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	GARGRAVE&MALHAM
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	USE CLASS B1 OFFICE DEVELOPMENT WITH CAR PARKING, LANDSCAPING AND ASSOCIATED WORKS.
O.S FIELD NO 5723 GARGRAVE ROAD   SKIPTON

APPLICANT: SKIPTON BUILDING SOCIETY

TARGET DECISION DATE: 15-JAN-2007


1. Site Description
1.1. This site is a grazed agricultural field, extending to some 2.8 hectares, on the outskirts of Skipton, 1.5km from the town centre. It is bounded by Gargrave Road to the south and open fields to the west and northeast. A group of residential properties known as Aireville Grange lies to the southeast of the site. The Skipton by-pass and is embankment abut the site in the north-western corner.

1.2. The field itself slopes down from the north-western corner both towards the front of the site and to the eastern boundary with the boundaries of the gardens at Aireville Grange. There are mature trees along the frontage of the site and along the western and eastern field edges. There is a small stone building on the rear (northern) boundary. The site lies outside the defined development boundary in the adopted Local Plan and within an Area of Special Landscape.

2. Proposal
2.1. For clarification purposes the applicants are Skipton Building Society and the owner of the site is Craven District Council. 

2.2. This application seeks outline planning permission for the erection of 12,541 sq m (135,000 sq ft) B1 office buildings with ancillary car parking facilities and associated landscaping works. The application is only seeking consideration for access at this time, with the matters of layout, scale, appearance and landscaping being reserved for determination at a later date. The applicants have however provided an illustrative layout showing two linked buildings to be occupied by Homeloan Management Limited (HML), a subsidiary company owned by Skipton Building Society, and a third building to be occupied by Craven District Council as their primary offices and Council Chamber. HML would accommodate approximately 9,289sqm, with CDC accommodating approximately 3,252sqm. 

2.3. The suggested siting of the buildings indicated as being used by HML would be in the top north-western corner of the site, close to the western boundary and close to mature trees. One of the blocks is shown as being four storeys in height whilst the linked section is to be three. The building indicated as offices for CDC is shown as being three storeys. 418 car parking spaces would be provided within the site (310 for HML and 108 for CDC.) 

2.4. The application has been accompanied by the following supporting documents: 

· Planning supporting statement

· Sequential test assessment

· Design and access statement

· Archaeological desk-based assessment

· Landscape and arboricultural assessment and proposals

· Habitat survey

· Noise report

· Statement of pre-application consultation

· Transportation assessment

· Framework travel plan

· Drainage statement

· Statement of HML requirements for new office

2.6 Following discussions with the applicant’s agents, further information has been submitted as follows:

· Sequential Assessment – Supplementary Information

· Skipton Town Centre Car Park Utilisation Study

· HML – Supplementary Statement

· Revised Transport Assessment

· Economic Impact of Homeloan Management Ltd in relation to Proposed New Chief Office

3. Planning History
3.1. There is no site history.

4. Planning Policy Background
Development Plan Policy

4.1     The Development Plan for the area comprises the Regional Spatial Strategy (RSS) for Yorkshire and the Humber, issued in December 2004, the North Yorkshire County Structure Plan, adopted in 1995, and the Craven District Local Plan, adopted in July 1999. The most relevant policies of each of the above documents are as follows: 
· Regional Spatial Strategy for Yorkshire and the Humber:

P1 – Strategic Patterns of Development

E1 – Town and City Centres

T1 – Land use and transport integration
· North Yorkshire County Structure Plan

The North Yorkshire Structure Plan is over ten years old and will be superseded by the emerging RSS (discussed in more detail below). It is however currently part of the Development Plan for the site and is therefore of relevance in the determination of the application. 

Policy E2 – Development in the Open Countryside

Policy E5

Policy I12 – Office Space and Services

Policy I15 – Major Exceptions

Policy T9

Policy T10

Policy T11

· Craven District Local Plan

Policy ENV1- Development in the Open Countryside

Policy ENV2- Requirements for Development in Open Countryside

Policy ENV4- Special Landscape Area

Policy ENV8 – Species Protected by Law

Policy ENV17 – Noise Generating Development

Policy ENV18- Light Generating Development
Policy EMP5- New Employment Development outside Development Limits and Established Industrial Areas (excluding conversions)

Policy BE2- Protection of the Road Approaches to Skipton

Policy BE4 – Setting of Listed Buildings

Policy BE16- Protection of Other sites of Archaeological Importance

Policy BE17- Investigation and Recording of Archaeological Sites               Policy T2- Road Hierarchy

Policy T3- Parking Standards in New Developments

Policy T6- Encourage Provision of Effective Public Transport Services 

Other Material Considerations

4.2
There are a number of other documents of relevance to the determination of this application. Firstly, the draft RSS has recently been through its Examination in Public and is therefore a material consideration. The following draft policies are relevant:



YH1 – Overall Approach



YH8 – Location of Development



T1 – Personal Travel Reduction and Modal Shift



T2 – Parking Policy



E2 – Town Centres and Major Facilities

4.3
Secondly, a number of Planning Policy Statements (PPS) and Planning Policy Guidance Notes (PPGs) are of relevance:

                PPS1 - Delivering Sustainable Development

                PPG4 – Industrial, Commercial Development and Small Firms

     PPS 6 - Planning For Town Centres

                PPG7 - Sustainable Development in Rural Areas

                PPG13 – Transport

4.4
The relevance of each of the above policies and documents in relation to this application will be discussed in the analysis section of this report.  

5              Skipton Town Council Comments
5.1     The Town Council supports in principle the outline application for this site as a suitable location for one of our larger employers. The employment benefit to the wider community outweighs the detriment to the environment through the loss of green space on this occasion. The Town Council trusts that a later detailed application will make careful and sensitive use of appropriate design and materials for the site which minimises the visual impact of the development.

5.2     The site is easily accessible from the by-pass and the relocation of this employer will free up valuable parking in the Town Centre. The Town Council is reassured by the statements in the application that the small businesses in the town who benefit form the HML ‘lunch time’ trade will be protected by the provision of the proposed shuttle bus service. The Town Council would however seeks assurances that HML will utilise staff incentives to encourage take up of their green travel plan, enforcing compliance where possible through employment contracts to alleviate any potential off site parking problems impacting on the neighbouring streets.

5.3     The Town Council also believes that in the interests of protecting the visual amenity of the area measures should be taken to ensure that the proposed development is not later subject to a plethora of antennae and masts as has happened to the existing HML building.

5.4     The Town Council would like the applicant to consider creating ‘green roofs’ in the proposed development to enhance the appearance of the development through an ecological feature and to provide a valuable staff amenity. The Town Council is aware that this is a ‘detail’ item and would welcome the opportunity to be further consulted on this. 

6 Consultations

6.1 Yorkshire Water - A water supply can be provided under the terms of the Water industry Act 1991. As regards waste water the proposal is not in an area served by the public sewerage system. The application should therefore be referred to the Environment Agency and the Council’s Environmental Health Section for comment on private treatment facilities.

6.2 Environment Agency- The Agency objects to the proposed development as submitted on the following grounds: 

The proposed means of foul drainage poses a risk of pollution of surface waters in an area that has public sewers in the vicinity. The development would result in high volumes of foul drainage and includes provision of 418 parking spaces. Plans to discharge treated effluent to the nearby minor watercourse appear unsuitable. There are foul sewers within approximately 600m of the site. If the application is amended to an acceptable method of foul drainage we would be willing to remove our objection. If the above objection is over-ruled the Agency would wish to be re-consulted. 

The applicants are continuing to liaise with the Environment Agency with regard to their concerns and an update will be provided on this matter at the Committee Meeting. The Council has confirmed that it has no objections to a drainage connection to the existing sewer going across its land to the east. 

6.3 Environmental Protection Team- No comment

6.4 Contaminated Land Team- No comment

6.5 Food and Workplace Safety- No comment

6.6 Licensing Team- No comment
6.7 Yorkshire Dales National Park - The Authority is supportive of the economic benefit of securing jobs within Skipton and the opportunities for employment which will extend into the national Park. In relation to landscape impact, the authority considers that the site is unlikely to be publicly visible from within the National Park subject to the height of the proposed buildings, any external lighting and retention of the trees screening the site. The Authority reserves the rights to comment further on the detailed design at the reserved matters stage.
6.8 The Highways Agency – On 24th January 2007, the Highways Agency (on behalf of the Secretary of State for Transport) directed that, under Article 14 of the Town and Country Planning (General Development Procedure) Order 1995, the planning authority shall not grant permission for the application. The Agency has issued the direction as is considered there to be insufficient information presently available to the Secretary of State to determine whether the proposed development would generate traffic on the trunk roads to an extent that would be incompatible with the use of the trunk roads as part of the national system of routes for through traffic in accordance with Section 10(2) of the Highways Act 1980, and with the safety of traffic on the trunk road network. 

7 Representations

7.1 This application has been advertised as a departure to the adopted Local Plan in a press notice and on three site notices. Individual letters of notification have also been sent out. In response to the notification, 139 letters have been received. Some respondents have sent more than one letter. 137 of these raised objections to the application, with two letters of support received. In relation to the objections, the following issues have been raised:

· The proposed development would harm to the setting of Aireville Grange

· The proposed buildings would be visible from the surrounding area

· It is likely that consent for large illuminated advertisements would be sought, which would pollute the night sky

· The buildings would need to be illuminated

· It is not possible to design a multi storey building that fits into a rural landscape at night

· The proposal would fly in the face of the Special Landscape Area designation

· There is no need for this development to be located within Skipton

· Many of the sites included within the sequential assessment were included purely to make up the numbers

· The proposed development is outside the development limits, on a greenfield and a Special Landscape Area

· Gargrave Road is a major approach into Skipton and already causes a heavy traffic load and the proposed development would add significantly to the traffic causing congestion and danger to pedestrians

· The proposed number of parking spaces is unlikely to be enough

· The residents at Aireville Grange would be affected, both visually and audibly

· Granting permission for development on this greenfield site would make it difficult for future applications in adjacent fields to be rejected which would turn the area into an industrial estate

· If basement car parking were used, the buildings could be accommodated on a site within the town centre

· As Skipton is prosperous, this should be shared with other areas such as Keighley or Nelson

· As the site is out of the town centre, employees would be much more likely to drive to work

· If development on the application site is to go ahead, the buildings should be no greater than three storeys in height, parking spaces should be limited, parking spaces should be allocated by permit and a shuttle bus should operate between the site and the town centre

· The development is not of an appropriate scale

· A large office is inappropriate in a rural setting

· Office buildings are more appropriate on industrial estates

· There are other suitable sites in the area for the proposed development

· Employees of the offices will park in surrounding streets

· The proposal would result in the loss of greenbelt 

· The proposed shuttle bus would not be effective

· The proposed buildings would be eyesores

· The proposal is damaging to the town and district

· Flora and fauna should be protected

· The proposed car parking would be visible, even with landscaping

· There is no mains drainage in the area

· The most suitable site would be the Snaygill Industrial Estate

· The applicants should renovate a derelict mill of build on the site they already have

· The proposed development is contrary to PPS1 and PPS6, as well as policies in the Local Plan, Structure Plan and Regional Spatial Strategy

· The site would be restrictive to disabled people, the elderly and those with prams

· The site is not convenient for or conducive to easy public access

· The trees on the site should be protected by a Tree Preservation Order

· The existing Council offices could be demolished and new ones rebuilt on the same site

· The proposed buildings would ruin neighbours’ views

· The Gargrave Road roundabout is already congested and this proposal would increase traffic and further compromise child safety, particularly due to the number of schools in the area

· The Rockwood Estate would be used as a short cut

· The proposal will create pressure for further development along Gargrave Road to meet the needs of employees of the proposed office buildings

· There has been no assessment of the impact of the proposal

· There is no need for the proposed development

· Trees would be lost

· The traffic analysis is inadequate

· There would be a loss of privacy

· Finance should not be the main consideration

· There should be a reduction in Council Tax for residents

· Approval of the application would allow the Council to sell the Granville Street site to commercial housing developers

· The car park should be underground

· The proposal would spoil the gateway to the Dales

· Surrounding roads would become ‘rat runs’

· The circumstances put forward by the applicants are not exceptional enough

Those supporting the application have raised the following issues: 

· The loss of such a large company would have a colossal economic impact on Skipton

· HML are showing a huge commitment to the area by wishing to remain

· An exception should be made to Local Plan policy in respect of the development of a greenfield site

· Providence Place is in need of major overhaul 

· The proposal would mean that workers from outside Skipton would not have to travel into the town centre to get to work which would reduce congestion

8 Summary of Planning Issues

8.1 The main planning issues in the determination of this application are: whether the principle of development on the site is acceptable; whether the principle of offices on the site is acceptable; the impact of the proposed development on the highway network; and the impact of the proposed development on the amenity of neighbouring residents. These issues will be discussed in turn below:

9 Analysis

1. The Principle of Development on the Site

9.1     Local Plan Policy ENV1 seeks to conserve and enhance the quality and character of the open countryside. It states that small scale development appropriate for the enjoyment of the scenic qualities of the countryside and other appropriate small scale development having a rural character will only be permitted in the open countryside are met where it:

1. Clearly benefits the rural economy;

2. Helps to maintain or enhance landscape character;

3. Is essential for the efficient operation of agriculture or forestry; or

4. Is essential to the needs of the community.

9.2 The final paragraph of the policy states that large scale development will only be permitted where it is demonstrated that there is an overriding need for the proposal due to the requirements of the utility services, transport, minerals or national security. 

9.3 Local Plan Policy ENV2 relates directly to development in the open countryside that is acceptable under Policy ENV1. It sets out four criteria that should be met by such proposals: 

1. It is compatible with the character of the surrounding area, does not have an unacceptable impact on the landscape and safeguards landscape features, including stone walls and hedgerows, worthy of protection;

2. The design of buildings and structures and the materials proposed relate to the setting, taking account of the immediate impact and public views of the development;

3. Rural access roads can accommodate the traffic likely to be generated by the proposal;

4. Services and infrastructure can be provided without causing a serious harmful change to the rural character and appearance of the locality. 

9.4 The North Yorkshire County Council’s conservation strategy identifies areas of the county where the landscape quality is high and worthy of recognition in a regional or county context. The whole of the plan area of Craven is recognised as being a ‘Special Landscape Area’ (SLA) and Local Plan Policy ENV4 is therefore of relevance. This policy states that within SLAs, development will not be permitted if it adversely affects the visual character of the SLA and where the scale, siting, design and materials of development are sympathetic to its character. 

9.5 Structure Plan Policy E2 states that development in the open countryside will normally be permitted only where it relates to:

i) Small scale proposals requiring an open countryside location for operational reasons; and

ii) Small scale proposals for individual sites or for the re-use or adaptation of existing rural buildings to secure employment uses which benefit the rural economy.

and provided it would not harm the character and appearance, general amenity or nature conservation interests of the surrounding area. 

9.6 RSS Policy P1 states that, wherever possible, development should be located within urban areas. It outlines the presumption in favour of a sequential approach to meeting development needs, which should start with the re-use of suitable previously developed land and buildings within urban areas. 

9.7 Draft RSS Policy YH8 states that in determining planning application, local planning authorities will adopt a sequential approach which gives:

i) first priority to the re-use of previously developed land and buildings and the more effective use of existing developed areas within these centres;

ii) second priority to other suitable infill opportunities within these centres; and

iii) third priority to planned growth areas, on the periphery of or well related, in public transport terms, to these centres.

9.8 PPS7, issued in 2004, sets out the Government’s priorities for rural areas. These include: raising the quality of life and the environment in rural areas through the promotion of, inter alia, thriving, inclusive and sustainable rural communities and sustainable economic growth; promoting more sustainable patterns of development through focusing development in, or next to, existing towns and villages and through ensuring that, where greenfield land must be developed, it is not used wastefully; and promoting the development of the English regions by improving their economic performance so that they are able to reach their full potential. Paragraph 1 of PPS7 sets out a number of key principles. These include: that decisions on development proposals should be based on sustainable development principles; that accessibility should be a key consideration in all development decisions and that developments which are likely to generate large numbers of trips should be located in or next to towns or other service centres that are accessible by public transport; that new development in the open countryside away from existing settlements or outside areas allocated for development in development plans should be strictly controlled; that priority should be given to the redevelopment of previously developed land; and that development in rural areas should be should be well designed and inclusive. 

9.9 In relation to Local Plan Policy ENV1, it is considered that the four criteria outlined in this policy are not relevant in this instance as they relate to ‘small scale’ development and, given the nature of the proposal, it cannot reasonably be considered as small scale. The proposal must therefore be considered against the final paragraph of ENV1, which relates to large scale development. The proposed development is not however required in relation to the utility services, transport, mineral supply or national security. It is therefore considered that the proposal does not comply with the letter of this policy. However, in considering a proposal’s compliance with the Local Plan, it is necessary to read the plan as a whole. Policy ENV1 is a general policy, and it is therefore necessary to consider whether the application complies with other more specific and particular policies contained within the Plan. This will be discussed in the next section of this report in respect of Policy EMP5. Nothwithstanding the above, Policy ENV2 is not considered to be relevant, as it relates to developments which are acceptable in principle under Policy ENV1. 

9.10 Turning to criterion i) of Structure Plan Policy E2, it is not considered that the proposal is small scale and it does not require an open countryside location for operational reasons. In relation to criterion ii), as above, the proposal is not considered to be small scale and is not for the re-use or adaptation of existing rural buildings. The proposal does not therefore comply with Structure Plan Policy E2.

9.11 RSS Policy P1 relates mainly to the development of plans rather than the determination of planning applications and outlines the sequential approach to meeting development needs which should be adopted in development plans. It does however state that ‘wherever possible’ development should be located in urban areas, which makes it clear that there will be some circumstances where development outside urban areas will be acceptable. 

9.12 Unlike RSS Policy P1, Draft RSS Policy YH8 specifically requires local planning authorities to adopt a sequential approach in the determination of planning applications. The context and direction section which accompanies Policy YH8 explains that the application of the sequential approach should not be at the expense of driving out important employment uses from the hearts of towns and cities. The sequential approach and the application’s compliance with this policy will be discussed in the next section of this report. 

9.13 In relation to Local Plan Policy ENV4, it is not possible at this stage to make a full assessment of the impact of this proposal on the designated Special Landscape Area as only access is under consideration at this stage. The applicants have however submitted an illustrative layout plan for the site (which has been amended from that originally submitted to move one of the buildings away from the existing trees along the western boundary of the site) which shows indicative locations for the proposed buildings and car parking area and indicates that two of the proposed buildings would be three storeys in height, with one being four storeys. Given the likely location and height of the proposed buildings, it is probable that they would be visible from surrounding areas. This alone is not however a reason to refuse the application. The applicants state in their design and access statement that the indicative siting of the buildings would minimise the impact from westerly views by separating the buildings to be occupied by HML into two elements, with the gable (shorter) elevations facing the west. It is likely that the proposed buildings would be located to the north of the site in order to maintain the landscaped frontage to Gargrave Road. The appearance of the proposed buildings and their impact on the visual character of the SLA could also be minimised through the use of appropriate materials, high quality design and appropriate landscaping, which could actually help to enhance the SLA. These matters are not however for consideration as part of this application and will be considered when applications for reserved matters are submitted. It is however considered that the principle of the proposed development within the SLA is acceptable. 

9.14 In conclusion, the proposal does not comply with Local Plan Policy ENV1 or Structure Plan Policy E2. The relevance of the proposal’s non-compliance with Policy ENV1 in the context of the plan as a whole will be discussed at the end of this report. However, in order for the proposal to be considered acceptable, there must be other material considerations which outweigh the impact of the proposal’s non-compliance with Structure Plan Policy E2. This will be discussed in detail in subsequent paragraphs of this report. 

2. The Principle of Offices on the Site

9.15 Local Plan Policy EMP5 states that, outside development limits and established industrial areas, the construction of buildings for industrial and business uses will not be permitted. In exceptional circumstances, where it is demonstrated to be essential for the social and/or economic needs of the community, permission may be granted for development where there is no suitable alternative site within the development limits of a nearby settlement or an established industrial area and the proposal meets a number of criteria, including where the proposal:

1. will not create conditions prejudicial to highway safety;

2. is also located near transport routes other than road, such as rail, where these can be realistically utilised;

3. respects the scale and level of activity in the locality;

4. will not unacceptably affect the character and appearance of the countryside;

5. will not have an unacceptable impact on the character or setting of local settlements or the amenity of existing residents and/or neighbours;

6. will not have an adverse impact on sites or nature conservation value or archaeological or historic importance;

7. is for buildings which are of a good standard of design and satisfactorily blend into the landscape in terms of their design, siting and materials;

8. will incorporate high quality and appropriate landscaping;

9. is served, or capable of being served by cycle/pedestrian routes and is served, or capable of being served by public transport. 

9.16 Structure Plan Policy I12 states that provision will be made for the expansion of business use through the development of suitable land and/or buildings in and adjacent to town centres, market towns and in local commercial centres, subject to a number of criteria. 

9.17 Structure Plan Policy I15 states that, in exceptional circumstances, large scale business or industrial development for occupation by a single large operator may be permitted as an exception to the provisions of Policy I5 (employment land allocations), if:

i) the development would result in substantial employment or other economic benefits; and

ii) there are clear and substantive reasons why the proposed development cannot be implemented on land allocated in local plans for business or industrial development in accordance with Policy I5; and

iii) there are no overriding planning objections

Finally, the policy states that in all cases, a full environmental assessment of the proposal will be required. 

9.18 RSS Policy E1 states that existing city and town centres will continue to be the main focus for business services.

9.19 Draft RSS Policy E2 states that the role and performance of existing city and town centres will be strengthened. It states that they will be the main focus for, inter alia, office uses which generate a high level of people movements and that such uses should not be located outside of these centres if they would undermine the delivery of the Plan’s Core Approach. 
9.20 PPS1 was issued in 2001 and sets the overarching planning policies on the delivery or sustainable development. The four key aims are: social progress which recognises the needs of everyone; effective protection of the environment; the prudent use of natural resources; and the maintenance of high and stable levels of economic growth and employment. It emphasises the importance of sustainable economic development and states that planning authorities should: recognise that economic development can deliver environmental and social benefits; recognise the wider sub-regional, regional or national benefits of economic development and consider these alongside any adverse local impacts; ensure that suitable locations are available for commercial developments so that the economy can prosper; provide for improved productivity, choice and competition, particularly when technological and other requirements of modern business are changing rapidly; and identify opportunities for future investment to deliver economic objectives.
9.21 PPG4 relates to industrial, commercial development and small firms. Paragraph 29 deals with the matter of imposing conditions on development where the need of a local firm to expand is sufficiently exceptional to justify a departure from a general policy of restraint. As this is an opportunity whereby the planning system may be abused it may be reasonable to impose a local occupancy condition in such circumstances, provided it is for a short period (no more than ten years), covers a large catchment area (for example, the area of the relevant county) and clearly defines the categories of persons or firms who may occupy the premises. Occupancy conditions should be imposed only when special planning grounds can be demonstrated and where the alternative would normally be to refuse the application.
9.22 PPS6 was issued in 2005 and sets out the Government’s objective of the promotion of the vitality and viability of town centres. Paragraph 1.8 lists the key town centre uses to which the policy statement applies, and includes offices – both commercial and those of public bodies. Section 3 of the statement deals with development control, and states that development should be focussed in existing centres. Paragraph 3.4 states that applicants should demonstrate:

· the need for the development;

· that it is of an appropriate scale;

· that there are no more central sites for the development;

· that there are no unacceptable impacts on existing centres; and 

· that locations are accessible. 

9.23 Paragraph 3.5 states that, as a general rule, proposed developments should satisfy all of the above criteria, but that local planning authorities should, in making their decisions, consider relevant local issues and other material planning considerations. In relation to need, both quantitative and qualitative need should be considered. In relation to scale, the statement emphasises the need for proposed developments to be of a scale appropriate to role and function of a centre and its catchment.

9.24 The sequential approach to site selection should be applied to all sites that are not within existing centres nor allocated in up-to-date development plan documents. Paragraph 2.44 states that sites should be considered in the following order: firstly, locations in appropriate existing centres where suitable sites or buildings for conversion are likely to become available; secondly, edge of centre locations; and finally out-of-centre sites, with preference given to sites which are or will be well served by a choice of means of transport and which are close to the centre and have a high likelihood of forming links with the centre. Paragraph 3.19 states that where it is argued that other sequentially preferable sites are not appropriate for a proposed development, applicants should provide clear evidence to demonstrate why such sites are not practical alternatives in terms of: availability (where sites are not available now and are unlikely to become available within a reasonable time frame); suitability (having due regard to the need for flexibility); and viability. Paragraph 3.20 states that impact assessments should be undertaken for any application for a main town centre use in an edge or out-of-centre site and which is not in accordance with an up-to-date development plan strategy. In assessing the impact of a proposal on existing centres, local planning authorities should consider factors such as the likely impact on trade/turnover and on the likely impact on the vitality and viability of existing centres. Finally, in relation to accessibility, local planning authorities should consider both the need for accessibility by a choice of means of transport and the impact on car use, traffic and congestion. Paragraph 3.28 states that material considerations to be taken into account in assessing applications include employment and economic growth. 

9.25 In relation to Structure Plan Policy I12, the application site is neither within nor adjacent to the town centre and the proposal does not therefore comply with this policy. 

9.26 In relation to Local Plan Policy EMP5, the site is located outside the development limits of Skipton and is outside established industrial areas. In order for the proposed development to comply with this policy and Policy I15 of the Structure Plan, it is first of all necessary for the applicant to demonstrate that the proposal is necessary to the social and/or economic needs of the community (ie. that there is a need for the proposal) and that there is no suitable alternative site within the development limits of a nearby settlement or an established industrial area. Both are also required by PPS6. The applicants have therefore submitted information in relation to the need for the proposal and a sequential assessment which considers the availability, suitability and viability of other sites in the area. 

9.27 The applicants have provided information explaining HML’s need to modernise and expand its operation within the town and why the existing premises are not suitable, as well as a statement detailing the economic impact of HML in relation to this proposal. The applicants confirm that the company currently operates from four premises around Skipton, with the main headquarters and administrative functions being undertaken from offices at Providence Place, with interlinked premises at Caroline House. The applicants consider the Providence Place premises to be insufficient due to their limited scale and outdated facilities, and that the company has outgrown the office. The applicants assert that the need to provide a modern and competitive financial service cannot be satisfactorily met at the existing premises as they do not offer facilities to support IT requirements and the air conditioning and electrical supplies are not sufficient to cope with the demands placed upon them. Such factors, the applicants claim, result in an inefficient building and unsuitable working conditions for the existing staff. The applicants have supplied photographs illustrating the existing conditions at Providence Place demonstrating the inadequacy of the server room and the cramped working conditions. The applicants state that the building has been upgraded in previous years but they have concluded that the extent of the work now required to bring the building up to modern standards, by for example upgrading the air conditioning, replacing the existing windows and ensuring disabled access throughout the premises, would be uneconomic. This is particularly in view of the fact that the limited size of the building means that it is not considered large enough to accommodate the company’s existing employees and so would not allow the company to grow. This has led the applicants to conclude that new premises are required. Such new premises would bring together all of the key functions of HML’s head office, which are currently dispersed across four sites, under one roof. In so doing, the applicants assert that there would be significant benefits in terms of the company’s efficiency and competitiveness. The applicants conclude that HML has grown significantly since its establishment in Skipton in 1988 and that it is currently facing severe operational constraints resulting from its inadequate facilities, the quality of the building and the disparate nature of the current operation. The applicants assert that HML urgently needs to establish new, high quality premises from which all the key functions of the business can operate. They state that if such needs cannot be met in Skipton in the short term, the company would need to reconsider its locational needs. They conclude that such circumstances, in addition to the unavailability of alternative sites or premises within or on the edge of the town centre and the potential impact on the local economy should HML relocate, are sufficiently exceptional to justify the release of the greenfield site. 

9.28 They confirm that a total of 742 people are currently employed by HML and based in Skipton, with a further 84 vacancies, giving a potential total of 826 employees. Approximately 475 of HML’s staff work at Providence Place, with 80 at Caroline House, 60 at Airedale Business Centre and 135 at The Bailey. The proposed new offices are expected to accommodate 800 staff and provide 100,000sqft gross internal floorspace. The relocation of HML to the application site would result in: the retention of Providence Place as the back-up for SBS computer systems, specialist storage and contingency space for clerical staff on a short-term basis; the release of Caroline House, the retention of the warehouse at Airedale Business Centre; the release of space at The Bailey to accommodate growth; and the vacation of space at Padiham also to accommodate growth. The applicants consider that this would result in more efficient utilisation of premises by HML and SBS. 

9.29 A total of 42% of HML’s employees in Skipton reside within Craven District, with the majority (29%) living in Skipton itself. The applicants assert that this represents 15% of the total number of jobs in the town, and 2.6% of the jobs within Craven. They claim that this represents a boost to Skipton’s daytime population and to spending power in the town centre, thereby aiding town centre viability. The average earnings of HML Skipton employees (£18,000 per annum) exceeds, by 11%, the average gross workplace-based pay in Craven, and therefore, the applicants state, represents added value and wealth creation. The applicants assert that this indicates that HML has a significant local economic effect and a valuable one for the wider area. 

9.30 In addition to the above quantitative economic features of HML in Skipton, the applicants have identified a number of qualitative features and impacts. These include the fact that HML is a recognised Investor in People employer, is an active member of Business in the Community, offers terms of employment to its staff which are commensurate with the status and profile of HML and the Group’s status, has its own Corporate Social Responsibility policy which include car sharing, waste recycling, charitable fundraising and donations, partnership working with local schools and practical volunteering projects. The applicants therefore assert that HML is inextricably linked with and embedded in the local economy in much more than a purely economic manner. 

9.31 In relation to the implications of constraints on the growth of HML, the applicants state that they wish to remain in Skipton and do not want to use scare tactics about the alternatives for the company should this application be unsuccessful. They continue to state that the demands of the business and those of HML’s clients cannot be efficiently or effectively met in the current accommodation, nor can HML fulfil its corporate social responsibility commitments to its workforce in the current location. It confirms that the most likely alternative to relocating to the application site would be a significant relocation of activities from Skipton. Although the majority of the current head office and IT systems functions would be likely to remain in Skipton (approximately 250 employees) other parts of the organisation would be relocated to Glasgow or Londonderry, where, it is asserted, there are sites and premises capable of accommodating the scale of operations, there is an available labour force and there could be investment aid. This would result in the loss of 488 jobs in Skipton, which, the applicants claim, would cause other local enterprises to suffer. Although the figures provided by the applicants indicate that the local economy is currently strong, they claim that the cumulative potential ramifications of the relocation of HML out of Skipton could result in a shift in the local economy so that it may begin to show signs of fragility and that Skipton may further drift towards becoming a dormitory town for commuters and a destination for visitors. 

9.32 It can be seen from the above that there are significant economic benefits to the proposal, namely the retention of a large local employer within the Skipton area. The relocation of HML elsewhere, whether Glasgow or Londonderry, would have a significant and detrimental impact on the local economy, primarily through the loss of a large number of jobs, a significant proportion of which are carried out by local people. 

9.33 In relation to the Council element of the proposal, the applicants have provided information from surveys of the buildings at the Granville Street site, which were undertaken in 1999. Such surveys identified significant structural problems with the existing buildings and concluded that major refurbishment work would be required if the site were to remain operational for a further five years. Whilst minor remedial works have been undertaken in 1999/2000, major works have not been completed and the building remains operational. The information submitted with the application and prepared by the Council’s surveyors, confirms that the steelwork of the main offices is corroding, as are the exterior concrete cladding panels, the flat roof of the annex is reaching the end of its useful life and the external cladding on the portacabins has failed. All the buildings have a very poor thermal performance. The surveyor also confirmed that the extent of the works needed to repair the buildings could not be wholly determined until further investigations are undertaken. 

9.34 The continued occupation of the existing premises has been discounted as an option and the Council has taken the decision that the application site is the preferred option for new premises. The applicants state that redevelopment of the Granville Street site to provide a new building for occupation by the Council would result in major disruption to Council services and they have submitted a statement (prepared by the Council’s surveyors) which considers two options involving building on site whilst the Council remains operational or decanting to temporary facilities while demolition and redevelopment take place. The Council has highlighted difficulties with both options and has therefore discounted them in favour of new build on the application site. 

9.35 In support of this approach, the Council has provided a further statement which provides details of financial considerations which have led it to reach this conclusion. The Council operates within the financial regime applicable to local authorities which influences the extent to which is can incur expenditure on revenue and capital activities. The statement confirms that it has approximately £300,000 to support ongoing revenue expenditure which is ordinarily used to support its medium term financial plan. In 2006/2007, the Council anticipates spending £2.5million on capital projects, such as housing-related grants and improvements to car parks. The Council’s Capital Strategy for the period 2007/2008 to 2009/2010 shows a significant reduction in both the level of spending and resources beyond 2007/2008 and is illustrative of the tight financial regime in which the Council operates. In relation to the two options described above, construction costs would be common to both. However, the second option would incur additional costs associated with the temporary relocation of Council services, which, including connections to IT services, is estimated at £600,000. If this were to be treated as revenue expenditure, the Council would be unable to fund this in its current position without, for example, increasing Council Tax by approximately 20% which would be unacceptable to the Council, the community and central government. Such spending would however be more likely to be accounted for as capital expenditure. However, as both options would be in excess of £5million, the Council could not afford either as a stand-alone project, as it does not have the resources to fund such a level of expenditure. If new offices were to be constructed on the Granville Street site, it would require the Council to relocate into temporary accommodation. The Council questions the practicality of providing its services through temporary accommodation, given that it has to ensure democracy and accountability, provide accessible Council and committee meetings, access to Councillors and officers and access for members of the public to documents, staff and processes. It considers that the use of temporary buildings would compromise these core principles and rights. If temporary accommodation was to be provided, the Council states that the only place such accommodation could be house would be in the current car park at the Town Hall. It does however identify a number of problems with this approach, such as the need for car parking in the town centre, the impact on the effectiveness and efficiency of the Council and the high cost of cabling and telephony. The Council also states that there is a lack of other existing suitable office space within the town and temporary office accommodation would not therefore be an option. 

9.36 Taking all of the above into account, it is considered that the proposal is essential for the economic needs of the community and therefore satisfies the initial part of Local Plan Policy EMP5. The significant employment and economic benefits outlined above also comply with the first criterion of Structure Plan Policy I15, and demonstrate that there is a need for the proposal, in accordance with PPS6. It is however also necessary to demonstrate that there is no suitable alternative site within the development limits of a nearby settlement or an established industrial area, as also required by PPS6. This will be discussed below. 

9.37 The applicants have undertaken a sequential assessment which considers whether sites within the area are available, suitable and viable for the proposed development, and the results have been submitted with the application and supplemented by further information submitted during the consideration of the application. Whilst there is no requirement in PPS6 for disaggregation in relation to office uses, the proposed development is to meet the needs of two named occupiers and the applicants have therefore undertaken a sequential assessment of sites which may have the potential to accommodate the Craven District Council element of the proposal alone, as well as those which may have the potential to accommodate the proposal in its entirety. The applicants have also undertaken an assessment of employment land within the town.

9.38 In relation to the latter, the applicants have sought to identify and analyse the current employment land supply within Skipton with a view to identifying sites which have the potential to accommodate the proposed new offices for CDC. A number of sites which either have the benefit of planning permission or are considered suitable for a variety of employment uses. The most recent Employment Land Take Up Monitoring Report (March 2006) confirms that six sites are currently available, ranging from 0.03ha to 1.65ha and totalling 3.2ha. The applicants have considered each site individually in the sequential assessment, which will be discussed in detail below. They do however comment that two of the six sites (west of Ings Lane and Snaygill Industrial Estate) are physically constrained in terms of flooding, and the 2006 monitoring report notes that the status of these as potential employment sites will have to be reviewed as part of the LDF process. The applicants therefore assert that the realistic employment land supply from allocated land is less than 3.2ha. Given the early stages of the LDF process, it is not known which sites will eventually be allocated for employment development. It is however important to note that some of the sites proposed for allocation are greenfield and not therefore sequentially preferable to the application site. The 2006 monitoring report states that the take up of allocated and committed land throughout the district between 2000 and 2005 was 1.95ha per annum. The applicants conclude that, based on the findings of the 2006 monitoring report, there is a clear lack of site available for employment development in Skipton in the short term. This view is supported by the Craven Business and Employment Needs Study (prepared by Ecotec) which found that there is very limited land supply and an urgent need to identify employment land in the short term. 

9.39 As discussed above, the applicants have considered a number of sites as part of their sequential assessment and have submitted two documents detailing their findings. These deal with sites which are potentially capable of accommodating the proposal in its entirety (that is, both the HML and CDC elements) and sites which are potentially capable of accommodating just the CDC element. Whilst PPS6 does not require applicants to demonstrate flexibility through disaggregation of proposals for offices, the applicants have adopted this approach due to the fact that the proposal is for two distinct operators and in the interests of robustness. It should be noted that the town centre car parks have been considered and discounted on the basis that they are in Council ownership and it has stated that they are not available for development. The applicants have however provided information explaining why the car parks could not be considered for the CDC element of the proposed development, on the basis that they are in the Council’s ownership and its various landholdings within the town could potentially be rearranged to accommodate this element. The Council has been considering the future use of the town centre car parks since 2004. In November 2004, the Council consulted on proposals for the relocation of the Granville Street offices to the Coach Street car park. In response, 66% of the consultees opposed the relocation due to concern of the loss of car parking in the town. Car parking has been a key theme in Skipton, as it is a market town with a large rural hinterland as well as a destination for tourists, and being rural in nature it is not well served by public transport, compared to larger urban areas. Town centre car parking is therefore seen as essential in sustaining the economic role of the town by both the Council and local businesses. Having considered the results of the public consultation exercise, a report was presented to the Council in April 2005 which considered alternative locations for the CDC offices, which included the Coach Street car park, the Town Hall car park and edge of town locations combined with a ‘Mini Joint Service Centre’ at the Town Hall. Members concluded that the latter would be the preferred option and further consultation supported this conclusion. The Council therefore resolved to pursue an edge of town location with the preferred sites being Skipton South Bypass and the application site. Due to the fact that the former is partially located within a floodplain which would affect viability, the Gargrave Road site was identified as the preferred location. The Council’s ‘Skipton Developments’ (the strategy for the utilisation of land in Council ownership to help meet the development needs of the town) strategy was endorsed by the Council on 15th November 2006 and involves (subject to planning permission being granted): disposal of land at Granville Street for residential development; disposal of land at Horse Close for residential development; redevelopment of Skipton Town Hall; and the replacement of Council offices on an edge of town centre site. 

9.40 In addition to the above, a car park utilisation survey was undertaken in May 2004 to help guide the Skipton Developments proposals, and the information gathered formed part of the evidence base for the strategy. The applicants have updated the survey and provided additional information to support the application. Their updated survey confirms that the car parks remain heavily used and that there is a substantial need for the public car parks operated by CDC in Skipton town centre. In particular, on a market Saturday, the total spaces available between 11am and 3pm are 97% occupied.  

9.41 The applicants conclude that the retention of car parking within the town centre is essential to maintain the economic prosperity of the town, a view shared by local businesses and the Council. As a result, the Council has decided to retain current levels of parking within the town centre and has taken the view that the car parks are not available for development. 

9.42 The sites considered as part of the applicants’ sequential assessment are discussed below.

1. Belle Vue Mills (0.8ha)

9.43 This site is within private ownership and within the development limits. The building is Grade II listed and within a conservation area and is currently vacant. Planning permission and listed building consent were granted in 2005 for the re-use of the building for a mix of uses, including residential, offices and leisure accommodation, as well as 2,287sqm of office development, divided into three blocks. Although the site is available within a reasonable timescale, it was discounted by the applicants as the level of office accommodation proposed would not be sufficient to accommodate either HML or CDC or both. 

2. Bus Station (0.6ha)

9.44 This site is owned by CDC and is occupied by the bus station and a public car park. A report prepared by Arup (Skipton Town Centre: Sustainable Opportunities for a Vibrant and Successful Future) seeks to demonstrate that the site is capable of accommodating office development of 12,077sqm, with a basement car park across three levels. The applicants assert that, in order to achieve such a scale of development, any proposed office building on the site would have to be constructed over five floors, which the applicants consider would not relate well to the surrounding town centre uses or the conservation area within which it is situated. The Council has also confirmed that any redevelopment scheme for the site would need to include a new and improved bus station facility, taxi facility and public car parking. Whilst the site would be capable of accommodating the proposed development, the applicants have discounted it because they consider such development would undermine the Council’s aspirations to retain the bus station in such a town centre location and it would result in the loss of a car park, the implications of which will be discussed in a subsequent section of this report. Finally, as well as considering the site to be unavailable, the applicants assert that the site would not be available within an appropriate timescale due to technical constraints and detailed design. 

3. Coach Street Car Park (0.7ha)

9.45 The site is owned an operated by the Council. The site is substantially smaller than the application site but is of a scale capable of accommodating the CDC element of the scheme. The site has been discounted by the applicants as being unavailable due to the Council’s decision to protect its car parks from development, as discussed above. 

4. Millfields Car Park (0.4ha)

9.46 This site is located adjacent to the above site, and even combined, the applicants assert that they would be unable to accommodate the proposal in its entirety, unless the proposed building was five storeys in height. In addition, as the site is currently in active use as a car park, and in light of the Council’s decision to retain its town centre car parks, the applicants consider the site to be unavailable within reasonable timescales. 

5. Town Hall Car Park (1.2ha)

9.47 Whilst this site is large enough to accommodate the proposed buildings and is sequentially preferable to the application site, it is not considered to be available within the foreseeable future given the Council’s decision to retain the town centre car parks. 

6. HML Building, Providence Place (0.1ha)

9.48 This site is situated behind the retail frontage of Skipton High Street. The building extends over five floors and comprises approximately 2,787sqm. The applicants confirm that it is HML’s intention to retain at least a proportion of the site for IT support and systems, resulting in this building being unavailable for occupation by any part of the proposed development within a reasonable timescale. Even if the premises were to be vacated, the applicants state that the limited size of the building would be insufficient to accommodate even the CDC element of the proposal. 

7. Cavendish Street Car Park (0.4ha) 

9.49 This is the smallest of the town’s car parks and there is limited scope for the expansion of the site to accommodate any part of the proposed development. The site has therefore been discounted as being unsuitable and unavailable for any part of the proposed development, given the Council’s decision to retain the town centre car parks. 

8. Snaygill Industrial Estate, Keighly Road (0.9)

9.50 This site is allocated for employment in the Local Plan and there is one remaining plot. The site is out of centre and is not within walking distance of any transport interchange, although it is within walking distance of a bus route. The site is smaller than the application site, but could accommodate the Council element of the proposal. The site has however been discounted by the applicants due to its unsuitability, given that surrounding units comprise warehouses and a sewage works.

9. South Skipton (10.9ha)

9.51 The Council has previously considered the development potential of this site, during which time, comments were received from the Environment Agency which confirmed that built development should be wholly exceptional and limited to exceptional transport and utilities infrastructure, and that there should be no net loss of floodplain storage and no increase of flood risk elsewhere. Although the EA has since accepted that some measures could be taken to address their concerns regarding flooding, the applicants consider that such measures would impact on the viability of any development on the site. In addition, they confirm that public transport is limited (one bus per hour along Carlton Road) and the site is approximately 1,700m from the bus station through mixed use and industrial areas. The site is therefore not considered to be sequentially preferable to the application site. The site is being marketed and is therefore available at the moment, although it is being marketed in its entirety, which would make it be too large for the applicants’ purposes. However, the applicants have discounted the site due to the physical constraints and the likelihood that these could not be addressed within the timescales for relocation. 

10. CDC Offices, Granville Street (1.1ha)
9.52 This site incorporates the existing CDC offices and land to the rear of the site, which is currently in use as allotments. The applicants have discounted this site on the basis that it is not large enough to accommodate the proposed development in its entirety, and, in relation to the CDC element of the proposal, the applicants consider that it is not a suitable office location, as the Council believes residential use would be most appropriate for the site. The applicants have provided further information in respect of this site to support these assertions and fully justify why the site has been discounted. The existing office building was constructed in 1964, although it has subsequently been extended. The site is accessed from Granville Street and has 72 car parking spaces. The surrounding area is largely residential. The information submitted in respect of the condition of the existing buildings and the discounting of their continued occupation has already been discussed above in relation to the need for the Council element of the application.  

9.53 The Council considers the site to be more suitable for residential development, rather than offices due to its location in a predominantly residential area and the traffic implications associated with office uses. The existing roads in the vicinity of the site experience high levels of on street parking and due to the relatively limited number of car parking spaces for Council employees (72) some use the surrounding residential streets. The applicants have undertaken a comparison of potential traffic generation from office development and residential development at the site, which shows that office development would generate significantly more traffic than residential development at peak times and during the day. Traffic levels associated with residential development are not expected to be comparable to a 35,000sqft office development until the density approaches 100 dwellings per hectare. The applicants therefore assert that the amenity of neighbouring residents is more likely to be affected by offices development in terms of the level of traffic as well as on street parking. 

9.54 In order to further demonstrate the suitability of the site for residential development, the applicants have considered the need to identify land for housing in the district. They state that the housing land availability position is going through a period of change. Until the end of 2006, the housing land supply was based on Local Plan Policy H1 which is based on the requirements of the Structure Plan. This set a requirement for 2,300 dwellings in the area between 1991 and 2006 (153 dwellings per annum). During the period 1991-2005, 2,661 dwellings were completed, which represents an overprovision of 361 dwellings. The Structure Plan will be replaced by the (current draft) RSS, which, at present, sets a requirement for 250 dwellings per annum in Craven for the period 2004-2011, 200 dwellings per annum between 2011 and 2016 and 180 dwellings per annum between 2016 and 2021. Based on the information in the most recent Annual Monitoring Review which was published in December 2006, annual completion rates between 2000 and 2005 have been 205 per annum, which is an overprovision based on the Structure Plan requirements, but represents a shortfall when considered against the Draft RSS requirements. There are currently 320 units with planning permission and a further 66 units potentially available on sites allocated in the Local Plan, which, based on Draft RSS, represents only 1.5 years’ supply. This figure could however reduce if, as part of the preparation of the LDF, some of these sites are considered unlikely to be developed. The Council’s Urban Potential Study undertaken in 2003 identified brownfield land with an estimated capacity of 1,854 dwellings between 2002 and 2016, which included the Granville Street site. This equates to 132 dwellings per annum which is below Draft RSS figures. The applicants assert that, in light of the above, there is a pressing need to identify suitable, deliverable housing sites for development in the short term in order to meet strategic requirements. The Granville Street site is considered to be suitable due to its location, partly brownfield and deliverable in the short term, subject to CDC relocating. The applicants also state that, as the site is currently in Council ownership, and the Council is committed to ensuring that a large proportion of the site is developed for affordable housing, the site is particularly suitable for residential development. A recent housing needs assessment identified a need for 238 affordable dwellings per annum within the Craven LDF area, which, in comparison to the overall housing requirement for this period in Draft RSS, is high. The applicants claim that this indicates a pressing need to affordable housing. The recently produced draft SPD on affordable housing requires 40% affordable housing in new developments over 15 dwellings. The applicants state that the Council has an opportunity to seek to secure a proportion of affordable housing which is greater than the normal requirement on the Granville Street site.

9.55 The applicants conclude that there is an urgent need for the Council to vacate its existing premises due to their poor condition. Although the site could accommodate the proposed development in its entirety, it is considered to be more suitable for residential development, particularly given the need to identify site for housing and the need to provide affordable housing. The site has therefore been discounted.  

11. Land bounded by The Bailey and Skipton Road (3.0ha)

9.56 This site falls outside the development limits and is undeveloped greenfield land. The applicants have discounted this site as it is not sequentially preferable to the application site, is in a conservation area and is not considered by the applicants to be suitable for offices. 

12. Grassington Road (23ha)

9.57 This site is an area of greenfield land currently used for farming. The applicants have discounted this site due to its location within a conservation area, the presence of a Scheduled Ancient Monument on the site and the fact that the access roads would require significant improvement in order to accommodate the proposed development, which would impact on its viability. 

13. LMS Club, Broughton Road (0.2ha)

9.58 This site has been included within the applicants’ sequential assessment as it has been suggested that the site would be capable of accommodating a relocated bus station (thereby releasing the existing bus station site for office development, as already discussed above). The applicants however state that ownership of the site in unclear, as is whether the site is being actively promoted for development by the landowners. The site also provides a community facility for members of the social club, and its redevelopment would have to be considered against Local Plan Policy SRC1, which relates to the protection of recreation and amenity land. The applicants conclude that the site is too small to accommodate any element of the proposal and, as it is currently in beneficial use, is unavailable. 

14. Land Adjacent to Craven Nursery Park (0.12ha)

9.59 The site is allocated in the Local Plan and is within the wider Snaygill Industrial Estate. It is identified in the Craven Employment Land Study as being available. Although it is allocated for the development, the applicants assert that it appears to be greenfield and it is in an out of centre location. They state that, in its current form, it would not be capable of accommodating the scale of development required by CDC and is therefore unsuitable. 

15. Field Adjacent to A629 Skipton Bypass, Ings Lane (1.65)

9.60 The site is allocated for development under Local Plan Policy EMP2 and also falls entirely within the flood risk area. Despite the allocation, the applicants state that it is not being actively marketed at present. They assert that access into the site would not be compatible with office uses and its location within a flood risk area represents a major constraint to development. They have discounted this site due to the flood risk implications and the unsuitability for offices. 

16. Land Adjacent to Canal, Firth Street (0.15ha)

9.61 This site is occupied by a wood yard. The applicants assert that although the site is brownfield, it is 600m from the bus station and 650m from the core retail area. they state that whilst it is large enough to accommodate the CDC element of the proposal, a high density would be required with no car parking and, given that the surrounding access roads are residential in nature, such a development may not be appropriate. They conclude that the site is unsuitable and unavailable, given that it is in beneficial use. 

17. Land West of Ings Lane (0.38ha)

9.62 This site is located within the Engine Shed Lane Industrial Estate and is allocated in the Local Plan as and Existing Employment Commitment (Policy EMP2). It is currently used for container and storage hire and the applicants therefore consider the site to be unavailable. In addition, it is in an out of centre location. Whilst the site, in combination with site 15 discussed above, would be large enough to accommodate the CDC element of the proposal, the applicants state that significant mitigation measures would be required due to its location within the floodplain, and as the site is currently unavailable, it has been discounted by the applicants. 

18. Castle Acoustics, Newmarket Street (0.3ha)
9.63 Although the site is currently in use, planning permission has recently been refused for the redevelopment of the site for ten dwellings and a block of six 2 storey offices (application ref:  62/2006/6646). The reasons for refusal related to the negative impact of the proposal on the conservation area. The site is brownfield and within the development limits. The applicants state that the site appears to be owned by several different parties which could give rise to land assembly issues. The applicants conclude that the site is too small to accommodate the CDC element of the proposal and is unavailable as it is currently in beneficial use. 

20. Other sites on the periphery of the town

9.64 The applicants state that, in undertaking a sequential assessment, it is common practice only to consider sites which are sequentially preferable to the application site. In sequential terms, the Gargrave Road site is out of centre. The applicants have considered some other out of centre sites (discussed above) and are not aware of any other sites on the periphery of the town which are likely to become available for development other than the Horse Close site to the south east of the town which is in Council ownership and is being suggested for residential development as part of the Skipton Developments Strategy. Access to this site would be through an existing residential area which the applicants consider suggests that it would be unsuitable for offices. Open land to the east of the town in the Otley Road area, as well as being steeply sloping, is beyond the defensible boundary of the railway and subject to flooding constraints from Skibenden Beck.  Other sites, east of the Greatwood area, are accessible only through residential areas and land east of Keighley Road is considered to be unsuitable because of the topography and limited access over the canal. The site off Gargrave Road between the application site and the urban area boundary is not considered suitable for the development of 135,000sqft of offices because the land is steeply sloping and will present a physical constraint to development. In addition it is adjacent to an existing residential area, the Rockwood Estate, and the applicants are concerned that development may have implications for amenity of existing residents. A significant buffer zone would be required between the development site and existing residential properties reducing development potential further.

9.65 It can be seen from the above that the applicants considered a number of potentially alternative sites for the proposal in its entirety and just the CDC element of the proposal and has found that none are available within reasonable timescales, suitable or viable, and that the application represents the most sequentially preferable for the proposed development. They have also provided evidence to justify why the town centre car park sites have been discounted and why the Granville Street site is more suitable for residential development. In light of the information submitted, it is considered that there is no suitable alternative site in a sequentially preferable location, and that the application accords with the first paragraph of Local Plan Policy EMP5 and criterion ii) of Structure Plan Policy I15. .  

9.66 In addition to the above, it is also necessary for the proposal to comply with all of the criteria listed in Local Plan Policy EMP5. Criteria 1, 2, 3 and 9 will be discussed in detail in later paragraphs of this report which consider the impact of the proposal on the highway network. They do however conclude that the proposal would not have an unacceptable detrimental impact on highway safety, is located in relatively close proximity to public transport facilities and is served by pedestrian routes.  Criterion 4 of Policy EMP5 requires developments to not have an unacceptable effect on the character and appearance of the countryside. The impact of the proposal on the countryside in respect of the Special Landscape Area has already been discussed above and it was concluded that, based on the information submitted with the application, there would be no unacceptable detrimental impact on the SLA as a result of offices on the site, recognising that layout, appearance, landscaping and scale are reserved for determination at a later date. It is therefore considered that the proposal complies with criterion 4. Compliance with criteria 5 and 6 will be discussed in later sections of this report. Criteria 8 are not relevant given that the application only seeks approval for access and the other matters are reserved for determination at a later date. 

9.67 In relation to the last sentence of Structure Plan Policy I15, the planning application was not accompanied by an Environmental Assessment. The application was however screened in accordance with The Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999 and it was considered that the proposal does not constitute EIA development. The undertaking of an Environmental Assessment was not therefore considered to be necessary. 

9.68 The other tests outlined in PPS6 also need to be considered. In relation to the scale of the proposal, the floorspaces required for the two users have been confirmed by the applicants, and the proposed level of floorspace is considered of an acceptable scale given the size of the site and its location just outside the town. The applicants have provided illustrative material which indicates that, in order to achieve the required level of floorspace, the three buildings would have to be three and four storeys in height. This is also considered to be acceptable in terms of scale. In relation to the impact of the proposal on Skipton Town Centre, the applicants have estimated that the turnover of the town centre is in 2007 would be £101.4million. The applicants have also confirmed that HML’s current premises at Providence Place has a staff canteen, and it is therefore reasonable to assume that only a minority of those currently working at Providence Place would purchase their lunch in the town centre. Notwithstanding this, even if 400 of the employees spent £5 each lunchtime, this would equate to £0.5 million over a year which is only 0.5% of the turnover. It can therefore be seen that the proposed relocation of HML would result in only a relatively small reduction in the turnover of the town centre. In addition, the applicants have confirmed that a shuttle bus would operate between the application site and the town centre, which would mean that employees would be able to visit the town centre and therefore the reduction in turnover would be unlikely to be as high as estimated and therefore the likely impact of the proposed development on the town centre is considered to be acceptable. The applicants consider that planned trips to the town centre for comparison goods shopping would be unaffected if HML relocates to the application site, as Skipton would remain the closest town centre to the site. It should also be noted that if this application was unsuccessful and HML relocated out of the district, the impact on the town centre would be likely to be greater. The accessibility of the site will be discussed in a subsequent section of this report. 

9.69 Turning to RSS Policy E1 and Draft RSS Policy E2, Skipton town centre will continue to be the focus for business services, despite the current proposals to develop on the application site. The particular circumstances of the applicants and the urgent need for the proposed development have already been discussed. It is only because of these factors, and the fact that there are no sequentially preferable sites for the proposal, that it is considered acceptable. This approach is in line with the guidance in PPS6, other policies in RSS and the Local Plan and Draft RSS Policy YH8. It is not considered that this proposal would undermine the delivery of Draft RSS’s Core Approach, as the correct procedure has been followed. 

9.70 In conclusion, the applicants have demonstrated that the principle of office uses on the site is acceptable. They have shown that there is a compelling economic need for the proposal and that without the proposed new offices, HML would relocate outside the district, which would have a significant detrimental impact on the local economy in terms of jobs and expenditure. In respect of the Council element of the proposal, the applicants have provided information outlining the various difficulties (financial, access, the location of alternative temporary accommodation) which have led them to the conclusion that the construction of new offices on an alternative site is the only feasible option. They have also demonstrated that there are no other suitable alternative sites within the area, and that the application site is sequentially preferable. The scale of the proposal is considered to be acceptable given the information submitted at this stage and the impact of the proposal on Skipton town centre is considered to be negligible. In order to control this, conditions are recommended to limit the maximum total floorspace and the maximum floorspace for each user. Other issues relating to accessibility, impact on the highway network and impact on residents will be discussed in later sections of this report. However, the application accords with the relevant provisions of Local Plan Policy EMP5, RSS Policy E1 and Draft RSS policies E2 and YH8 and PPS6. 

9.71 Given the particular circumstances of the applicants, and the arguments used by them to justify the proposals, it is considered necessary and reasonable to limit the occupancy of the proposed office buildings to HML and CDC for a period of ten years, an approach advocated by PPG4 in such circumstances. This would be controlled through a S106 agreement, an approach which the applicants have accepted. 

3. The impact of the proposed development on the highway network

9.72 Local Plan Policy T2 requires that development proposals:

1. Are appropriately related to the highway network and in particular;

2. Do not generate volumes of traffic in excess of the capacity of the highway network;
3. Do not lead to the formation of a new access or greater use of an existing access onto a primary, district or local distributor road unless the access is such that it is acceptable to the Council and its design achieves a high standard of safety; and 
4. Have full regard to the highway impact on, and potential for improvement to the surrounding landscape.
9.73 Local Plan Policy T3 relates to the parking standards in new developments and states that new developments will be required to provide car parking in accordance with the Council's parking standards. Parking standards may be relaxed where: 

1. The proposed development would make a positive contribution to the character and appearance of a conservation area; 
2. It was proposed to re-use buildings of architectural and historic interest; 
3. This would assist the appropriate use of upper floors in a service centre in accordance with Policies H16 and R4. 

4. It is in the interests of good design without compromising highway safety.

9.74 Structure Plan Policy T9 requires the provision of car parking and servicing in all new developments. Appendix I of the Local Plan sets the standard of 1 space per 30sqm for office uses in urban environments and 1 space per 20sqm for offices on greenfield sites or on business parks. 

9.75 Structure Plan Policy T10 states that, where appropriate, provision will be made for cyclists. Recreational cycling will be developed utilising existing road space where practicable. 

9.76 Structure Plan Policy T11 states that the availability of public transport services will be an important consideration in assessing proposals for major new developments, particularly those proposed in peripheral locations and those which may be visited by large numbers of people. 

9.77 RSS Policy T1 requires development proposals to be accompanied by a strengthened form of Transport Assessment. 

9.78 RSS Policy T5 requires the use of maximum parking standards for new developments in step with location and land use type. For B1 business uses in rural, local and sub regional centres, RSS sets a maximum of 1 space per 30sqm.

9.79 Draft RSS Policy T1 states that local authorities should require planning applications to be accompanied by transport assessments to ensure development is appropriately located. It outlines a number of measures to address the growth of congestion including the use of travel plans by employers, improved facilities for cyclists and pedestrians and encouraging car sharing. 
9.80 Draft RSS Policy T2 requires a consistent approach to parking and encourages the use of maximum parking standards. For B1 business uses in rural, local and sub regional centres, Draft RSS sets a maximum of 1 space per 30sqm.
9.81 PPG13 outlines the Government’s objective of integrating planning and transport at the national, regional and local level in order to promote more sustainable transport choices, promote accessibility to jobs, shops, leisure facilities and services by public transport, walking and cycling and reduce the need to travel, especially by car. Paragraph 6 encourages local authorities to focus major generators of travel demand in city, town and district centres and close to transport interchanges and to ensure that development comprising jobs offers a realistic choice of access by public transport, walking and cycling. Paragraph 23 requires developments which would have significant transport implications to be accompanied by a Transport Assessment. For large proposals, such assessments should illustrate the accessibility to the site by all modes and the likely modal split of journeys to and from the site. They should also give details of proposed measures to improve access by public transport, walking and cycling to reduce the need for parking. It states that, where appropriate, a travel plan should be included. Paragraph 26 states that development comprising jobs should offer a realistic choice of access by public transport, walking and cycling which should be assessed taking into account how easy it is to get to the site by each mode. Paragraph 27 requires developers for large proposals outside preferred locations identified in development plans to illustrate how the accessibility of the site compares to other possible sites. The guidance states that businesses should make every effort, for example by adopting travel plans, to encourage car sharing and the use of non-car modes (paragraph 32). 

9.82 Paragraph 50 states that, in implementing policies on parking, local authorities should ensure that levels of parking will promote sustainable transport choices, encourage the shared use of parking and require developers to provide adequate parking for disabled drivers, safe and secure cycle parking and appropriate motorcycle parking. Paragraph 50 requires the car parking standards included in the guidance to be applied as a maximum, unless the applicant has demonstrated, through a TA, that a higher figure is needed. Paragraph 82 advocates the use of conditions to require secure cycle parking facilities, disabled parking and facilities for public transport. The maximum parking standard for B1 offices in PPG13 is 1 space per 30sqm. 
9.83 As required by RSS Policy T1 and Draft RSS Policy T1, the applicants have submitted a Transport Assessment to accompany the application which identifies the manner in which the proposed development accords with current local and national policy and has assessed the sustainability of the proposed development site. It gives consideration to the reuse of the existing HML/CDC offices for B1 use and the likely combined traffic impact of the reuse together with the traffic associated with the proposed development.

9.84 An assessment as to whether the traffic-related policies has been undertaken by North Yorkshire County Council’s (NYCC) highways department. NYCC has stated that the impact of the proposed development relates to the A65/A59 roundabout, which currently forms part of the Trunk Road network. The section of Trunk Road in question is soon to be ‘de-trunked’ and transferred from the Highways Agency to NYCC. However, until this transfer occurs, the HA continues to take responsibility for the safety of the network. As stated above, the HA has issued an Article 14 Direction which prevents the Council approving the application until such time that the HA has received sufficient information regarding the roundabout. The applicants’ agents are in discussions with the HA regarding this issue and are in the processes of preparing the additional information required. An update on this situation will be reported verbally at the Committee Meeting. The TA has identified that there will be capacity issues at the Water Street/Raikes Road junction with and without the proposed development. This junction has recently been amended to optimise the capacity as part of NYCC’s Skipton Traffic Management Strategy and NYCC does not consider that additional capacity can be provided at this junction without land take. NYCC has also accepted the applicants’ conclusion that any proposals to provide additional capacity at the junction would have a detrimental impact on other junctions within the town centre by attracting more traffic to that part of the network. As a result, ‘soft engineering’ solutions have been considered to reduce the attractiveness of routes using the junctions. The applicants have agreed to fund a scheme of traffic calming on Gargrave Road between Rockford Drive and Coach Street to make this route less attractive to through traffic, thereby reducing traffic using the Water Street junction and thus improving the capacity of the junction. NYCC has accepted that this, together with the adjacent signal controlled crossing, which creates gaps in through traffic, the local nature of the trips through the junction coupled with the proposed travel plan (which is discussed below), will have a self-regulating effect on the junction ensuring that queues would not reach those theoretically predicted by the junction analysis. The applicants have agreed that the provision of the traffic calming scheme will be secured through a S106 agreement. The plans submitted with the application indicate that a four arm roundabout would be provided on Gargrave Road at the proposed access to the site. NYCC has no objections to the proposed roundabout and the proposed new access into the site. The provision of the roundabout will also be secured through the S106 agreement. 

9.85 In accordance with Draft RSS Policy T1, the applicants have submitted a Framework Travel Plan which sets out 25 measures that will help to encourage staff to travel to the proposed development site by means other than the private car (particularly single occupancy trips). These range from the display of transport timetables, the encouragement of car sharing with priority parking within the site through to the provision of interest-free loans to purchase bicycles. The Framework Travel Plan will lead the applicants to prepare a full travel plan for the site which will also need to set out specific measures to reduce car journeys. One of the main aspects of the Travel Plan is the proposed shuttle bus which is likely to operate between the site and the town centre. This would enable those living within the town or arriving by bus or train to access the application site more easily. In order to make the site more attractive to pedestrians and cyclists, the applicants are proposing to improve facilities between the site and the railway station. The formulation of the full Travel Plan and the implementation of its measures, including the shuttle bus, will be secured through the S106 agreement. 

9.86 Although the discussions between the applicants and the HA regarding the A65/A59 roundabout are ongoing, NYCC has confirmed that the applicants’ proposals to mitigate all other transport impacts of the development are appropriate, subject to the conditions and the S106 agreement as discussed above.  

9.87 In relation to the accessibility of the site, there are bus stops along Gargrave Road with the nearest bus stop to the site is approximately 400m to the south. The bus station is approximately 1.7km away, with the train station approximately 1.2km away where there are a variety of regular services. The most direct route from the bus and train stations to the application site is through Aireville Park onto Gargrave Road. The path is well used particularly by college students and is lit. It is on a slight incline and according to the applicants’ statement it would take approximately 15 minutes from the train station and 20 minutes from the bus station. According to the home postcode data submitted, 26% of HML staff live within the maximum cycling distance off the site, although it does recognise that there may be topographical issues that may discourage some. It is proposed to provide 84 cycle parking spaces to serve this potential. It should also be noted that HML currently have a car sharing policy and it is intended that this shall continue to be encouraged. 

9.88 In view of the above, it is considered that the application site is reasonably well located in terms of bus services, and is within a reasonable walking distance of the train station, with a slightly longer walk to the bus station. It is therefore considered that the proposal complies with criteria 2 and 9 of Local Plan Policy EMP5. 

9.89 Whilst many of the objectors to the planning application have identified an apparent deficit of on-site parking provision, the creation of 418 car parking spaces to serve the proposed offices is actually greater than the number ordinarily allowed by the County Council’s parking standards. The County Council’s standards for market towns, such as Skipton, is 1 space per 40sqm, which would equate to approximately 313 car parking spaces. However the applicants have provided comparative details of surveyed existing office sites where the average number of employees is lower than that proposed. They have therefore requested a relaxation of the parking standards and the application of the parking standards more usually applied to rural employment sites (1 per 30sqm). They also argue that the proposed number of car parking spaces equates to 1 per 30sqm, which accords with the standard for offices in PPG13, as well as RSS and Draft RSS. The applicants have also agreed to provide cycle parking facilities within the site, in accordance with the County Council’s standards, which would encourage the use of this mode of transport, particularly for those employees who have shorter journeys to work. 

9.90 The County Council has accepted that in this instance, it is acceptable to apply its maximum car parking standards for rural areas, rather than market towns, in view of the particular circumstances of the applicants and the location of the site. It is considered that, in light of the above and taking into account the measures to be achieved through the travel plans, the current public transport links, the proposed shuttle bus service, the cycle parking facilities within the site and the maximum parking standards in PPG13, RSS and Draft RSS, the proposed level of car parking is acceptable in this instance. The proposed level of cycle parking, the provision of which will be controlled by condition, accords with Structure Plan Policy T10. 

4. The impact of the proposed development on neighbouring residents
9.91 Local Plan Policy ENV17 requires developments generating high noise levels to be sited well away from noise sensitive development unless there are measures which would effectively control the source of noise and keep increases in ambient noise levels around noise sensitive development to acceptable levels. 

9.92 Local Plan Policy ENV18 states that the Council will seek to minimise light pollution. It states that applications for development requiring or likely to require external lighting shall be required to include details of lighting schemes which will be expected to demonstrate that:

1. the lighting scheme proposed is the minimum required to undertake the task;

2. light spillage is minimised particularly to residential areas, sites of nature conservation interest and areas of open space and remote landscape;

3. there would be no dazzling or unacceptable distraction of drivers using nearby highways.

9.93 The closest residential properties are located at Aireville Grange, to the east of the application site. As discussed above, layout and scale are reserved for determination at a later date. However, if the site was to be developed in the manner shown on the indicative plans submitted with the application, there would be in excess of 60m between the nearest building on the application site and the rear boundaries of the properties at Aireville Grange. It is considered that this would be sufficient to ensure that the building would not be unacceptably overbearing or overdominant and would not result in an unacceptable detrimental impact in this regard. In addition, the indicative information shows a significant amount of landscaping between the proposed buildings and Aireville Grange which would serve to screen the site. Such issues would however be considered in more detail as part of the assessment of an application for reserved matters. 

9.94 The applicants have submitted a noise assessment with the application which considers the predicted impact of noise from the construction of the proposed development, changes in traffic movements on the local roads and the use of fixed service plant. In relation to construction noise, the applicants assert that, although construction work that involves heavy plant activities generates a significant amount of noise, it is usually short term given that construction periods are temporary. The applicants state that the properties immediately to the south east of the application site would experience slight adverse impacts during the construction phase. 

9.95 In relation to noise from changes in traffic movements, the applicants have undertaken an assessment with and without the proposed development for 2008 and 2023. The predicted traffic flows on roads not immediately adjoining the application site are not anticipated to increase by more than 25%, which means that any impact on road traffic noise along these routes would be negligible. The proposal is predicted to have a beneficial impact on Skipton town centre, High Street and The Bailey during the peak afternoon period due to the proposed relocation of HML. The applicants recognise that the largest increase in traffic noise would occur on Gargrave Road, between the site entrance and the roundabout to the northwest. During the morning and afternoon peal periods, it is predicted that traffic will increase by 44% and 27% respectively as a result of the proposed development. In 2023, with natural traffic growth, the proportion of site generated traffic is predicted to reduce to 23% and 22% respectively. Given that there are no residential properties on this stretch of Gargrave Road, any impact is not expected to be significant. The residential properties to the southeast of the application site, which will be sensitive to changes in traffic flow on Gargrave Road and on the proposed access road into the site, are expected to experience a slight impact in 2008 during peak hours, with a negligible impact predicted at other times during the day.

9.96 The applicants do not anticipate that noise breakout from within the proposed buildings would result in a significant impact on neighbouring residents. As the service plant inventory (which is likely to include heating and ventilation plant) has not yet been determined, it is recommended that a condition be attached requiring the submission of details of any fixed service plant, an assessment of the noise generated by such plant and the impact on neighbouring residents. The applicants have however stated that such plant would not be required to operate outside the hours of 07:00 and 18:00 hours on weekdays and that noise generated by such plant is relatively easy to attenuate. 

9.97 It is also likely that the proposed development, namely the car parking areas, would need to be lit during the evening. In order to ensure that any lighting within the site would not have an unacceptable detrimental impact on the amenity of neighbouring residents, it is recommended that a condition is attached requiring the submission of a lighting scheme, to include details of the location, luminance levels, light spillage and column types for the lighting. It is considered that this will ensure that any impact on neighbouring residents as a result of lighting within the site would not be unacceptable. 

9.98 In view of the above, it is considered that, subject to compliance with the recommended conditions, the proposed development complies with Local Plan policies ENV17 and ENV18 and criterion 5 of Local Plan Policy EMP5 and will not have an unacceptable impact on the character or setting of local settlements or the amenity of existing residents and/or neighbours.

5.  Other Issues

i) Impact on archaeology, listed buildings, nature conservation and the amenity of the area

9.99 Policy BE16 of the Local Plan states that where a planning application affects archaeological remains whose full extent and importance are unknown, the Council will require an archaeological field evaluation to be carried out before the application can be determined.  Where field evaluation indicates that development will affect archaeological remains, the Council may require that archaeological remains are preserved in-situ through careful design and layout of new development.
9.100 The applicants have submitted a desk top survey of the site with the application, which has been considered by the County Archaeologist, who has recommended that a decision is not taken on this application until a full site investigation has been carried out. Whilst the potential of the site to be archaeologically important is not underestimated, it is considered that in this case, as the proposal is only at outline stage, a condition could be attached to the permission to cover this issue. It is therefore recommended that such a condition is attached, the wording of which has been agreed with the applicants. It is therefore considered that the application accords with the above policy.
9.101 Local Plan Policy BE7 states that the Council will not grant planning permission for development which would cause undue harm to the setting of a listed building. 
9.102 Aireville Grange, a Grade II listed building, is located to the east of the application site. Given the likely locations of the proposed buildings, as shown on the indicative information submitted by the applicants, it is not considered that they would have an unacceptable detrimental impact on the setting of the listed building, as they would be sufficiently distant to not be unacceptably overbearing or overdominant. In addition, the recommended condition requiring the materials to be used for the buildings, together with the fact that scale and appearance are reserved for determination at a later date, are considered to give the Council sufficient control over the design of the buildings to ensure that they are of a suitably high quality. It is therefore considered that the proposal complies with the above policy.

9.103 Local Plan Policy ENV8 states that development which would have an adverse impact on species protected by Schedules 1, 5 and 8 of the Wildlife and Countryside Act 1981 will only be permitted where harm can be avoided, and in order to do so, conditions or planning obligations may be used. 

9.104 The applicants have undertaken habitat surveys. This involved an assessment of the botanical value of the site and a search for protected species, as well as features and habitats capable of supporting such species. Land within 500m of the site, and connected to it by suitable habitat links, was also assessed. No evidence of great crested newts, reptiles or badgers was found on the site. One of the ponds on adjacent land was considered to have potential for great crested newts, although none were discovered during the survey. The majority of the site was considered to be unsuitable for reptiles, with only the planting area along the southern boundary considered to have food potential. Some of the trees on the site were found to have some potential to support bat roosts and there was a high level of bat activity in the area of the stone building on the site. 

9.105 Given that it is not proposed to demolish the stone building, and in view of the fact that it is likely that the majority of the trees would be retained, it is not considered that the proposal would result in an unacceptable harm to bats. It is however recommended that a note be attached to the permission advising the applicants of the need to obtain a licence from DEFRA if any works are undertaken to the stone building or the trees. The Council has commissioned an independent ecological assessment of the site, the results of which will be reported verbally at the Committee Meeting. 

9.106 Local Plan Policy BE2 requires the protection of 3 road approaches to Skipton: the Harrogate Road approach; the Grassington Road approach and the Gargrave Road approach. It states that in order to protect the immediate road approaches to Skipton, the Council will not permit development in those areas identified as protected landscapes other than in very exceptional circumstances.
9.107 Gargrave Road is the main traffic route into Skipton from the west and in landscape terms forms one of the most attractive approaches in to the town. A belt of land 45m deep across the entire frontage of the site is included in this protected area, (which is the same depth as the existing residential development at Aireville Grange adjacent). The special circumstances justifying the proposals have already been discussed in earlier sections of this report, relating to the desire of HML to remain in Skipton, the urgent need for relocation of both CDC and HML, the absence of alternative available and suitable sites and the potential economic implications (job losses and impact on expenditure in Skipton) and it is considered these constitute very special circumstances to permit development on this site. The application is therefore considered to comply with Local Plan Policy BE2.

ii) Issues raised by objectors in their representations

9.108 The majority of the issues raised by objectors to the application have already been discussed above. There are however a number of other issues raised which need to be considered. Firstly, the effect of proposed developments on the value of land and property is not a material planning consideration and is not therefore a matter to which any weight can be attached in the determination of this application. This is also true of reductions in Council Tax, which would have to be considered by the Valuation Office and not the Council. 

9.109 Mention has been made of the site being designated as greenbelt. It should be noted that the site is not within the greenbelt, although as discussed above it is within a Special Landscape Area. It is likely that any advertisements on the site would require separate advertisement consent. Issues raised by such advertisements relating to amenity and public safety would be considered as part of the assessment of such applications and not as part of this application. Concerns have been raised that the approval of this application would set a precedent for the development of other greenfield sites in the area. In response to such concerns, it is important to note that each application is determined on its merits, and any future proposals for development on greenfield land would have to demonstrate why brownfield sites were not suitable and would have to be assessed against the relevant policies at the time of the determination of the application. It is not considered that the approval of this application would set a precedent, given that there are a number of particular circumstances which warrant the approval of this application. 

9.110 One of the objectors requested that the existing trees on the site be protected by a Tree Preservation Order, but subsequently withdrew the request. Notwithstanding this, as the site is in the Council’s ownership, a TPO was not considered necessary to protect the trees. 

10 Conclusion

10.1 The application proposes office development on a greenfield site outside the development limits of Skipton to accommodate new offices for HML and Craven District Council. The applicants have demonstrated a need for the proposed offices on the application site and have put forward a compelling case in respect of the HML element of the proposal which relates to the economic impacts on the area, and Skipton in particular, should this application be refused, namely that they would relocate out of the area which would result in job losses and a detrimental impact on the vitality and viability of the town centre. In relation to CDC, the existing offices are in a poor condition and the work required to extend their useful life for a significant number of years would be costly and inconvenient. The Council has confirmed that its budget would not allow for temporary accommodation away from the Granville Street site whilst new offices were constructed and that it would not be able to provide the required high quality service if it were to relocated temporarily. It is therefore accepted that there are exceptional circumstances for the release of a greenfield site and development in a Special Landscape Area in this instance. The applicants have successfully demonstrated that there are no available, suitable or viable site within or on the edge of Skipton town centre and that this site is, and can be made to be, sufficiently accessible by a choice of modes of transport. As such, the site is the most sequentially preferably and the proposal accords with the sequential approach in PPS6. 

10.2 Although the discussions between the applicants and the HA regarding the A65/A59 roundabout are ongoing, NYCC is satisfied that the applicants’ proposals to mitigate all other transport impacts of the development are appropriate, subject to conditions and a S106 agreement relating to off-site highway works and a Travel Plan. The outcome of the applicants’ ongoing discussions with the HA will be reported verbally at the Committee Meeting. It is also considered that there would be no unacceptable detrimental impact on the amenity of neighbouring residents, through noise or disturbance, or on the character or appearance of the area, although the latter would be considered in more detail at reserved matters stage when full details of the design and appearance of the buildings would be submitted. 

10.3 Although the application complies with Local Plan Policy EMP5, it does not accord with Local Plan Policy ENV1. Policy ENV1 is however a general policy, whereas EMP5 is specific to new employment development outside development limits and established industrial areas, and allows for exceptions to be made, subject to a number of criteria. In this instance, the criteria have been met and it is considered that exceptional circumstances have been demonstrated. As the Local Plan should be read as a whole document, rather than a series of separate policies, it is considered that the proposal is not a departure from the Local Plan, as it complies with Policy EMP5. The proposal is however contrary to Structure Plan policies I12 and E2. Although the application accords with Structure Plan Policy I15, it is considered that the proposal is a departure from the Structure Plan as a whole. Despite the fact that the proposal is not in compliance with the Structure Plan, it is considered that the economic benefits of the proposal and the absence of alternative sites outweigh the need to comply with these policies in this instance. It is important to note that the application complies with the relevant policies of the Local Plan and RSS, both of which form part of the Development Plan. In addition, the proposal complies with Draft RSS and PPS6. All of the aforementioned have been produced since the Structure Plan (which was adopted in 1995) and do therefore contain more up to date policies. However, as the Structure Plan also forms part of the Development Plan for the area, should Members be minded to approve the application, it would need to be referred to the Secretary of State in accordance with The Town and Country Planning (Development Plans And Consultation) (Departures) Directions 1999. 

11 Recommendation

11.1 Subject to the Committee being satisfied that the proposed development is acceptable in terms of its impact on the highway network and ecology, it is recommended that delegated authority be given to the Head of Planning Services to:

1. notify the Secretary of State, in accordance with The Town and Country Planning (Development Plans And Consultation) (Departures) Directions 1999, that the Council is minded to approve planning application 65/2006/6810 subject to the conditions summarised below; and

2. if the application is not called in for determination by the Secretary of State, to approve the application, subject to those conditions and subject to a S106 Agreement being entered into to secure the provision of a new roundabout on Gargrave Road, provisions for bus passengers on Gargrave Road adjacent to the site entrance, provisions to improve pedestrian and cycle facilities between the site and Skipton Station, the provision of traffic calming on Gargrave Road between Rockwood Drive and Coach Street, the formulation of a Travel Plan and to secure that the buildings to be occupied by HML and CDC will not be otherwise occupied for a period of ten years from when they are substantially complete. 

12 Summary of conditions

1. 
No development shall be started on any one building within the site until full details of the following reserved matters for that phase or unit of development have been submitted to and approved by the Local Planning Authority:

a) appearance; 

b) landscaping;

c) scale; and

d) layout.

Reason: Required to be imposed in accordance with the provisions of Article 3 (1) of the Town and Country Planning (General Development Procedure) Order 1995.
2. 
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than the expiration of two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason: Required to be imposed in accordance Section 92 of the Town and Country Planning Act 1990.
Prior to the commencement of the development of each individual building hereby approved, samples of all external facing and roofing materials for that building shall be submitted to and approved in writing by the Local Planning Authority. All works shall be undertaken strictly in accordance with the approved details.

3. Reason:  To ensure that the materials used are visually appropriate to the locality and in accordance with Local Plan policies ENV4 and EMP5.
4. Any application for the approval of reserved matters (other than those relating to landscaping alone) shall be accompanied by details of the provision of recycling facilities within the site. Such details shall be approved in writing by the Local Planning Authority prior to the commencement of development within the site to which the application for the approval of reserved matters relates. Such provision shall be made available prior to the first occupation and use of any part of the development within the site to which the application for reserved matters relates and retained thereafter.

Reason: In order to encourage high standards of environmental management, in accordance with Policy ENV12 of the Draft Regional Spatial Strategy 

5. 
No development approved by this permission shall commence unless and until the applicants have secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted to and approved in writing by the Local Planning Authority. 
Reason: In order to protect features of archaeological importance, in accordance with Local Plan Policy BE16.
6. Any application for the approval of reserved matters shall be accompanied by full details demonstrating that the development has sought to reduce the impact on the supply of non-renewable resources and that full consideration has been given to the use of realistic renewable energy options and incorporated where practicable. The details shall be approved in writing by the Local Planning Authority prior to the commencement of the development of the site to which the application for the approval of reserved matters related, and the development of that site shall be undertaken in accordance with the approved details, unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In order to improve energy efficiency, in accordance with Policy ENV5 of the Draft Regional Spatial Strategy 

7. Unless otherwise agreed in writing by the Local Planning Authority, no more than 418 car parking spaces, to include a minimum of 25 spaces for disabled drivers and a minimum of 84 cycle parking spaces, shall be provided across the site. Such disabled and cycle spaces shall be retained and kept available for use thereafter.

Reason: In order to ensure that the development makes sufficient provision for disabled drivers, cyclists and motorcyclists, in order to ensure that the Council’s maximum car parking standards are not exceeded and in order to encourage the use of more sustainable modes of transport in accordance with Local Plan Policy T3 and Structure Plan Policy T10. 
8. Any application for the approval of reserved matters shall be accompanied by a design statement, which shall be approved in writing by the Local Planning Authority prior to the commencement of the development of the site to which the application for the approval of reserved matters relates. The development of that site shall be undertaken in accordance with the approved statement.  

Reason: To ensure high standards of design, in accordance with Local Plan policies ENV4 and EMP5.
Any application for the approval of reserved matters shall be accompanied by a landscape maintenance and management scheme, which shall be approved in writing by the Local Planning Authority prior to the commencement of the development of the site to which the application for the approval of reserved matters relates. The management and maintenance of that shall be undertaken in accordance with the approved scheme.  

9. Reason: In order to ensure that hard and soft landscaping is of a high standard and satisfactorily managed and maintained, in accordance with Local Plan policies ENV4 and EMP5.
Upon approval of the landscaping details, pursuant to Condition 1 of this permission, the new planting shall be carried out during the planting season October/March inclusive, (in accordance with the appropriate British Standards for ground preparation, staking etc in BS4428:1989 (1979)) immediately prior to first occupation of the buildings within the site to which the landscaping details relate.  Any plants found damaged, dead or dying in the first five years are to be duly replaced and the scheme thereafter retained. 

10. Reason: In order to ensure that the landscaping is of a high quality, in accordance with Local Plan policies ENV4 and EMP5.
11. Unless otherwise agreed in writing by the Local Planning Authority, the maximum gross floor area of the buildings hereby approved shall not exceed 12,541 sq m. 

Reason: In order to protect the vitality and viability of Skipton Town Centre and ensure that the impact of the development is acceptable, in accordance with Planning Policy Statement 6.

12. Any application for the approval of reserved matters shall be accompanied by full details of external lighting within the site to which the application for the approval for reserved matters relates. Such scheme shall include details of the location, luminance levels, light spillage and hours of use of, and columns for, all external lighting within the site to which the application for the approval of reserved matters relates and shall be approved in writing by the Local Planning Authority prior to the commencement of the development of the site to which the application for the approval of reserved matters relates. The development of that site shall be undertaken in accordance with the approved details.
Reason: In order to protect the amenity of neighbouring residents and the safety of users of the highway, in accordance with Local Plan Policy ENV18  
13. No part of the development shall be first occupied unless and until its associated car, cycle and motorcycle parking provision has been completed and made available for use. The car parking provision shall be retained and kept available for use thereafter

Reason: In the interests of highway safety in accordance with Local Plan Policy T2.

14. Any application for the approval of reserved matters (other than those for landscaping alone) shall be accompanied by full details, including location, type, noise generation and impact on the residents of Aireville Grange, of the fixed service plant within the site to which the application for the approval of reserved matters relates. The details shall be approved in writing prior to the commencement of development of the site to which the application for the approval of reserved matters relates and the development shall be undertaken in accordance with the approved scheme.  
Reason: In order to protect the amenity of neighbouring residents, in accordance with Local Plan Policy EMP5.
15. Any application for the approval of reserved matters shall be accompanied by full details of the treatment of all access and circulation routes within the site to which the application for the approval of reserved matters relates. Such details shall be approved in writing by the Local Planning Authority prior to the commencement of the development of the site to which the application for the approval of reserved matters relate and all works shall be undertaken strictly in accordance with the approved details.
Reason: In order to protect the character and appearance of the countryside, in accordance with Local Plan Policy EMP5.

16. Prior to the commencement of any other part of the development hereby permitted, the access(es) to the site shall be laid out and constructed with the following requirements:

i) any gates, barriers or other means of enclosure shall be erected a minimum distance of 5m back from the carriageway of the existing highway and shall open into the site;

ii) provision shall be made to prevent surface water from the private site access road discharging into the existing or proposed highway, in accordance with details, which shall first have been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure a satisfactory means of access to the site from the public highway, in the interests of vehicle and pedestrian safety and convenience, in accordance with Local Plan Policy T2

17. There shall be no means of vehicular access to or from the application site other than from Gargrave Road, unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of vehicle and pedestrian safety and convenience, in accordance with Local Plan Policy T2

18. Prior to the commencement of the development hereby approved, the following details shall be submitted to and approved in writing by the Local Planning Authority: 

i) proposed vehicular, cycle and pedestrian access from the proposed new roundabout on Gargrave Road;

ii) proposed vehicular and cycle parking;

iii) proposed vehicular turning arrangements including provision for buses;

iv) proposed manoeuvring arrangements;

v) proposed turning areas;

vi) proposed loading and unloading arrangements; and

vii) proposed waiting facilities for bus passengers

All of the above shall be provided in accordance with the approved details, made available for use prior to first occupation of any of the buildings hereby approved and once created, be maintained clear of any obstruction and retained for their intended purposes at all times, unless otherwise agreed in writing by the Local Planning Authority. 

Reason: To ensure appropriate on-site facilities with associated access and manoeuvring areas, in the interests of highway safety, in accordance with Local Plan Policy T2.

19. Prior to the commencement of the development hereby approved, details of the measures to be taken to prevent the deposit of mud on public highways by vehicles travelling from the site during the construction and landscaping phase of the development shall be submitted to and approved in writing by the Local Planning Authority. Such details shall include, but not be limited to, the provision of wheel washing facilities within the site and timescales for the provision of the measures. Once approved, the measures shall be made available and used in accordance with the approved timescales and details. 

Reason: To ensure that no mud or other debris is deposited on the carriageway, in the interests of highway safety, in accordance with Local Plan Policy T2.

20. Prior to the commencement of the development hereby approved, details of the provision of an on-site parking area and material storage area to accommodate clear of the public highway all staff and sub-contractor’s vehicles and all materials required for the operation of the site shall be submitted to and approved in writing by the Local Planning Authority. The approved on-site parking and material storage areas shall be made available for use at all times building works are in operation. 

Reason: To prevent building operations from obstructing the public highway to the detriment of the free flow of vehicular and pedestrian traffic, in accordance with Local Plan Policy T2. 
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Informatives/Notes
1. The applicant is advised that a licence from DEFRA will be required should any work be undertaken within the site which may affect bats and their roosts.

2. The applicant is advised that a separate licence will be required from the Local Highways Authority in order to allow any works in the adopted highway to be carried out. The local office of the Local Highway Authority will be able to provide the detailed constructional specification referred to in Condition 16 of this permission.
14 Reasons for approval

The decision to grant planning permission has been taken having regard to the policies and proposals in the Craven District Council Local Plan set out below, and to all relevant material considerations. There are no other material planning considerations that outweigh this finding:

Policy ENV1- Development in the Open Countryside; Policy ENV2- Requirements for Development in Open Countryside; Policy ENV4- Special Landscape Area; Policy ENV8 – Species Protected by Law; Policy ENV17 – Noise Generating Development; Policy ENV18- Light Generating Development; Policy EMP5- New Employment Development outside Development Limits and Established Industrial Areas (excluding conversions); Policy BE2- Protection of the Road Approaches to Skipton; Policy BE4 – Setting of Listed Buildings; Policy BE16- Protection of Other sites of Archaeological Importance; Policy BE17- Investigation and Recording of Archaeological Sites               Policy T2- Road Hierarchy; Policy T3- Parking Standards in New Developments; Policy T6- Encourage Provision of Effective Public Transport Services 

