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Tel: 01904 491569
Email: clerk-strensallpc@btconnect.com
Chairman   Councillor A Fisher

Minutes of the meeting of The Parish Council Planning Committee held on Tuesday 08th January 2019 at 6.00pm in the Village Hall, Strensall, York

Present: Cllrs Bolton, Chambers, Chapman, Dr Cox, Fisher, Maher, Mattinson and Mrs Smith

1.	Apologies:  Cllr Mrs Hails 

2.	Declarations of Interest: None

3. 	The Minutes of 11th December 2018 have been circulated and were approved as written. Resolution P080119/01.

4.	Ongoing Issues:  None

5.	Planning applications:

(a) 18/02620/FUL – First floor rear extension (resubmission) @ 58 Middlecroft Drive – The Parish Council Objects
This application will damage the amenity of the adjacent neighbours.
	
(b) 18/02829/FUL – Extension of garden curtilage onto land at the rear (retrospective resubmission) @ 3 Hawthorn Mews – The Parish Council Objects
· This application is an inappropriate change of use on the River Foss Natural Corridor Flood plain.
· The Ecological Report is irrelevant as it was carried out after the vegetation was removed.

(c) 18/02834/FUL – Extension of garden curtilage onto land at the rear (resubmission) @ 4 Hawthorn Mews – The Parish Council Objects
· This application is an inappropriate change of use on the River Foss Natural Corridor Flood plain.
· The Ecological Report is irrelevant as it was carried out after the vegetation was removed.

(d) 18/02644/ABC3 – Change of use of agricultural building to 1 no. dwelling under Class Q Part 3 Schedule 2 of Article 3 of The Town and Country Planning (General Permitted Development) Order 2015 @ Cowslip Hill, Brecks Lane – The Parish Council Objects
· This is an old reservoir, which never had a roof, so it doesn’t fall into this category as it will involve structural works that are more akin to the construction of a new dwelling rather than a conversion and this would not be an appropriate change of physical appearance within the Green Belt.
· The DEFRA Code of Practice states that building should not take place within 400 meters of a High Odor Zone, but the site is within 375m of a High Odor Zone.
· The access road is inadequate for additional traffic and Yorkshire Water need clear use of this route to the sewage works.
· The application claims there is a water supply at this site, but the Parish Council believes there is not.

(e) 18/02684/FUL – Single storey front and rear extensions and conversion of store to living accommodation @ 1 Stuart Close – The Parish Council partially Objects 
· The Parish Council does not object to the rear extension, BUT has concerns over the front extension in line with Supplementary Planning Document ‘House Extensions and Alterations’ guidance sections 4.6 and 4.7, which results in a detrimental effect on neighbours and on impact of street scene.
This decision was not unanimous – 7 votes in favour and 1 abstention (Cllr Fisher)

(f) 18/02795/FUL – Erection of 1 no. dwelling (resubmission) @ New Lane – The Parish Council Strongly Objects
· This application makes no attempt to address previous concerns which were:

17/02312/FUL Proposed erection of a detached new dwelling on New Lane Strensall York
The Parish Council objects to this application in the strongest possible terms.
(i) The site is within the Green Belt for York and there are no very special circumstances. The extent of the Green Belt has been demonstrated by numerous planning decisions in the area, both by City of York Council planners and by Planning Inspectors.

Relevant decisions are:
13/03267/FULM This application for 102 dwellings at Brecks Lane was refused by a Planning Inspector in 2015 after being approved by City of York Council but called in by the Secretary of State at the request of the Parish Council and residents. The decision confirmed the extent of the Green Belt around Strensall as being tightly drawn around the currently developed area. The application site clearly lies outside the developed area.
15/02353/OUTM This application for 11 dwellings south of the Village was refused by City of York Council and an appeal was dismissed by a Planning Inspector in Oct 2016. The Inspector considered that the appeal site was in the Green Belt. This site was far closer to the developed area of the village than the site which is the subject of the application.
APP/C2741/A/01/1062350 relating to application 00/02102/FUL This application was for a detached dwelling on the site of the motor vehicle workshop less than 50m away on the other side of New Lane. The Planning Inspector concluded that site was in the Green Belt and that “the very special circumstances put forward are insufficient to outweigh the harm caused by the inappropriate development and the detrimental effect on the openness of the Green Belt”.
ii)            The site lies outside the current development area of the village. 
The applicant states that “the development lies within the development area of Strensall as shown on the city of York Local Plan 2005”. This is strongly disputed and, in any case, the 2005 Local Plan was never adopted or even subjected to scrutiny by a Planning Inspector, so should carry negligible weight, especially since subsequent draft Local Plans have shown this site as being outside the developed area in the Green Belt. The applicant attempts to quote policy H4A of the emerging City of York Local Plan to justify development, but this falls at the first sentence, as this site is not within the urban area. It was not part of the Tannery site and was covered in scrub and mature trees until recently cleared by the landowner. The attached screenshot  from Google Maps demonstrates what the site looked like until 2016. There has never been prior development on this site so it cannot be considered as a brown field site, as the Tannery was. Furthermore, the site does not share the same access road as the Tannery development, demonstrating that it is clearly not part of the same site. The access road is also substandard.
The applicant also states that “Council Officers cannot demonstrate a 5 year housing land supply, quoting the Planning Inspector at both the Brecks Lane appeal and the more recent one at Avon Drive, Huntington. Nevertheless, the Inspectors at both appeals concluded that failure to demonstrate a 5 year housing land supply does not constitute “very special circumstances” which would override the harm to the Green Belt and both applications were refused. 
iii)           Development would be harmful to the environment, especially to the adjacent Foss corridor. The importance of the Foss Corridor as a wildlife habitat was recognised by City of York Planning Officers during their consideration of planning applications 17/01812/FUL, 17/01848/FUL and 17/01938/FUL. Officer comments used to justify refusal included: “Ecology 3.1 Objections are raised to the application. The River Foss is an SLI (Site of Local Interest) for biodiversity and a Regional Green Corridor. The banks as well as the river itself are important for ecology and otters and water voles are known to be present on this stretch of the river. Both species are protected and need use of quiet river banks as well as the rivers themselves. The impact of the loss this area of undisturbed scrubland would be harmful to these species and the ecology of the river particularly following the recent development on the north side of the river. Continued urbanisation of the land from garden paraphernalia and dumping of garden waste will further erode the habitat.
Landscape 3.2 The parcel of land, which includes the application sites, to the south        west of Strensall Bridge forms a continuation of the riverside corridor that separates the domestic environment from the natural open environment of the river Foss. This open space opens out to the West to form the flood meadows around the Manor House. Although this openness is pinched at Strensall Bridge, the parcel of land subject to these applications is an essential component of the unbroken continuous natural open space alongside the River Foss. The site is highly visible from public rights of way and the public highway and the development impinges on important views when entering the village from the North. If approved the applications could set a precendent for similar development right around the western side of Strensall which would seriously erode the setting and character of the village.
iv)   Other comments contained within the justification for refusal are equally relevant to this application and form compelling reasons for refusal.  The Ecological Impact Assessment supporting the application contains significant errors. The assertion that there are “records of water vole in the stretch of the River Foss adjacent to the development: these records date from 1999” is quite wrong. Many local residents can testify that there have been many more recent sightings of water voles both in the Foss and Primrose Dike, the small watercourse to the immediate west of the site. The Chairman of the Parish Council observed at least 3 adult voles occupying territories along the section of the Foss between Sheriff Hutton Rd and Haxby Moor Rd in 2016. Otters have been seen regularly on this section and a photo of one taken from 35 Fossview Close (less than 50m away) in Dec 2016 is attached. A dead juvenile was found on the weir in Sept 2017. Kingfishers also use the river and a photo of one taken at the same time and from the same location as the otter photograph is attached.
The site is also adjacent to Strensall Conservation Area, which was extended in 2011 to include the towpath on the northern bank of the Foss. This development would be detrimental to this.
Whilst most of the wildlife benefit of the site was removed by its clearance, it is contended that development on it would adversely affect the ecology of the River Foss and the immediate area in a serious manner
       		 v) The site lies within the flood plain of the River Foss.
The site lies within flood zones 2 and 3
The applicant intends to alter the topography of the site in order to mitigate the potential flooding impact to the proposed property, resulting in a loss of existing natural flood plain.
The proposed flood plain compensation measures will alter the natural flow of flood water on this site, damaging the natural ecology of this area and potentially causing erosion of the soil and river bank area and destroying wildlife habitat.
 		vi)   Drainage
The applicant states that the new foul water will be taken into a new packaged treatment plant located under the rear garden and thereafter purified discharge will be taken to a new soakaway.
It is highly likely that the underlying clays will not be suitable for a soakaway. It is therefore probable that the discharge will be directed towards the nearby Primrose Dike, an open ditch  and then the River Foss.
Any soakaway in this area is at risk of being silted up by fine particles, rendering final aerobic purification impossible, exacerbated by the risk of ‘sodium binding’of clays.
There is always a high risk of pollution into the river, with any sewage treatment plant and/ or soakaway in such close proximity to a river, especially in the flood plain. It is difficult to imagine the proposed scheme and location satisfying the Environment Agency ‘General Binding Rules’
It is assumed that the Foss Internal Drainage Board, Environment Agency, Yorkshire Water and  NEDL, who have assets crossing the site, will be fully consulted for their views.

(g) 18/02813/FUL – Change of use of paddock to domestic garden (retrospective resubmission) @ 2 Hawthorn Mews – The Parish Council Objects
· This application is an inappropriate change of use on the River Foss Natural Corridor Flood plain.
· The Ecological Report is irrelevant as it was carried out after the vegetation was removed.

(h) 18/02709/EIASN – Screening opinion in respect of the formation of an upstream flood storage area on the River Foss North-East of Strensall - City of York Council Development Management had advised that “Parish Councils are not required to be consulted on EIA Screening Opinions”


6.	Planning Decisions:

(a) 18/01414/FUL – Use of land for the siting of 14 no. holiday lodges @ Manor Park – Approved

(b) 18/02188/FUL – Single storey side and front extension @ 8 The Sidings– Approved

(c) 18/02276/FUL – Two storey side extension and single storey rear extensions @ 6 Riverside Walk – Approved

(d) 18/02472/TCA – Reduce Cherry tree by 30%; formative prune Crab Apple and Plum Tree in a Conservation Area @ 60 The Village - Consented

7 	NEXT MEETING	will be on Tuesday 22nd January 2019 at 6.30pm
There being no other business the meeting was closed at 7.15pm





Signed ……………………………………. Chairman	Dated 22nd January 2019



