mix, sowing rate, ground levels and swales, hard 
landscaping materials, lighting, litter/recycling bins and street furniture. Where 
appropriate reference shall be made to the relevant sections of the Environmental 
Site Management Plan and/or the Landscape Management Plan. Where required it 
will also include details of ground preparation. This scheme shall be implemented 
within a period of six months of the completion of the development.  Any trees or 
plants which within a period of five years from the completion of the development, 
die, are removed or become seriously damaged or diseased, shall be replaced in the 
next planting season with others of a similar size and species, unless the Local 
Planning Authority agrees alternatives in writing.  
 
Reason:  So that the Local Planning Authority may be satisfied with the variety, 
suitability and disposition of species within the entire site, since the landscape 
scheme is integral to the amenity of the development. 
 
 3  Within three months of commencement of development, typical external 
details at a scale of 1:20 of the following matters (as shown on approved plan 120 
Rev E) 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.  
 
Main entrance 
Colonnade  
Roof lantern 
Typical bays 
 
Reason:  In the interests of the design and external appearance of the building 
 
 4  Unless otherwise agreed in writing with the Local Planning Authority, within 
three months of commencement of development the developer shall submit in writing 
and be approved by the Local Planning Authority a formal pre-design BREEAM 
assessment for the design and procurement stages of the development.  The 
developer shall submit a further BREEAM assessment after construction, at a time to 
be agreed in writing by the Local Planning Authority.  The developer shall submit a 
completion assessment  when issued by the BRE.  All assessments shall confirm the 
minimum 'Very Good' rating anticipated in the preliminary BREEAM assessment 
submitted with the application 
 
Reason: To ensure the development complies with the principles of sustainable 
development 
 
 5  Within three months of the commencement of development full details of the 
following shall be submitted to and approved by the Local Planning Authority (i) 
measures to reduce energy demand for the building hereby approved, and (ii) 
measures to reduce CO2 emissions to a level lower than required under Building 
Regulations Part L.  The development shall be carried out in accordance with the 
approved details. 
 
Reason: To ensure the development complies with the principles of sustainable 
development. 
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 6  No building work shall take place until details have been submitted to and 
approved in writing by the Local Planning Authority, to demonstrate how the 
applicant will provide, from renewable sources, 10% of the building's total energy 
demand on land within the control of the applicant.  The development shall not be 
occupied until these works have been carried out in accordance with the submitted 
details unless otherwise agreed in writing by the Local Planning Authority (as part of 
an energy strategy for the Heslington East campus).  Not later than 12 months after 
the building has first been brought into use, the applicant shall submit an Energy 
Statement to the Local Planning Authority, which details the percentage of the 
buildings energy consumption that has been derived from renewable sources. 
Thereafter the Energy Statement shall be submitted on an annual basis unless 
otherwise agreed in writing with the Local Planning Authority.  
 
Reason: In the interests of sustainable development 
 
 7  Notwithstanding any proposed materials specified on the approved drawings 
or in the application form submitted with the application, samples of the external 
materials to be used shall be submitted to and approved in writing by the Local 
Planning Authority within three months of commencement of the development.  The 
development shall be carried out using the approved materials. 
 
Reason:  So as to achieve a visually cohesive appearance. 
 
 8  The building shall not be occupied until the cycle parking areas and means of 
enclosure shown on the approved plans have been provided within the site.  These 
areas shall not be used for any purpose other than the parking of cycles. 
 
Reason:  To promote use of cycles thereby reducing congestion on the adjacent 
roads and in the interests of the amenity of neighbours. 
 
 9  Within one month of commencement of development, details of foul and 
surface water drainage works shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be carried out in accordance with 
these approved details. 
 
Reason:  So that the Local Planning Authority may be satisfied with these details for 
the proper drainage of the site and that provision has been made to maintain the 
existing drainage in accordance with policy GP15a of the Development Control Local 
Plan and PPS25 (Development and Flood Risk). 
 
10  No mechanical, electrical, telecommunications or other plant, equipment or 
apparatus (other than as shown on the approved plans) shall be installed on the roof 
of the building without the prior written consent of the Local Planning Authority). 
 
Reason:  In the interests of the design and external appearance of the building 
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Application Reference Number: 10/02140/REM  Item No: 4b 
Page 8 of 8 

7.0  INFORMATIVES: 
Notes to Applicant 
 
 1. 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 the principle of the use, scale and 
appearance of the building, landscaping, transport, sustainability and drainage and 
constructional impact.  As such the proposal complies with Policies GP4a, GP9, 
GP15A, ED9 and T4 of the City of York Local Plan Deposit Draft. 
 
Contact details: 
Author: Kevin O'Connell Development Management Officer 
Tel No: 01904 552830 
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East Area Planning Sub-Committee Update 

25 November 2010 
 

10/02140/REM 
Social & Catering Building, Heslington East Campus, York 

 
 
 
Revised Conditions  
 
1. The development hereby permitted shall be carried out only in accordance 
with the following plans: 001/J received 24 November 2010 and 100/G, 101/E, 
102/C, 120/E, 121 and 110/D received 5 October 2010. 
 
Reason: For the avoidance of doubt and to ensure that the development is 
carried out only as approved by the Local Planning Authority. 
 
 
The second is Condition 11, an additional condition, requiring the submission of 
details of the vehicular access for service vehicles and the proposed disabled 
parking space. Discussions between highway colleagues and the university are 
not yet complete, hence the need for the condition. 
 
11. Within one month of commencement of development, details of the 
access, parking and manoeuvring arrangements for service vehicles and of the 
disabled persons parking space(s) shall be submitted to and approved in writing 
by the Local Planning Authority. The development shall be carried out in 
accordance with these approved details. 
  
Reason:  In the interests of highway safety.  
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Planning Committee 25 November 2010 
 
Report of the Assistant Director (Planning and Sustainable Development) 

 

THREE CONSERVATION AREA APPRAISALS FOR STRENSALL, 
STRENSALL RAILWAY BUILDINGS AND TOWTHORPE VILLAGE 
CONSERVATION AREAS: CONSULTATION DRAFTS 

Summary 

1. This report requests that three separate draft Conservation Area Character 
Appraisals for the neighbouring conservation areas of Strensall (No.23, 
19.16ha), Strensall Railway Buildings (No.31, 1.58ha) and Towthorpe Village 
(No.32, 8.81ha) are approved for public consultation.  Copies of the appraisals 
are in Annex A. 

 Background 

2. Strensall Conservation Area was originally designated in 1979 and was 
extended in 2001 following public consultation. Also in 2001, Strensall Railway 
Buildings and Towthorpe were designated as two new conservation areas 
following the request of Strensall and Towthorpe Parish Council. These 
conservation areas are the subject of 3no separate draft appraisal documents.  
Prior to the production of the draft appraisals the character of these three 
conservation areas had been summarised in conservation statements within 
Appendix B of the City of York Draft Local Plan. 

3. Both Strensall and Towthorpe Village conservation areas were identified as 
“conservation areas at risk” by English Heritage (EH) in 2009 (ref. English 
Heritage’s ‘Heritage At Risk’ information www.english-heritage.org.uk). At 
Towthorpe the significant number of redundant farm buildings was cited as 
being of particular concern; whereas at Strensall general development 
pressures were identified as leading to some loss of special character. Based 
on the findings of EH’s survey, the City of York Council prioritised these 
conservation areas in their rolling programme of producing Conservation Area 
Appraisals for each of their 35 conservation areas. Given the proximity of 
Strensall Railway Buildings within the Parish, it seemed logical to review this 
conservation area at the same time, as appraisal work and consultations could 
run simultaneously saving both time and resources.  The work is being jointly 
funded by Strensall and Towthorpe Parish Council and from the existing budget 
of the Design Conservation and Sustainable Development Section. 

4. The appraisals offer an opportunity to re-assess the character of the designated 
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areas and the extent of their boundaries and to evaluate and record their 
special interest.  New guidance on Planning for the Historic Environment, PPS 
5, advises local authorities to develop a firm evidence base for plan-making 
(policy HE 2) and to use established methods of environmental appraisal to 
better understand the significance of heritage assets such as conservation 
areas. By defining the special architectural and historic interest which makes 
designation justified, development control decisions will be better informed. The 
appraisal should also provide a basis for making sustainable decisions about 
the future of an area through the development of management proposals.  

5. The draft conservation area appraisals are attached at Annex A1, A2 and A3. 
The documents have been developed by a team of independent conservation 
consultants.  The format and content of the report have been discussed with 
officers in the Design Conservation and Sustainable Development Section of 
the City Strategy Directorate and there has been an interim meeting with the 
Parish Council.  

6. If adopted the appraisals would form part of the review process incumbent on 
Local Authorities under section 69 of the Planning (Listed Buildings and 
Conservation Areas) Act. An important element of this process is a 
reassessment of the conservation area boundary. 

7. Each appraisal follows the sequence recommended by English Heritage. The 
first sections (2-4) describe the context and development of the areas and draw 
attention to factors which have contributed to their present day character. 
Section 5 outlines the findings of the boundary reviews. Section 6 describes the 
general character of the areas (as revised). In the case of Strensall four 
different character areas have been identified and each of these is analysed in 
more detail in sections 7-10. The final section of each appraisal outlines issues 
which should be incorporated into future management strategies. 

Boundary Reviews 

8. Strensall - Chapter 5 proposes two areas of extension to the conservation area 
boundary (areas B&C) as shown on the map in Annex B1. It is proposed that 
Areas B and C be added due to their historical significance to Strensall. Area B 
is to the north of Southfields Road, which is an important historic back lane 
defining the rear boundaries of the properties along the main street, and Area C  
includes some impressive properties associated with the railway along Princess 
Road and Moor Lane. A further area was put forward for exclusion from the 
conservation area (area A) due to its modern layout and appearance. For 
reasons related to the historical significance of the block plan it has been 
decided to retain the current boundary position. 

9. Strensall Railway Buildings – Chapter 5 recommends that the boundary be 
extended to include the storage facilities associated with the former railway 
station (Area A, map Annex B2), and to the west the boundary would extend 
around numbers 93-103 The Village. The latter buildings appear contemporary 
with other houses in the area which were developed around the turn of the 
century (C19th-20th) to take advantage of the new railway halt (Area B, map 
Annex B2). 
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10. Towthorpe Village – Chapter 2 concludes that no areas are considered to be 
included inappropriately within the current boundary and no further areas are 
proposed to be added (map Annex B3). 

Consultation  

11. This report seeks approval for a consultation process to take place.  If Members 
agree the draft appraisals, then a public consultation will be carried out based 
upon the methods used for other conservation areas.  This would take place 
over a six week period in December and January as follows: 

• A letter to consultees including Conservation Area Advisory Panel, the Local 
Ward Members, Strensall and Towthorpe Parish Council, Strensall Local 
History Group and appropriate amenity bodies (see list of consultees in 
Annex C). 

• A single leaflet summarising the three appraisals and boundary changes, with 
a tear-off comments slip, will be distributed to all properties within and 
adjoining the proposed conservation area (approximately 400 households as 
opposed to the whole parish which would be approximately 2372 
households).  The map in Annex D shows the existing Conservation Area 
boundaries, proposed amendments, and suggested delivery area for the 
leaflet.  The Parish Council have kindly offered to assist with the delivery of 
the leaflet. 

• Copies of the appraisal documents will be made available at the Council 
offices 9 St Leonard’s Place, Strensall Parish Office, Strensall Library, The 
Half Moon Public House and The Ship Inn as well as on the Council and 
Strensall and Towthorpe Parish Council websites. 

• Representatives of the Consultants and the City of York Council will attend 
Strensall and Towthorpe Parish Council meeting on 11th January 2011 to 
allow residents to see the documents and talk to the team who will be on hand 
to help with any queries.  We propose to run an exhibition/ drop-in session 
before the start of the meeting, rather than hold a separate event, and 
consider that this along with the delivery area of the leaflet will provide 
sufficient coverage for the Appraisal.   

 
• A press release will be sent to the York Press, and posters advertising the 
exhibition and meeting on the 11th January and also where the appraisals can 
be viewed will be placed in local venues in order to promote it to the wider 
village residents.  An article will also feature in the December/ January parish 
‘Outreach’ magazine which is delivered to each property in Strensall and 
Towthorpe. 
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Options  

12. Option 1 – approve the draft document(s) for consultation purposes and  
approve the method and range of consultation. 

13. Option 2 – amend the draft document(s) and/or change the method and range 
of the consultation process. 

14. Option 3 – do not approve the draft document(s) for consultation.  

Analysis 
 

15. Unless any obvious omissions or inaccuracies can be identified within the draft 
documents, or concerning the consultation process proposed, option 1 would 
allow the consultation process to start in November. Subsequent feedback from 
this process could be assessed comprehensively rather than in stages as 
implied by option 2. Option 3 would halt the statutory process and this should 
only be considered in exceptional circumstances.     

 

Corporate Priorities 

16. The appraisals aim to assist in improving the actual and perceived condition 
and appearance of each of the conservation areas. This aim supports the 
following objectives of the corporate strategy: “thriving city”, “inclusive city” 
“sustainable city”. It would also provide a more informed basis for decision 
making and for policy formulation. 

17. The appraisal would contribute towards the Local Authority’s statutory 
obligations with regard to conservation areas in their control.  

 Implications 

18. Financial – Production of the consultation documents and delivery costs would 
be met by existing budgets and from a significant contribution by the Parish 
Council. 

19. Human Resources (HR) – No known implications. 

20. Equalities – Different formats of the consultation leaflet will be made available 
on request. Documents will be lodged in accessible locations.  

21. Legal – No implications at this stage. 

22. Crime and Disorder – No known implications.  

23. Information Technology (IT) – No implications. 

24. Property – No implications. 
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 Risk Management 

25. There should be no additional risks. 

 Recommendations 

26. i)  Members are asked to agree Option 1 to approve the 3no draft Conservation 
Area character appraisals  (Strensall,  Strensall Railway Buildings and 
Towthorpe Village), as proposed in Annex A1, A2 & A3, for use as 
consultation documents.   

ii)  Members are also asked to approve the proposed consultation methods. 

Reasons: 

 (1) the documents have been prepared in accordance with current guidance 
from English Heritage. They have adopted a structured approach to the 
assessment process and as consultation documents they are clearly 
written and capable of being amended where required 

(2) the boundary reviews have been carried out in accordance with the 
Planning (Listed Buildings and Conservation Areas) Act 1990 and conform 
with the latest policy guidance on the historic environment - PPS 5 and the 
related practice guide.  

(3) the proposed consultation process would be based on previous practice 

Contact Details 

 
Author: 

 
Chief Officer Responsible for the report: 

Janine Riley 
Conservation Architect 
Tel 01904 551305 
 
Katherine Atkinson 
Community Planner 
Tel 01904 551694 
 
Design Conservation and 
Sustainable Development 
 

Mike Slater  
Assistant Director (Planning & Sustainable 
Development) 
 
Report 
Approved ü 

Date 12 November 2010 

    

 

Specialist Implications Officer(s)  none 
 

Wards Affected – Strensall  All  

 
 
For further information please contact the author of the report 
 
Background Papers: 
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PPS 5   Planning for the Historic Environment  - March 2010 
PPS 5   Historic Environment Planning Practice Guide  - March 2010 
Guidance on conservation area appraisals -  English Heritage 2006 
 
Annexes 
 
Annex A1 -  Strensall Conservation Area Appraisal consultation draft 
Annex A2 -  Strensall Railway Buildings Conservation Area Appraisal consultation 

draft 
Annex A3 -  Towthorpe Conservation Area Appraisal consultation draft 
Annex B1 -  Map showing the existing boundary and proposed amendments to 

Strensall Conservation Area  
Annex B2 -  Map showing the existing boundary and proposed amendments to 

Strensall Railway Buildings Conservation Area 
Annex B3 -  Map showing the existing boundary of Towthorpe Conservation Area 
Annex C -  List of consultees  
Annex D –  Map showing the proposed consultation area 
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ANNEX C – Consultee List for Strensall, Strensall Railway Buildings and Towthorpe 
Conservation Area Character Appraisals, November 2010 
 
NAME POSITION ORGANISATION 

Cllr M Kirk Strensall Ward Councillor City of York Council 
Cllr S Wiseman Strensall Ward Councillor City of York Council 
TBC Owner Former Station Yard (Strensall 

Railway Buildings proposed extension) 
Network Rail 
 

Susan Nunn Clerk Strensall & Towthorpe Parish Council 
Val Jesse Secretary  Strensall Local History Group 
June Card Secretary  River Foss Society 
Alison Sinclair Chair York Open Planning Forum 
Verlie Riley Coordinator Conservation Area Advisory Panel 
Dr G Woolley Chair CPRE (York and Selby District) 
Alison Fisher   English Heritage 
Steve Roskams   York Archaeological Forum 
Peter Brown Director York Civic Trust 
David Brinklow Chairman Yorkshire Architectural & Archaeological 

Society 
Barry Potter Chair York Natural Environment Panel 
Lynne Walker   Council for British Archaeology 
Judy Jones Heritage Advisor British Waterways 
Mr J Cornell  Railway Heritage Trust 
Sir Coordinator Network Rail/ East Coast Mainline 
Sir Coordinator Victorian Society 
Sir Coordinator Twentieth Century Society 
Michael Slater Assistant Director  CYC City Strategy 
Martin Grainger Principle Forward Planning Officer CYC City Development  
Derek Gauld Principle Development Officer CYC City Development  
Esther Priestley Landscape Architect CYC DCSD  
Bob Missin Countryside Officer CYC DCSD 
John Oxley City Archaeologist CYC DCSD 
Verlie Riley Common Land Officer CYC DCSD 
Bob Sydes Renaissance Team CYC DCSD 
Jonathan Carr Head of Development Management CYC Development Management 
Simon Glazier Team Leader Major & Commercial  CYC Development Management 
Gareth Arnold Team Leader Householders & Small 

Scale 
CYC Development Management 

Ian Stokes Principle Transport Planner - Strategy CYC Transport Planning Unit 
Howard Watson Area Engineer CYC Highway Development 
Karen Streeton Support Services Manager CYC Development Management 
Pete Audin Head of Local Land Charges CYC Local Land Charges 
Andrew Docherty Assistant Director of Legal 

Governance and IT 
CYC Legal Services 

James Nicholson Neighbourhood Management Officer CYC Neighbourhood Management Unit 
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