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Craven District Council


PLANNING COMMITTEE

29th July 2013
Present – The Chairman (Councillor Welch) and Councillors Barrington, Brockbank, Paul English, Green, Harbron, Hart, Ireton, Kerwin-Davey, Mason and Sutcliffe. 
Officers – Development Control Manager, Legal Services Manager, Principal Planning Officer, Planning Officer, Planning Assistant and Committee Officer.
An apology for absence was received from Councillor Wheeler.
Start: 1.35pm 







        

Finish: 3.40pm
Councillor Harbron arrived at 1.45pm
The minutes of the Committee’s meeting held on 1st July 2013 were confirmed and signed by the Chairman.  
Minutes for Report

	PL.682
	PUBLIC PARTICIPATION


The following persons addressed the Committee under its public participation scheme:-

Application 66/2013/13537 : Ms H Sheppard (objector / for objectors)

Application 63/2013/13482 : Ms M Beel (objector).
: Mr P Bentley(applicant).
Application 08/2013/13582 : Mrs F Hey (applicant).

	PL.683
	APPLICATIONS FOR PLANNING PERMISSION


a.
Delegated Matters
The Strategic Manager for Planning and Regeneration reported the following applications for planning permission, which had been dealt with under delegated authority:

08/2013/13526 Amendment to boundary treatment to Unit D and regularise the actual built location of the western access road, Todhill Farm, High Bentham - Conditional approval.
08/2013/13464 Construction of extension to end of bungalow, 5 Links Drive, High Bentham - Approval.
08/2013/13569 Single storey kitchen extension to rear, 16 Greenfoot Lane, Lower Bentham - Approval.

08/2013/13556 Ground floor door opening in north-east gable, 2 Butterbergh, Bentham - Conditional approval.
08/2013/13588(LB) Infilling window front elevation, and door at rear, new timber sliding sash windows to front elevation and timber casements at rear, single storey extension with pitched roof at rear, 3  Bank View, Burton Road, Low Bentham - Conditional approval. 

08/2013/13593(LB) Replacement of single glazed casement windows with double glazed casement windows, replacement of roof light, replacement of single glazed sliding sash window with single glazed sliding sash and secondary glazing in front external door panels, glazing in internal door panels, Brentwood End Cottage, Main Street, Low Bentham - Conditional approval.
08/2013/13472 Discharge of condition 8 and 9 to previous approval 08/2012/12935, Nutgill Lane, Bentham - Conditional approval.
08/2013/13535 Non material amendment to previous approval 08/2012/12974 to raise window to the south elevation, New House Barn, Mewith Lane, High Bentham - Conditional approval. 

08/2013/13673 Non material amendment to previous planning approval ref: 08/2013/13349, Stone Grove Cottage, Mewith Lane, High Bentham - Conditional approval.
11/2013/13533 Single storey rear extension, 11 Lidget Road, Low Bradley - Approval.
17/2013/13554 Removal of one large tree, 21 Westwood, Carleton – Refusal.

17/2013/13565 Retrospective application for the retention of solar panels to south facing roof slope of extension, 8 St Marys Green, Carleton - Approval.
18/2013/13558 Proposed alterations and extensions to dwelling and detached garage, Grey Scars, Newby, Clapham - Approval.

21/2013/13547 Conversion of redundant barn to dwelling with new defined residential curtilage, conversion of existing outbuilding to form double garage, construction of stone boundary wall and 

construction of detached garage for adjacent Grade 2 Listed Farmhouse (Resubmission of 

withdrawn application 21/201313323), Shackleton Ghyll Farm, 121 Main Street, Cononley - Conditional approval.
21/2011/12283 Retrospective application for change of use of part of former mill tip to parking and turning area, land at Greens Mill, Skipton Road, Cononley – Refusal.
21/2013/13522 Alterations to existing dwelling, including loft conversion, extension to form conservatory, demolition and re-building of existing detached garage, demolition and re-building of existing front porch, Tan Cottage, West Lane, Cononley - Approval.

21/2013/13597 Removal of 2 x Leylandii Coulthurst Memorial Green, Cononley Sports Club, Cononley - No tree preservation order made.
22/2013/13515 Two storey extensions to north and west elevations, along with single storey extension to west elevation, Lower Summer House Cottage, off Lumb Lane, Cowling - Approval.

22/2013/13467 Demolition of existing conservatory and construct a single storey rear extension. Sweet Brow Cottage, Carr Head Lane, Cowling Hill, Cowling - Approval.

22/2013/13520(LB) Two storey extensions to north and west elevations, along with single storey extension to west elevation Lower Summer House Cottage, Lumb Lane, Cowling - Conditional approval.

24/2013/13545 Proposed roof balcony on top of existing car port, 1 Meadowcroft, Draughton - Approval.
24/2013/13518 Proposed single storey extension linking 1 and 2 The Croft to form one dwelling and the removal of 3 no. Fir trees, 1 and 2 The Croft, Draughton - Approval.
25/2013/13514 Single storey extension, Standrise House, Moor Lane, Elslack - Approval.
26/2013/13532 Conversion and extension of existing single-storey 
extension to form workshop and utility room, Umpleby, 7 Pasture Road, Embsay - Approval.
26/2013/13579 First floor side extension to provide additional bedroom with en-suite, single storey rear conservatory and single storey side garage, 2 Dalacres Crescent, Embsay - Approval.
30/2013/13566 Demolition of the existing former disused police station and the erection of 4 no. new family dwellings with associated parking and external areas, 18 Eshton Road, Gargrave - Conditional approval.
30/2013/13571 Extension and external Improvements, The Vicarage, Church Lane, Gargrave - Approval.

31/2013/13451 Full planning permission for the conversion /re use of a redundant barn, including ground source heat pump system, Sheephouse Laithe, Dallicar Lane, Giggleswick - Refusal. 

31/2013/13508 Application for new planning permission to replace extant permission 31/2010/10508 Lower Wham, Giggleswick - Approval.
31/2013/13438 Discharge of conditions 4 and 6 to previous application 31/2011/11643, Raines Road, Giggleswick - Conditional approval.
32/2012/12646 Demolition of outbuildings and construction of detached 2 storey dwelling, 7 Park Street, Cross Hills – Application withdrawn.
32/2013/13584 First floor rear extension to provide additional bedrooms and single storey side extension to provide additional sun room, 7 Highgate, Cross Hills - Approval.

32/2013/13551 Removal of 7 x Pine trees and thinning of 2 x Beech trees by 5%, Brow House, Cononley Road, Glusburn - Conditional approval.
45/2013/13475 Change of use of garage to living room/play room for childminding and external alterations, Shalom, 53a Main Street, Ingleton - Conditional approval.
45/2013/13510 Extension to existing workshop, Bibbys of Ingleton Ltd, Ingleton Industrial Estate, Ingleton - Conditional approval. 

45/2013/13619 Proposed demolition of Reid House Reid House, Ingleton - Prior notification approved.
45/2013/13525 Discharge of conditions 2, 4,11 and 12 to previous planning application 45/2008/8888 site adjacent to Clarrick Terrace, Ingleton - Conditional approval.
53/2013/13559 Installation of 2no. rooflights to northern elevation, 3 Hawshaw Lodge, Skipton Old Road, Lothersdale - Approval.
53/2013/13447 Minor amendments to previously approved proposal 53/2012/12658 for a two storey extension to the rear of the dwelling, 2  Peel Terrace, Lothersdale - Approval.
59/2013/13577 Unblocking and glazing of 4 No existing window openings, addition of 2 No rooflights, 3 College Fold, Main Street, Rathmell - Approval.
59/2013/13580(LB) Unblocking and glazing of 4 No existing window openings. Addition of 2 No rooflights 3 College Fold, Main Street, Rathmell - Conditional approval.
62/2013/13567 Re-roof and increase height of roof to match existing roof and extend projecting canopy along eastern elevation. Timberworks Ltd, Unit 3, Sowarth Industrial Estate, Settle - Conditional approval.
62/2013/13594 Oak framed car port, The Old Vicarage, Station Road, Settle - Approval.
63/2013/13570 Change of use from offices to retail of guns, fishing tackle and country sport accessories. Unit 7 Carleton Business Park, Carleton New Road, Skipton - Conditional approval.
63/2013/13501 Change of use to create 2 areas of A3 use within the existing A1 canalside warehouse building Canalside Warehouse, off Swadford Street, Skipton - Conditional approval.
63/2013/13562 Change of use of part ground floor of no.4 Rowland Street to enlarge floor area of existing retail outlet, Rowland Street Stores, 2-4 Rowland Street, Skipton - Conditional approval.
63/2013/13581 Retrospective application for change of use of ground floor from A1 to A3 use, 78 High Street, Skipton - Conditional approval.
63/2013/13524 Construction of 'L' shaped extension comprising of a two storey side extension and single storey rear extension, 57 Regent Road, Skipton - Approval.

63/2013/13550 Construction of single storey rear extension, 17 Rockwood Drive, Skipton - Approval.
63/2013/13538 Proposed new porch extension, 28 Heather View, Skipton - Approval.
63/2013/13471 Proposed single storey extension, 9 Sharphaw Avenue, Skipton - Approval.
63/2013/13527 First floor extension and alterations of existing outbuildings to provide additional residential accommodation, 5 Pendle Street, Skipton - Approval.

63/2013/13578 Advertisement consent sought for replacement fascia signage, retention of existing lighting and provision of additional lighting, 31 Water Street, Skipton - Conditional approval.
63/2013/13480 1 - Removal of tree badly leaning over fence, 2 - removal of dead tree, 3 - thin out row of Sycamore, 4 - removal of Poplars due to risk of falling over in storms, 5 - thin out Beech 

Hedge, 6 - areas to be replanted with Beech, Silver Birch and Field Maple, Parkfield Nursery, 

Chapel Hill, Skipton - No tree preservation order made.
63/2013/13612 Demolition of three residential blocks incorporating 20 flats (two storey), staff 

accommodation and glazed links Greatwood Close, off Greatwood Avenue, Skipton - Prior notification approved.
63/2013/13611 Demolition of three residential blocks incorporating 37 flats (two storey) and glazed links (single storey) Roughaw Close, Skipton - Prior notification approved.

63/2013/13651 Discharge of Conditions 3 and 4 of previously approved application 63/2013/13425, West Yorkshire Co-operative Society Ltd, Sunwin House, Swadford Street, Skipton - Conditional approval.
63/2013/13561 Non material amendment to previously approved application 63/2013/13222, High Fields, Chapel Hill, Skipton - Conditional approval.

63/2013/13548 Non material amendment to previously approved application 63/2010/10959 for addition of two stainless steel flues to north elevation, Woodlands, Woodlands Drive, Skipton - Conditional approval.
63/2013/13668 Non material amendment to previously approved application 63/2011/11591, 19 

Swadford Street, Skipton - Conditional approval.
65/2013/13672 Discharge of Condition 3 of previously approved Application 65/2013/13492, 1 Aireville Grange, Skipton - Conditional approval.
66/2011/12148 Discharge of conditions 3, 4 and 6 of planning permission 66/2010/10365 land adjacent to 11 Greenroyd Drive, Sutton - Split decision.

72/2013/13680 Discharge of condition 8 of previous planning approval ref: 72/2012/12907, Lower Pythornes, Wigglesworth - Conditional approval.
73/2013/13600 New wash bay and conversion of existing wash bay to valet bay, including new roof over existing structure, Riparian Way, Cross Hills - Conditional approval.
b.  Applications
Resolved – That decisions on applications for planning permission are made as follows: -.  

Permission Granted
66/2013/13537 Outline application for construction of 10 no. dwellings and construction of new highway access, Little Croft, West Lane, Sutton.
Summary of Conditions
1. No development shall take place without the prior written approval of the Local Planning Authority of all details of the following reserved matters:-
(a) appearance;

(b) landscaping;
Thereafter the development shall not be carried out otherwise than in strict accordance with the approved details.

2. An application for the approval of the reserved matters shall be made to the local planning authority before the expiration of 2 years from the date of this permission.

3. The development hereby permitted shall be begun not later than 2 years from the date of approval of the last of the reserved matters to be approved.
4. The details submitted in accordance with condition 1 shall include all building facing materials and finishes; surface material finishes for the highways, footpaths, private drives and all other hard surfaces; screen walls, fences and other means of enclosure; existing and proposed ground levels, proposed finished floor levels and building heights. The submitted reserved matters shall accord with the parameters and objectives laid out in the Design and Access Statement dated May 2013 and accompanying the planning application. The development shall be carried out in accordance with the approved details.
5. A detailed scheme for landscaping, including the planting of trees and/or shrubs shall be submitted to the Local Planning Authority as part of the submission of reserved matters;  such scheme shall specify types and species, a programme of planting and the timing of implementation of the scheme, including any earthworks required.

6. The plans and particulars submitted in accordance with condition 5 above shall include:

(a) a plan showing the location of, and allocating a reference number to, each existing tree on the site which has a stem with a diameter, measured over the bark at a point 1.5 metres above ground level, exceeding 75mm, showing which trees are to be retained and the crown spread of each retained tree.
(b)  details of the species, diameter (measured in accordance with paragraph (a) above), and the approximate height, and an assessment of the general state of health and stability, of each retained tree and to which paragraphs (c) and (d) below apply.
(c) details of any proposed topping or lopping of any retained tree.
(d)  details of any proposed alterations in existing ground levels, and of the position of any proposed excavation, within the crown spread of any retained tree or of any tree on land adjacent to the site.
In this condition "retained tree" means an existing tree which is to be retained in accordance with the plan referred to in paragraph (a) above.
7. Before any equipment, machinery or materials are brought on to the site for the purposes of the development, the erection of fencing for the protection of the retained trees and hedgerows (including the trees protected by a Tree Preservation Order) shall be undertaken in accordance with the approved layout plan (Drawing No. 2438 Revision B, received on 8 July 2013). The fencing shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of Craven District Council.

Informative: The fencing in relation to condition 7 should be erected in accordance with BS5837:2012 ‘Trees in Relation to Construction’.  The fencing should be sufficiently strong to withstand impacts likely to be caused during any building operations undertaken in the vicinity.  The recommendations BS5837:2012 should be consulted and employed.  Standards indicate that the minimum recommended for fencing erected is to be at least 2.3m in height, comprising a vertical and horizontal framework of scaffolding, well braced to resist impacts, supporting either herras fencing or chain link in accordance with the plan on page 13 figure 2 of the above British Standard.

8. No piped discharge of surface water from the application site shall take place until works to provide a satisfactory outfall for surface water have been completed in accordance with details to be submitted to and approved by the local planning authority before development commences. 

9. The site shall be developed with separate systems of drainage for foul and surface water on and off site. 
10. No development shall take place until details of the proposed means of foul and surface water drainage, including details of any balancing works and off-site works, has been submitted to and approved in writing by the Local Planning Authority.  Unless otherwise agreed the approved surface water drainage scheme shall be based on Sustainable Drainage Systems (SUDS) principles.  The development shall thereafter be implemented in accordance with the approved scheme.
11. No development shall take place within the application area until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Planning Authority.  The development shall thereafter be undertaken in strict accordance with the approved details.
12. The development shall not begin until a scheme for the provision of affordable housing as part of the development has been submitted to and approved in writing by the local planning authority. The affordable housing shall be provided in accordance with the approved scheme and shall meet the definition of affordable housing in the NPPF or any future guidance that replaces it. The scheme shall include:
(a) the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 40% provision of housing units  and shall be, in matters of tenure and type, in accordance with the findings of the North Yorkshire Strategic Housing Market Assessment 2011 or any replacement thereof; 

(b) the timing of the construction of the affordable housing and its phasing in relation to the occupancy of the market housing;

(c)  the arrangements for the transfer of the affordable housing to an affordable housing provider or the management of the affordable housing;

(d)  the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the affordable housing; and

(e)  the occupancy criteria to be used for determining the identity of occupiers of the affordable housing and the means by which such occupancy criteria shall be enforced.
13. There shall be no excavation or other groundworks, except for investigative works or the depositing of material on the site, until the following drawings and details have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  

(a) Detailed engineering drawings to a scale of not less than 1:250 and based upon an accurate survey showing:

(i) the proposed highway layout including the highway boundary

(ii) dimensions of any carriageway, cycleway, footway, and verges 

(iii) visibility splays

(iv) the proposed buildings and site layout, including levels

(v) accesses and driveways 

(vi) drainage and sewerage system 

(vii) lining and signing

(viii) traffic calming measures

(ix) all types of surfacing (including tactiles), kerbing and edging.

(b)
Longitudinal sections to a scale of not less than 1:500 horizontal and not less than 1:50 vertical along the centre line of each proposed road showing:

(i) the existing ground level

(ii) the proposed road channel and centre line levels 

(iii) full details of surface water drainage proposals.

(c) Full highway construction details including:
(i) typical highway cross-sections to scale of not less than 1:50 showing a specification for all the types of construction proposed for carriageways, cycleways and footways/footpaths 

(ii) when requested cross sections at regular intervals along the proposed roads showing the existing and proposed ground levels

(iii) kerb and edging construction details

(iv) typical drainage construction details.

(d)
Details of the method and means of surface water disposal.

(e)
Details of all proposed street lighting.

(f)
Drawings for the proposed new roads and footways/footpaths giving all relevant dimensions for their setting out including reference dimensions to existing features.

(g)
Full working drawings for any structures which affect or form part of the highway network.

(h)
A programme for completing the works.

The development shall only be carried out in full compliance with the approved drawings and details. 

Informative: In imposing condition number above it is recommended that before a detailed planning submission is made a draft layout is produced for discussion between the applicant, the Local Planning Authority and the Highway Authority in order to avoid abortive work. The agreed drawings must be approved in writing by the Local Planning Authority for the purpose of discharging this condition.
14. No dwelling to which this planning permission relates shall be occupied until the carriageway and any footway/footpath from which it gains access is constructed to basecourse macadam level and/or block paved and kerbed and connected to the existing highway network with street lighting installed and in operation. The completion of all road works, including any phasing, shall be in accordance with a programme approved in writing with the Local Planning Authority in consultation with the Highway Authority before the first dwelling of the development is occupied.
15. There shall be no excavation or other groundworks, except for investigative works, or the depositing of material on the site until the access to the site has been set out and constructed in accordance with the published Specifications of the Highway Authority and the following requirements:
(a) The details of the access shall have been approved in writing by the Local Planning Authority. 

(b) The crossing of the highway verge and/or footway shall be constructed in accordance with the approved details and/or Standard Detail number E6.
(c) Any gates or barriers shall be erected a minimum distance of 6 metres back from the carriageway of the existing highway and shall not be able to swing over the existing or proposed highway.
(d)That part of the access extending 6 metres into the site from the carriageway of the existing or proposed highway shall be at a gradient not exceeding 1 in 20.
(e) Provision to prevent surface water from the site/plot discharging onto the existing or proposed highway shall be constructed in accordance with the approved details, and/or the specification of the Highway Authority and maintained thereafter to prevent such discharges.
(f) The final surfacing of any private access within 6 metres of the public highway shall not contain any loose material that is capable of being drawn on to the existing or proposed public highway.
(g) Provision of tactile paving.

All works shall accord with the approved details. 
16. There shall be no access or egress by any vehicles between the highway and the application site (except for the purposes of constructing the initial site access) until visibility splays providing clear visibility of 60 metres measured along both channel lines of the major road (West Lane) from a point measured 2.0 metres down the centre line of the access road.  The eye height will be 1.05m and the object height shall be 1.05m. Once created, these visibility areas shall be maintained clear of any obstruction and retained for their intended purpose at all times.
17. There shall be no access or egress by any vehicles between the highway and the application site (except for the purposes of constructing the initial site access) until visibility splays providing clear visibility of 2 metres x 2 metres measured down each side of the access and the back edge of the footway of the major road have been provided.  The eye height will be 1.05 metre MERGEFIELD  height  \* MERGEFORMAT  and the object height shall be 0.6 metres. Once created, these visibility areas shall be maintained clear of any obstruction and retained for their intended purpose at all times.
18. No part of the development shall be brought into use until the approved vehicle access, parking, manoeuvring and turning areas approved under condition number:  

(a) have been constructed in accordance with Drawing Number 2438 rev.C; and
(b)
are available for use unless otherwise approved in writing by the Local Planning Authority.  

Once created these areas shall be maintained clear of any obstruction and retained for their intended purpose at all times.

19. There shall be no establishment of a site compound, site clearance, demolition, excavation or depositing of material in connection with the construction on the site until proposals have been submitted to and approved in writing by the Local Planning Authority for the provision of:

(a) on-site parking capable of accommodating all staff and sub-contractors vehicles clear of the public highway

(b) on-site materials storage area capable of accommodating all materials required for the operation of the site.

The approved areas shall be kept available for their intended use at all times that construction works are in operation.

20. Prior to the commencement of development a construction traffic management plan to demonstrate how highway safety risks and disruption to other road users is to be controlled shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter the development shall be implemented in accordance with the requirements of the approved construction traffic management plan.
Informatives
1. No works are to be undertaken which will create any obstruction, either permanent or temporary, to the public right of way adjacent to the proposed development. Applicants are advised to contact the County Council’s Access & Public Rights of Way Manager at County Hall, Northallerton, to obtain up to date information regarding the line of the route of the way. The applicant should discuss with the Highway Authority any proposals for altering the route.

2. Precautions should be taken to prevent the deposit of mud, grit and dirt on public highways by vehicles travelling to and from the site. Facilities should include the provision of wheel washing facilities where considered necessary. These precautions should be made available before any excavation or depositing of material in connection with the construction commences on the site and be kept available and in full working order throughout the construction period.

3. All bats and their roosts are fully protected under the Wildlife and Countryside Act 1981 (as amended by the Countryside and Rights of Way Act 2000) and are further protected under Regulation 41(1) of the Conservation of Habitats and Species Regulations 2010.  Should any bats or evidence of bats be found prior to or during development, work must stop immediately and in the first instance contact the National Bat Helpline.  Developers/ contractors may need to take further advice from Natural England on the need for a European Protected Species Licence in order to continue the development in a lawful manner.  

4. All species of birds, their nests and eggs are protected under the Wildlife & Countryside Act 1981 (as amended). It is illegal to kill, injure, or take any wild bird, or damage or destroy the nest or eggs. 

Statement of Positive Engagement : In dealing with this application Craven District Council has sought to approach the decision making process in a positive way, in accordance with the requirements of paragraphs 186 and 187 of the NPPF.  In particular the Council has accepted additional information/changes to the scheme post validation. (SV) (*)
(Councillor Kerwin–Davey declared an interest indicating that a friend owned property neighbouring the above site.)
Note : During the course of the discussion on the above application the Vice-Chairman asked that he be provided with a written response as to why the Council did not yet have a local development plan in place and was therefore unable to demonstrate a five year land supply.  

68/2013/13528 New permission to replace extant planning permission 68/2010/10569 (conversion of redundant barn to live / work unit), Trees Farm, Westhouse.
 Summary of Conditions
1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.
2. The development hereby permitted shall not be carried out other than wholly in accordance with Drawings 4740/L/01A received by the Local Planning Authority on 15 April 2010, and drawing numbers 4740/P/01C and 4740/P/02E, received on 24 June 2010.
3. All new areas of external walling shall be constructed of natural stone which shall match in type, colour, texture, and shall be laid in a manner to match, the stone used in the construction of the external walls of the host building.
4. Work to the external finish of the roof shall not commence until samples of the materials to be used in the construction of the roof of the building have been submitted to, and approved in writing by, the Local Planning Authority. The approved materials shall be used in the construction of the roof of the building and shall thereafter be satisfactorily retained.
5. The new windows and doors shall be constructed of timber and shall have a painted finish. Details of that finish shall be submitted to, and approved in writing by, the Local Planning Authority before their first use in the development. The approved windows and doors shall be painted the approved colour or colours before the building is first brought into use, shall be installed in the approved positions with the windows set in 100mm reveals, and shall thereafter be satisfactorily retained at all times.
6. Details of the proposed treatment of the site boundaries shall be submitted to, and approved in writing by, the Local Planning Authority. The approved boundary treatment shall be completed prior to the use hereby approved first commencing, and shall thereafter be retained at all times.
7. Details of the proposed bin store shall be submitted to, and approved in writing by, the Local Planning Authority before work on its construction commences. The bin store shall be constructed in the approved manner, located in the approved position prior to the first occupation of the dwelling, and thereafter satisfactorily retained at all times.
8. Details of the proposed layout of the vehicular access to the site, of the proposed treatment of the access track serving the development, and of the proposed means of construction of the parking and turning areas, shall be submitted to, and approved in writing by, the Local Planning Authority before work on its construction commences. The approved access, access track and parking/turning areas shall be completed in accordance with the approved details before the approved use is first commenced and shall thereafter be retained at all times for the parking and turning of vehicles in conjunction with the development and to allow vehicles access to and from the site.
9. The conversion works shall be carried out in full accordance with the recommendations set out in the approved Structural report dated June 2009 and the update letter from Victoria Design Group Ltd dated the 30th May 2013 and the Bat and Barn Owl Survey (Ref: BAT/09/578 Rev1) received by the Council on the 4th June 2013.
10. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (as amended) (or any order revoking or re-enacting that Order with or without modification) no development consisting of the enlargement, improvement or other alteration of the building hereby approved nor the erection of any garages or ancillary buildings within its curtilage, nor the erection of any boundary walls or fences within or around its curtilage, shall be carried out without the prior written approval of the Local Planning Authority. 
11. The business floorspace of the live/work unit shall not be used for any purpose other than for purposes within Class B1 in the schedule to the Town and Country Planning (Use Classes) Order 1987 as amended, or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification.
12. The building shall be occupied and operated only for the dual purposes of business floorspace with associated residential floorspace. The residential floorspace shall not be occupied unless the business floorspace is used for business purposes or vice versa. The residential floorspace shall be occupied only by the person(s) who operate(s) the business and by members of his, her or their household and the business floorspace shall be operated to the extent that at least one occupant of the residential floorspace shall derive the equivalent of a full time employment from that operation. The only exception to this is where the building is occupied by a person who has retired from employment (or whose business has failed and is unemployed) following demonstrable use of the business space for five years (during which time that person(s) shall have derived the equivalent of full time employment from that operation) or a widow or widower or other dependant of such a person who was residing with him or her when he or she died.
13. No internal alterations which would lead to a reduction in the area of the building allocated on the approved plans as being used for employment purposes shall take place without the prior written consent of the Local Planning Authority. In addition no internal openings into the approved business space shall be made or closed up without the prior written consent of the Local Planning Authority.
14. Neither the business floorspace nor residential floorspace shall be occupied until accounts from the most recent financial year of the business it is proposed will occupy the business floorspace, have been submitted to and the occupation approved in writing by the Local Planning Authority. These accounts shall have been prepared by an accountant and approved by either Companies House or Her Majesty’s revenue & Customs. In the case that a new business is proposed a business plan shall be submitted. Any business plan submitted must contain sufficient information for the Local Planning Authority to be satisfied that a viable and genuine business can be maintained in the business premises. Prior to any change in occupation of the premises, accounts as described above, or in the case of a new business, a business plan, relating to the business that it is proposed will occupy the premises shall be submitted to and approved in writing by the Local Planning Authority.
15. Following occupation of the live/work unit hereby approved, accounts approved by either Companies House or Her Majesty’s Revenue & Customs of the business(es) operated from the employment premises shall be submitted to the Local Planning Authority in each financial year.

16. Unless otherwise approved in writing by the Local Planning Authority, there shall be no excavation or other groundworks, except for investigative works, or the depositing of material on the site until the access(es) to the site have been set out and constructed in accordance with the published Specification of the Highway Authority and the following requirements:

(a) The crossing of the highway verge and/or footway shall be constructed in accordance with the approved details and/or Standard Detail number E6.
(b) The final surfacing of any private access within 4.5 metres of the public highway shall not contain any loose material that is capable of being drawn on to the existing or proposed public highway.

(c) Provision to prevent surface water from the site/plot discharging onto the existing or proposed highway shall be constructed in accordance with the approved details, and/or the specification of the Highway Authority and maintained thereafter to prevent such discharges.

(d) Any gates or barriers shall be erected a minimum distance of 4.5 metres back from the carriageway of the existing highway and shall not be able to swing over the existing or proposed highway.
Statement of Positive Engagement : In dealing with this application Craven District Council has sought to approach the decision making process in a positive way, in accordance with the requirements of paragraphs 186 and 187 of the NPPF.  In particular the Council has engaged in pre-application discussions. 
Permission Refused
08/2013/13582 Single dwelling, Mewith House, Mewith Lane, Bentham.
Reasons for Refusal
The proposed development is for an unjustified isolated dwelling in the Open Countryside outside of the development limits identified by Saved Local Plan Policy ENV1.  The Local Planning Authority accepts that it does not have a 5 year land supply and it is therefore recognised that Saved Local Plan policies relating to housing supply are of date.  However, despite the absence of a 5 year land supply, given the isolated location the proposal is not considered to be sustainable development and therefore under the requirements of the NPPF such a dwelling could only be permitted under special circumstances.  No such circumstances are known to exist and therefore it is considered that the development would be contrary to the guidance contained within the National Planning Policy Framework and Saved Policies ENV1 and ENV2 of the Craven District (Outside the Yorkshire Dales National Park) Local Plan.

Statement of Positive Engagement : In dealing with this application Craven District Council has sought to approach the decision making process in a positive way, in accordance with the requirements of paragraphs 186 and 187 of the National Planning Policy Framework.  
(Councillor Brockbank declared an interest in the above application indicating that the applicant was known to her.) 

Note : A motion to approve the above application was lost. 
63/2013/13482 Demolition of existing detached dwelling, garage and swimming pool and the construction of 10 new properties with solar pv panels and garaging, access improvement works from Rectory Lane, High Trees, The Bailey, Skipton.
Reasons for Refusal
1. It is considered that the proposals would represent an over-development of the application site which would not be of a scale, density or massing that would relate satisfactorily to the constraints of the site or to its surroundings. In terms of the surroundings the development site has very distinct characteristics that do not lend themselves to development which in this case would appear better suited to a more urbanised location.  The Grade II Listed castle walls, large houses and buildings set within spacious grounds, and mature trees are all important features that contribute to the significance of and are an integral part of the overall character of the heritage asset of the Skipton Conservation Area. The distinct character of this part of the conservation area together with the trees forms part of the wider setting of the adjacent Grade II Listed Skipton Castle walls.  It is considered therefore that the proposals would not constitute good design, would adversely affect the significance of the heritage assets of Skipton Conservation Area and the Grade II Listed Skipton Castle walls and therefore would be contrary to the National Planning Policy Framework, the extant advice in PPS5; Planning for the Historic Environment Practice Guide, and the requirements of Saved Local Plan Policy H3.

2. The site is constrained by protected trees which are a particular feature that contributes to the significance of and are an integral part of the overall character of the heritage asset of the Skipton Conservation Area. The development would entail substantial tree removal but, more significantly, the position of plots 8 & 9 in relation to protected trees would result in an unacceptable degree of overshadowing and have an adverse impact on the amenity of the future occupiers of these dwellings.  The impact on residential amenity results in a foreseeable threat to the long term protection of the retained trees.  This would ultimately be to the detriment of the character and appearance of Skipton Conservation Area. For these reasons the proposals would not constitute good design under the NPPF and moreover would be contrary to Saved Policy ENV10 of the Craven District (Outside the Yorkshire Dales National Park) Local Plan.
Statement of Positive Engagement : In dealing with this application Craven District Council has sought to approach the decision making process in a positive way, in accordance with the requirements of paragraphs 186 and 187 of the NPPF.  In particular the Council has: -

· engaged in pre-application discussions 
· requested amended design approaches / information to address the planning issues which have arisen in relation to dealing with this application. 
· accepted additional information / changes to the scheme post validation (SV) (*)
(*Representations received were reported within the Case Officer’s report / were reported at the meeting.)
(SV Indicates site visit held.) 
	PL.684
	PLANNING CODE OF GOOD PRACTICE - REVIEW


The Strategic Manager for Legal and Democratic Services submitted a report asking the Committee to review the Council’s Planning Code of Good Practice with a view to taking account of changes introduced by the Localism Act, 2011.

Changes introduced by the Localism Act had been reflected in an updated version of the Local Government Association’s “Probity in Planning Guide” published in April 2013.  That guide had been considered by the Standards Committee on 10th July 2013 which had recommended that this Committee consider and adopt the revised Guide.  Copies of the revised Guide, together with the Planning Code of Good Practice adopted by the Council in January 2010 and the Members’ Code of Conduct, had been circulated with the Strategic Manager’s report 
The Chairman stated that he had discussed the revised guide with the Strategic Manager and agreed that it may be appropriate to obtain feedback, if any, from Members before considering its adoption in place of the existing code of good practice.  He therefore suggested and, it was
Resolved – (1) That Members of this Committee are asked to submit comments, if any, to the Strategic Manager for Legal and Democratic Services on her report and appendices, and that in the meantime the revised Local Government Association’s Probity in Planning Guide is noted.

(2) That the Strategic Manager for Legal and Democratic Services reports back to this Committee having given further consideration to the Council’s existing Code of Good Practice, the revised guide and Members comments thereon.
Minutes for Decision

- None -
Chairman.
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