
 

Application Reference Number: 15/01113/FUL  Item No: 4 b) 
Page 1 of 15 

COMMITTEE REPORT 
 
Date: 17 September 2015 Ward: Wheldrake 
Team: Major and 

Commercial Team 
Parish: Elvington Parish Council 

 
 
Reference:  15/01113/FUL 
Application at:  The Stables Elvington Lane Elvington York YO41 4EH 
For:  Variation of condition 9 of permitted application 

 10/02082/FUL to replace existing showman's caravan with 
 twin unit mobile home 

By:  Mr & Mrs J Peel 
Application Type: Full Application 
Target Date:  15 July 2015 
Recommendation: Approve 
 
1.0  PROPOSAL 
 
1.1 The application is to vary condition 9 of planning permission 10/02082/FUL for 
the change of use of agricultural land to a site for travelling showpeople.  Condition 
9 states that 
 

No more than 9 vehicles (a living showman's caravan, a living tourer caravan, 
2 touring caravans, a commercial van, a hot food sales trailer, a mobile 
trampoline and 2 domestic vehicles) shall be stationed on the site at any one 
time. 

 
1.2 The variation being sought is to allow the permitted showman's living caravan 
listed in the condition to be replaced with a twin-unit mobile home.  The applicant 
has offered to accept a condition restricting the length of the mobile home to no 
longer than 60 feet (18.29m). 
 
1.3 The condition as varied would thus be: 
 

No more than 9 vehicles (a twin-unit mobile home not exceeding 18.29m long, 
a living tourer caravan, 2 touring caravans, a commercial van, a hot food sales 
trailer, a mobile trampoline and 2 domestic vehicles) shall be stationed on the 
site at any one time. 

 
1.4 The application does not seek permanent planning permission for the use nor 
to extend the period of consent which expires in June 2016. 
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PLANNING HISTORY 
 
1.5 In 2011 the council refused planning permission for the change of use of 
agricultural land to a site for one family of travelling showpeople (the current 
applicants).  The family comprised three adults and two children.  Their vehicles 
comprised a living showman's caravan, a living tourer caravan, 2 touring caravans, a 
commercial van, a hot food sales trailer, a mobile trampoline and 2 domestic 
vehicles.  Whilst acknowledging a shortage of travelling showpeople's sites in the 
York area and the needs of the applicants' family for a suitable site the application 
was refused due to harm to the Green Belt and impact on the attractive rural 
character of the area. 
 
1.6 At the subsequent appeal the inspector found, among other things, that: 
 

 The use of the land, including the stationing of caravans, was inappropriate 
development in the green belt and would be harmful to its openness, to which 
he attributed substantial weight; 

 The loss of openness as a result of the proposal would be considerable, to 
which he attached significant weight; 

 The proposal would be harmful to the purposes of the Green Belt (moderate 
weight) and harmful to the character and appearance of the area (moderate 
weight). 

 
1.7 The inspector weighed this harm against the factors in favour of the proposal: 
 

 The need for sites generally (significant weight); 

 The need of the appellants for a site (significant weight); 

 The lack of alternative sites (significant weight); 

 The educational and medical needs of the appellants (moderate weight); and 

 The location of the site (some weight). 
 
1.8 He concluded that the case was finely balanced with the factors against the 
proposal being broadly in balance with those in favour.  He found that the 
substantial harm to Green Belt objectives was such that the other considerations did 
not amount to very special circumstances that would justify the grant of permanent 
planning permission.  However, given the lack of alternatives sites at that time and 
the potential for sites to be brought forward in the longer term through the 
development plan process, a temporary consent would be appropriate, subject to 
conditions.  He therefore allowed the appeal.  The consent was limited to five years 
only and made personal to the family of the appellants.   
 
1.9 Other conditions were attached to ensure that harm to the area would be 
minimised.  These conditions addressed the number of vehicles/amount of 
equipment on site, number of caravans on site, restrictions on outside storage, 



 

Application Reference Number: 15/01113/FUL  Item No: 4 b) 
Page 3 of 15 

landscaping, lighting, surfacing and provision of appropriate coverings for equipment 
storage.  
 
1.10 The appeal (known as Appeal B) was one of two appeals considered 
concurrently by the inspector.  Both appeals were by the same appellant. The other 
appeal (Appeal A, 10/00586/FUL) was similar to Appeal B but proposed a more 
extensive site layout.  The inspector found that the case was so finely balanced that 
the layout of Appeal A would be unacceptable due to the greater harm that it would 
cause. 
 
1.11 The applicants have occupied the site since 2012.   
 
2.0  POLICY CONTEXT 
 
2.1  Development Plan Allocation:     
 
Contaminated Land   
City Boundary York City Boundary 0001 
DC Area Teams East Area (1) 0003 
 
2.2  Policies:  
  
The national and local policy context is explained and assessed at paragraph 
section 4.0 below. The relevant local planning policies are listed as follows:  
 
2005 Draft York Local Plan (4th set of changes). Relevant policies include: 
  
CYGB1 - Development in the Green Belt 
CYH16 - Residential sites for gypsies/travellers 
CYGP1 - Design 
CYGP4A – Sustainability  
CGP15A – Development and Flood Risk 
CYGP9 – Landscaping  
 
City of York Local Plan – Publication Draft 2014 Relevant Policies include: 
 
SS1 Delivering Sustainable Growth 
SS2 Role of York's Green Belt 
SS2 – The Role of York’s Green Belt  
GB1 – Development in the Green Belt  
H6 - Gypsy, Roma, Traveller and Travelling Showpeople Sites 
ENV4 – Flood Risk  
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3.0  CONSULTATIONS 
 
INTERNAL 
 
Planning and Environmental Management (Forward Planning) 
 
3.1 The emerging Local Plan policies can only be afforded weight in accordance 
with paragraph 216 of the NPPF.  At the present early stage in the statutory process 
such weight will be limited. However, the evidence base that underpins the 
proposed emerging policies is a material consideration in the determination of the 
planning application.  
 
3.2 The City of York Council Gypsy, Roma, Traveller and Travelling Showpeople 
Accommodation Assessment (2014) forecasts a need for five sites for travelling 
showpeople over the first five years of the plan period.  The Stables was assessed 
as part of the Gypsy, Traveller and Showpeople Accommodation Needs Supporting 
Paper (June 2013) which identified it as a suitable site and it was subsequently 
included as an allocation in the Local Plan Preferred Options (June 2013). The 
Further Sites Consultation (June 2014) also recognised the suitability of The Stables 
as a site for Showpeople and is supported by the Site identification Study Final 
Report (September 2014). 
 
3.3 Emerging Policy H6 Gypsy, Roma, Traveller and Travelling Showpeople Sites 
identifies the application site as a proposed allocation for one plot for travelling 
showpeople for the first 5 years of the plan period, with a further 2 plots in the same 
yard for the future expansion of the existing family in years 2020/21 - 2024/25.  
Therefore, no planning policy objections are raised. The development management 
officer will need to assess whether the proposal is proportional to the special 
circumstances demonstrated by the applicant and whether or not the proposal will 
have a greater impact on the openness of the Green Belt than the existing structure. 
 
Flood Risk Management  
 
3.4 The development is in low risk Flood Zone 1 and should not suffer from river 
flooding.  No objections in principle but as the proposals will require a formal method 
of surface water disposal please attach a condition requiring submission of drainage 
details. 
 
Highway Network Management  
 
3.5 No objections. 
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EXTERNAL  
 
Elvington Parish Council 
 
3.6 Objection.  Too large; Impact on the green belt; Would represent creeping 
development of the site; Inadequate screening; Visual impact on highways and 
neighbours. 
 
Julian Sturdy MP (on behalf of local residents) 
 
3.7 The larger size would be out of keeping with area; Inappropriate development 
in the green belt; Visual impact on the green belt; Returning the site to open land 
when the temporary planning permission expires would be more difficult. 
 
Public Consultation 
 
3.8 The consultation period expired on 7 July 2015.  Four objections have been 
received raising the following planning issues:  
 

 Contrary to green belt policy; 

 Visual impact on the green belt;  

 The proposed caravan is too large; 

 Need for larger caravan not justified; 

 Impact on the character of the area; 

 Inadequate screening;  

 Travelling community should not receive special treatment; 

 Part of strategy to provide a permanent residential unit on the site; 

 Contrary to wording and intention of the appeal decision. 
 
3.9 Seven letters of support have been received, raising the following issues: 
 

 The applicants are valued members of the local community; 

 The application is not contrary to the 2011 appeal decision; 

 No other sites are available; 

 The applicants have provided a site at no cost to the council or the taxpayer; 

 The existing caravan is reaching the end of its life; 

 The static caravan would be a visual improvement to the site; 

 The caravan would provide a better standard of accommodation for the family; 

 The static is not a permanent structure and can be easily removed; 

 The static would not exceed the definition of caravan; 

 Substantial screening has been carried out; 

 The static would not be more visible from the public highway than the existing 
caravan; 
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 The family cause no nuisance and endeavour to keep the site tidy; 

 The council has recognised the need for suitable sites but has not identified 
any; 

 The council has put forward this site as being suitable but has not identified 
any others. 

 
4.0  APPRAISAL 
 
4.1 KEY ISSUES 
 

 Impact on the Green Belt 

 Character and Appearance 

 Neighbour Amenity 

 Flood Risk and Drainage 
 
POLICY CONTEXT 
 
4.2 Section 38(6) of the 1990 Act requires local planning authorities to determine 
planning applications in accordance with the development plan unless material 
considerations indicate otherwise.  There is no development plan in York other than 
the saved policies of the Regional Spatial Strategy (RSS) relating to the general 
extent of the Green Belt.  The appeal site lies within the general extent of the Green 
Belt as shown on the Key Diagram of the RSS (the Yorkshire and Humber Plan) 
saved under The Regional Strategy for Yorkshire and Humber (Partial Revocation) 
Order 2013. Polices YH9 and Y1(C1 &C2) and the key diagram on page 214 of the 
RSS form the statutory Development Plan for the City of York administrative area.    
The policies state that the detailed inner and the rest of the outer boundaries of the 
Green Belt around York should be defined to protect and enhance the nationally 
significant historical and environmental character of York, including its historic 
setting, views of the Minster and important open areas. 
 
4.3 In the absence of a formally adopted local plan the most up-to date 
representation of key relevant policy issues is the National Planning Policy 
Framework (NPPF).  It is against this Framework that the application proposal 
should principally be addressed. Paragraph 7 of the National Planning Policy 
Framework says planning should contribute to the achievement of sustainable 
development by balancing its economic, social and environmental roles.  Footnote 9 
of paragraph 14 contains restrictions where this presumption in favour of sustainable 
development does not apply, including land designated as Green Belt.  Paragraph 
17 lists twelve core planning principles that the Government consider should 
underpin plan-making and decision-taking, such as seeking high quality design and 
protecting Green Belt. 
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4.4 Paragraph 4 of the NPPF states that Local planning authorities taking 
decisions on travellers sites should also have regard to the policies in Planning 
Policy for Traveller Sites (August 2015).  Policy E states that traveller sites 
(temporary or permanent) in the Green Belt are inappropriate development and 
should not be approved except in very special circumstances.  Subject to the best 
interests of the child, personal circumstances and unmet need are unlikely to clearly 
outweigh harm to the Green Belt and any other harm so as to establish very special 
circumstances (paragraph 16).   
 
4.5 Although there is no formally adopted local plan the City of York Draft Local 
Plan Incorporating the Fourth Set of Changes was approved for Development 
Management purposes in April 2005.  Whilst it does not form part of the statutory 
development plan for the purposes of s.38(6) its policies are considered to be 
capable of being material considerations in the determination of planning 
applications, where policies relevant to the application are consistent with those in 
the NPPF.  The most relevant Draft (2005) policies are listed and summarised at 
paragraph 2.2 of this report.  
  
4.6 The planned consultation on the Publication Draft of the City of York Local 
Plan, which was approved by the Cabinet of the Council on the 25 September 2014, 
has been halted pending further analysis of housing projections.  It carries very little 
weight in the Council's consideration of this application (in accordance with 
paragraph 216 of the NPPF). The most relevant of the document's policies are listed 
at paragraph 2.2 of this report. 
 
THE APPLICATION SITE 
 
4.7 'The Stables' occupies approximately 1.6 hectares.  It mainly comprises two 
paddocks edged by mature woodland with vehicular access from Elvington Lane.  
The application site is a relatively small part of the holding.  It mainly comprises the 
access, a former stable block, some small sheds and an area of hardstanding.  
Access is from Elvington Lane through a tree belt protected by TPO. 
 
4.8 The site is in the Green Belt and outside any settlement limit.  It is occupied by 
the applicants (Mr & Mrs Peel), their children and Mrs Peel Senior, who is a 
dependent.  Together they comprise a traditional travelling showman's family with 
strong business and family links to York.  They are members of the Showmen's 
Guild of Great Britain and attend fairs and other local events in and around York. 
 
4.9 The caravans, other vehicles and equipment used in connection with the 
applicants' business are parked on the hardstanding or stored within the buildings.   
 
4.10 The showman's caravan is the main residence of the applicants and their 
children.  It has a traditional showman's design with wheels, two axles, an 
articulated towbar and side pull-outs.  The dimension of the living accommodation 
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(i.e. with pull-outs extended but not including the towbar) are approximately 12.2m x 
3.7m wide, giving a floor area of approximately 45sqm.  The caravan has two 
bedrooms and stays at the site at all times.  When travelling to fairs, etc, in 
connection with their business the applicants use a touring caravan, which is stored 
at the site when not in us). 
 
ASSESSMENT OF HARM TO THE GREEN BELT 
 
4.11 The only proposed change to the current planning permission is to vary 
condition 9 to allow the 'living showman's caravan' to be replaced by a 'twin-unit 
mobile home'.  The applicants have not settled on the type and size of caravan that 
they are wishing to use, other than that it would be a 'twin-unit mobile home'.  The 
applicants have provided photographs of the type of home that they are seeking.  
They are more commonly known as static caravans or park homes.  Whilst they 
have the general appearance of a chalet-style home they are classed as caravans 
as long as they comply with the definition of caravan which is, in essence: 
 

Any structure designed or adapted for human habitation which is composed of 
no more than two separate sections and capable of being moved from one 
place to another (whether by being towed, or by being transported on a motor 
vehicle or trailer) and any other motor vehicle so designed or adapted.  The 
dimensions should not exceed 20m long by 6.8m wide with an internal height 
no greater than 3.05m. 

 
4.12 Varying condition 9 to include a twin-unit mobile home as proposed by the 
applicants (and no more than 18.29m long) would allow the existing caravan of 
approximately 45sqm to be replaced by a mobile home of up to 125sqm - an 
increase of up to 177%. 
 
4.13 The Framework makes clear at section 9 that the fundamental aim of Green 
Belt policy is to prevent urban sprawl by keeping land permanently open (paragraph 
79).  Furthermore that the essential characteristics of Green Belts are their 
openness and their permanence.  Paragraphs 89 and 90 of the NPPF specify the 
types of development that are 'not inappropriate' in the Green Belt.  All other 
development is inappropriate and by definition, harmful to the Green Belt and should 
not be approved except in very special circumstances.  When considering planning 
applications local planning authorities should ensure that substantial weight is given 
to any harm to the Green Belt.  Very special circumstances will not exist unless the 
harm to the Green Belt by reason of inappropriateness and any other harm is clearly 
outweighed by other considerations.  
 
4.14 The proposal does not fall within any of the categories of appropriate 
development in paragraph 89.  It therefore constitutes inappropriate development for 
the purposes of paragraph 88 of the NPPF and by definition causes harm to the 
Green Belt. The main issue for the local planning authority is the additional harm, if 
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any, of the increase in size of the proposed caravan over the approved caravan is 
clearly outweighed by other considerations.  
 
4.15 The mobile home would be significantly larger than the showman's caravan 
and would have a greater impact on the openness of the Green Belt.  However, the 
caravan is only one component (albeit the largest) of a group of structures, 
caravans, other vehicles and equipment occupying the site and specifically 
authorised at appeal.  Furthermore the mobile home would occupy the same 
position within the site as the showman's caravan so the general extent of caravans, 
vehicles and equipment on the site would not change.  Because of its location the 
development would result in some limited harm to the openness of the Green Belt 
and encroachment into the countryside, but that harm is not considered to conflict 
with other green belt purposes set out at paragraph 80 of the NPPF. i.e:  
 

 to check the unrestricted sprawl of large built-up areas; 

 to prevent neighbouring towns merging into one another; 

 to preserve the setting and special character of historic towns; and 

 to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

 
4.16 In light of the identification of the proposal as constituting inappropriate 
development, the application should be refused unless other considerations are 
shown to exist to clearly outweigh the definitional harm to the Green Belt and any 
other harm caused.  Whether there are such other considerations, amounting to 
very special circumstances, is assessed below at section 5.0. 
 
CHARACTER AND APPEARANCE  
 
4.17 The site lies in an attractive rural enclave between Airfield Industrial Estate to 
the west and Laveracks Industrial Estate to the east.  This section of Elvington Lane 
is bounded on both sides by a tree belt and has an attractive rural character 
although, as noted by the appeal inspector, the rural character is severely diluted by 
the two industrial areas.  However, public views into the site are extremely limited, 
confined solely to fleeting glimpses, during the cooler months only, from Elvington 
Lane through the tree belt.  Such glimpses of the mobile home would be seen 
against a backdrop of the other caravans, structures, other vehicles and equipment 
on the site, thereby further reducing its visual impact. 
 
NEIGHBOUR AMENITY  
 
4.18 The site is easily visible (at all times of the year) from an attractive Chestnut-
lined drive between Elvington Lane and Brinkworth Hall to the south-west of the site. 
These trees also are protected by TPO.  Whilst the drive is not a public highway it 
makes a significant contribution to the character and appearance of the area.  The 



 

Application Reference Number: 15/01113/FUL  Item No: 4 b) 
Page 10 of 15 

drive is the main access to a Brinkworth Hall and a small group of converted 
dwellings within its grounds.  The appeal inspector considered the impact of the 
(now approved) use as a showpersons site and concluded that it would not 
significantly impair the living conditions of the neighbouring occupiers.  He 
acknowledged that some views would be changed but that those changes would not 
equate to harm to living conditions.  Although the proposed mobile home would be 
significantly larger than the approved showman's caravan, from the drive the mobile 
home would be seen among the group of other caravan, vehicles and equipment on 
the site.  The views from the drive would change to some extent but, as before, the 
changes would not cause harm to the living conditions of the neighbouring 
occupiers. The proposal is unlikely to have any other impact on the amenity of the 
neighbouring occupiers. 
 
FLOOD RISK AND DRAINAGE 
 
4.19 The National Planning Policy Framework (NPPF) sets out the Government's 
policy on development and flood risk. Its aims are to ensure that flood risk is taken 
into account at all stages in the planning process to avoid inappropriate 
development in areas at risk of flooding, and to direct development away from areas 
of highest risk.  The development is in low risk Flood Zone 1 and should not suffer 
from river flooding.  Mobile homes typically have a pitched roof with rain water 
gutters and down pipes that require formal surface water disposal.  The submitted 
flood risk assessment states that there would be no increase in impermeable 
surfaces and, therefore, no increased flood risk so drainage would continue to be to 
an existing soakaway. This is not the case as the ground conditions at the site are 
predominantly clay which does not support the use of soakaways.  Therefore 
drainage details, including the rate of run-off, should be made a condition of 
approval. 
 
OTHER MATERIAL CONSIDERATIONS 
 
4.20  The Applicant has put forward the following other material considerations 
which Members are asked to consider when applying the NPPF policy in respect of 
applications in the Green Belt:   
 

 A mobile home would be larger and therefore more suitable than the 
showman’s caravan for meeting the family's needs.   

 A mobile home up to 60' long (18.29m) would provide flexibility in selecting 
mobile homes from those that become available for purchase.   

 There would be no material impact on the Green Belt or visual amenities of the 
area; 

 Substantial landscaping has taken place around the site since planning 
permission was first granted; 
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 The existing and proposed caravan both fall within the legal definition of 
caravan; 

 There is considerable need for showman's sites in York; 

 The application site is the only site recommended for use as a showman's site 
in the council's site identification study so the replacement of one caravan by 
another would be consistent with these emerging plans. 

 
OTHER MATTERS 
 
4.21 The application would have no material impact on access, traffic, highway 
safety, flood risk (subject to drainage details being submitted for approval), 
sustainability, bio-diversity or landscaping. 
 
4.22    Article 8 of the European Convention on Human Rights provides a right to 
respect for, among other things, one's home life and family.  The proposal and 
officers' recommendation to approve do not impact on those rights.  However, 
should members be minded to refuse the application it would be necessary to 
consider the impact on the applicant’s Article 8 rights and whether refusal is 
necessary and proportionate in all the circumstances. 
 
5.0  CONCLUSION 
 
5.1 The application site is situated within the general extent of the Green Belt. 
Planning policy dictates that substantial weight should be given to any harm to the 
Green Belt and that inappropriate development should not be permitted unless very 
special circumstances exist. Very special circumstances will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness and any other harm 
is clearly outweighed by other considerations.   
 
5.2 The proposal constitutes inappropriate development for the purposes of 
paragraph 88 of the NPPF and by definition causes harm to the Green Belt. 
Because of the partially open character of the site the larger size of the mobile home 
relative to the existing would result in some limited harm to the openness of the 
Green Belt and encroachment into the countryside, but is not considered to conflict 
with other green belt purposes set out at paragraph 80 of the NPPF.   
 
5.3 A twin-unit mobile home would be much more suitable than the showman's 
caravan for meeting the family's needs.  The applicants now have three children; 
when planning permission was granted they had only two.  The showman's caravan 
has two bedrooms which was adequate for the family when consent was granted 
because the children (two girls aged nine) were able to share the second bedroom.  
The third child is a boy (aged approximately 6 months).  A replacement caravan is 
therefore essential in order to provide a separate bedroom for the boy and more 
living space for growing children and for the family as a whole.  
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5.4 The proposed mobile home is substantially larger than the showman's caravan 
- larger than would reasonably be expected for an extra child and growing siblings to 
need.  However 3-bedroom caravans appear to be rare, mainly because mobile 
home manufacturers mainly cater for retired couples and the holiday market.  
Smaller mobile homes are as a consequence not readily available and are likely to 
have to be constructed or adapted to order.  Consent for a mobile home up to 60' 
long (18.29m) is sought in order to provide some flexibility in the selection of a 
suitable mobile home from those that become available.   
 
5.5 Officers consider that these other considerations put forward by the applicant for 
the proposed mobile home, together with mitigation through a planning condition of 
possible limited impact on flood risk and drainage, clearly outweigh the potential 
harm to the Green Belt by reason of inappropriateness and any other harm, and 
thereby amount to very special circumstances to allow the inappropriate 
development in the York Green Belt. 
 
5.6 The matters covered by planning conditions has been revised and reduced as 
appropriate particularly as many of the conditions of the previous consent 
(10/02082/FUL) have already been complied with.  The condition for which a 
variation is being sought would become condition 5. 
 
COMMITTEE TO VISIT  
 
6.0  RECOMMENDATION:   Approve 
 
1  The development hereby permitted shall be occupied only by Mr James Peel, 
Mrs Emma Peel, Mrs Peel Senior and resident dependants and shall be for a limited 
period until 14 June 2016, or the period during which the premises are occupied by 
them, whichever is the shorter. 
 
Reason: To protect the openness of the Green Belt.  
 
 2  When the premises cease to be occupied by Mr James Peel, Mrs Emma Peel, 
Mrs Peel Senior and resident dependants or on 14 June 2016, whichever shall first 
occur, the use hereby permitted shall cease, all caravans, materials and equipment 
brought on to the premises in connection with the use shall be removed and the land 
restored to its former condition in accordance with a scheme of work submitted to 
and approved in writing by the local planning authority. 
 
Reason: To protect the openness of the Green Belt and the character and 
appearance of the area.  
 
 3  The development hereby permitted shall be carried out in accordance with the 
following approved plan: 10042-4 Rev.B. 
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Reason: For the avoidance of doubt and to ensure that the development is carried 
out only as approved by the Local Planning Authority. 
 
 4  No development shall be carried out until details of foul and surface water 
drainage have been submitted to and approved in writing by the local planning 
authority. The mobile home hereby approved shall not be occupied until the 
drainage details have been implemented as approved. 
 
Reason:  So that the Local Planning Authority may be satisfied with these details for 
the proper drainage of the site. 
 
NOTE:  The drainage details should include: 
 
Invert levels to ordnance datum of the existing surface water system should be 
provided together with details to include calculations and invert levels to ordnance 
datum of the proposals for the new development.  
 
Topographical survey showing the existing and proposed ground and finished floor 
levels to ordnance datum for the site and adjacent properties. The development 
should not be raised above the level of the adjacent land, to prevent runoff from the 
site affecting nearby properties. 
 
If the proposed method of surface water disposal is via soakaways, these should be 
shown to work through an appropriate assessment carried out under BRE Digest 
365, (preferably carried out in winter), to prove that the ground has sufficient 
capacity to except surface water discharge, and to prevent flooding of the 
surrounding land and the site itself. 
 
Please note that City of York Council's Flood Risk Management Team should 
witness the BRE Digest 365 test and their use can not be conditioned. 
 
If the above soakaway proves to be unsuitable then In accordance with City of York 
Council’s Strategic Flood Risk Assessment and in agreement with the Environment 
Agency and the York Consortium of Internal Drainage Boards, peak run-off from 
Brownfield developments must be attenuated to 70% of the existing rate (based on 
140 l/s/ha of proven connected impermeable areas). Storage volume calculations, 
using computer modelling, must accommodate a 1:30 year storm with no surface 
flooding, along with no internal flooding of buildings or surface run-off from the site in 
a 1:100 year storm.  Proposed areas within the model must also include an 
additional 20% allowance for climate change. The modelling must use a range of 
storm durations, with both summer and winter profiles, to find the worst-case volume 
required. 
 
If existing connected impermeable areas not proven then a Greenfield run-off rate 
based on 1.4 l/sec/ha should be used. 
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 5  No more than 9 vehicles (a twin-unit mobile home not exceeding 18.29m long, 
a living tourer caravan, 2 touring caravans, a commercial van, a hot food sales 
trailer, a mobile trampoline and 2 domestic vehicles) shall be stationed on the site at 
any one time. 
 
Reason: To ensure that visual harm to the area is minimised. 
 
 6  No more than the 4 caravans referred to at condition 5 above, only 2 of which 
shall be used for human habitation whilst on site, shall be stationed on the site at 
any time. 
 
Reason: To ensure that visual harm to the area is minimised. 
 
 7  No barrier or gate to the vehicular access shall be erected within 20m of the 
rear of the footway on Elvington Lane abutting the site, and no barrier or gate shall 
open towards the public highway. 
 
Reason: In the interests of highway safety. 
 
 8  Other than the storage of the items listed in condition 5 there shall be no other 
outside storage on the site. 
 
Reason: To ensure that visual harm to the area is minimised. 
 
 9  No maintenance of equipment involving the use of power tools shall take place 
outside the hours of 0700 to 1800 and not at any time on Sundays and Bank or 
Public Holidays. 
 
Reason: To protect the amenities of nearby residential occupiers. 
 
 
7.0  INFORMATIVES: 
Notes to Applicant 
 
 1. STATEMENT OF THE COUNCIL'S POSITIVE AND PROACTIVE APPROACH 
 
In considering the application, the local planning authority implemented the 
requirements set out within the National Planning Policy Framework (paragraphs 
186 and 187) by seeking solutions to problems identified during the processing of 
the application.  In order to achieve an acceptable outcome the local planning 
authority sought further information from the applicants and revised the list of 
planning conditions in accordance with the proposals.  
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