
 
Report of the Chief Planning Officer 
 
PLANS PANEL NORTH AND EAST 
 
Date: 22nd August 2019 
 
Subject: 18/06186/OT – Outline application for detached dwelling to side garden at 9 
Manor Park, Scarcroft, Leeds.  
 

APPLICANT DATE VALID TARGET DATE 
Mr Patrick 
Waterhouse 

15/10/2018 10/12/2018 

 
 

        
 
 
RECOMMENDATION: The following suggested reasons for refusal (see para. 1.2 of 
the report) are set out for Members consideration: 
 

 

1.0 INTRODUCTION: 

1.1 This planning was considered at the North and East Plans Panel of 25th July 2019. 
The application carried a recommendation for approval. Members resolved not to 
accept the officer recommendation for approval and that the application should be 
refused due to concerns over the overdevelopment of the site and the impact on the 
local character of the area; impact on the living conditions of future and existing 
residents in terms of garden sizes and siting, and impact on highway safety due to 
the road being unadopted. 

 
1.2 In light of the Panel resolution the following suggested reasons for refusal have been 

drafted for Members to consider: 
 

Reason 1 
The Local Planning Authority consider that the existing garden to No. 9 Manor Park 
makes a valuable contribution to the intrinsic character of the area and it’s 
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development for residential development for one dwelling is considered to be 
harmful to the spatial character of the area. By virtue of the site's size and location in 
relation to neighbouring properties, development would result in a cramped form of 
development which would detract significantly from the spatial character and 
appearance of the area. As such, the proposal is contrary to Core Strategy Policies 
H2 and P10, saved Unitary Development Plan Policy GP5, Policies BE4 and H2 of 
the Scarcroft made Neighbourhood Plan, the guidance contained within the SPG 
Neighbourhoods for Living and the guidance within the National Planning Policy 
Framework. 

 
Reason 2 
The Local Planning Authority consider that the proposed development would likely to 
have a detrimental impact upon the living conditions of the occupants of the 
proposed dwelling and upon the living conditions of the existing residents at No. 9 
Manor Park. In particular, the resulting gardens areas are considered to offer poor 
and substandard amenity value owing to their likely size and proximity of a number 
of mature trees along the northern boundary which would give rise to shading 
conflicts as well as an overall lack of sunlight and daylight . As such, the proposal is 
contrary to Core Strategy Policy P10, saved Unitary Development Plan Policies GP5 
and BD5, Policy H2 of the Scarcroft made Neighbourhood Plan, the guidance 
contained within the SPG Neighbourhoods for Living and the guidance within the 
National Planning Policy Framework. 

 
Reason 3 
The Local Planning Authority consider that the proposed development would result 
in an intensification of an unadopted and substandard highway resulting in conflicts 
with other road users and the intensification of an access off the A58, which would 
be harmful to highway safety. As such, the proposal is contrary to Core Strategy 
Policy T2 , the guidance contained within the Street Design Guide and the guidance 
within the National Planning Policy Framework. 

 
   
2.0 COMMENTARY 
 
2.1 With regard to suggested Reason 3, it is advised that to pursue a reason for refusal 

of this planning application on grounds of highway impact or safety is not supported 
by technical evidence and planning policy. 

 
2.2 Whilst Members have concerns that the development would lead to more than 5 

dwellings being served off a private drive, Officers have previously advised that this 
is a situation which already exists and one which has not resulted in any signiciant 
highway impacts. It was advised in the previous report that the increase of one 
additional dwelling which is served by Hellwood Lane and Manor Park would not 
cause any substative harm to highway and pedestrian safety. It was also advised at 
the Panel meeting, that whilst a development may be contrary to the wording set out 
within the Street Design Guide, any reason for refusing planning permission must set 
out the harm casued. Furthermore, Officers advised that other appeals for similar 
developments citing similar reasons had been subsequently allowed on appeal, and 
therefore this is something that Members should have regard to. 

 
2.3 In light of the matters set out above officer advice is that it would be very difficult to 

substantiate the suggested reason for refusal No. 3 based upon harm to highway 
safety due to the lack of evidence to support the state stafety concern. As a 
consequence the council could be at a risk of a partial costs award against it in the 
event of an appeal based on that particular reason for refusal. 



 

       APPENDIX 1 

_________________________________________________________________________ 
 
Report of the Chief Planning Officer 
 
PLANS PANEL NORTH AND EAST 
 
Date: 25th July 2019 
 
Subject: 18/06186/OT – Outline application for detached dwelling to side garden at 9 
Manor Park, Scarcroft, Leeds.  
 

APPLICANT DATE VALID TARGET DATE 
Mr Patrick 
Waterhouse 

15/10/2018 10/12/2018 

 
 

        
 
 
RECOMMENDATION: GRANT PERMISSION subject to the specified conditions: 

 
Conditions 
 

1. Standard outline time limit for commencement 
2. Details of Reserved Matters 
3. Plans to be approved 
4. Tree Protection Measures 
5. Infiltration feasibility study 
6. Drainage Details 
7. Contamination Details 
8. Ground Gas Risk Assessment 
9. Demolition of side conservatory to No. 9, prior to occupation of new dwelling 
10. Survey of the condition of Manor Park private road within the application s, with any 

necessary mitigation works, has been submitted to and approved in writing by the Local 
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Planning Authority.  The approved mitigation works shall be fully implemented prior to 
occupation of the development. 

11. Details of Electric Vehicle Charging Point 
12. Compliance with Minimum Space Standards – CSSR Policy H9 

 
 
1.0 INTRODUCTION: 
 
1.1 This application proposal seeks outline planning permission for the construction of a 

new house on land adjacent to a residential property on Manor Park in Scarcroft. All 
matters are reserved (such as the layout, access, scale and appearance of the 
development) for later submission and consideration and therefore the outline 
application seeks only to establish the principle of residential development for one 
dwelling at this site. 
 

1.2 The application is reported to Panel at the request of Councillor Stephenson who 
advises that Ward Members would like to refer this to Plans Panel. The objections 
from local residents and Scarcroft Parish Council are noted and it is considered that 
this application to be inappropriate development of a residential garden; 
development that exceeds capacity off a private driveway; and is not in-keeping with 
the character of the immediate surroundings. As these are material planning 
considerations which give rise to concerns affecting more than neighbouring 
properties it is appropriate for the Plans Panel to consider the proposals based upon 
the content of the report below. 

 
 
2.0 SITE AND SURROUNDINGS: 
 
2.1 The development site comprises of the side garden to a detached residential 

dwelling within the village of Scarcroft. The side garden measures 15.1 in width and 
has a depth of 23m. The site is relatively flat and is bounded to the front by a low 
stone wall. A number of semi mature trees are located along the eastern boundary 
and towards the north eastern corner. Behind the site to the rear is a mature area of 
woodland which is within the Green Belt. 

 
2.2 Manor Park is a private residential, unadopted road, which currently serves 15 

properties, within a loop which connects to Hellwood Lane which in itself serves 6 
dwellings. Hellwood Lane connects to the A58, and as well as serving the 21 
dwellings, also leads towards riding stables where the road terminates. There are a 
variety of house styles within Manor Park with differing house and plot sizes. 
Materials of dwellings display a mix of stone, render and facing brickwork. Two new 
dwellings are currently under construction towards the lower end of Manor Park, 
which was the subject of this Panel’s consideration and decision making. 

 
 
3.0 PROPOSAL 
 
3.1 An outline application has been submitted for one dwelling to this garden site. All 

matters are reserved for future consideration. Therefore, the application seeks to 
establish the principle of one residential unit on this site and an indicative site layout 
plan is provided for illustrative purposes only. The plan indicates that the dwelling 
could have a footprint measuring 8m in depth by 8nm in depth and would be 2 
storeys with a pitched roof. The applicant has also indicated that the proposed 
dwelling would comprise 4 or 5 bedrooms, would benefit with a turning area and 



space to accommodate 3 vehicles. As part of the proposal, the applicant proposes 
to demolish the existing conservatory located to the side of the house. 

 
 
4.0 RELEVANT PLANNING HISTORY 

 
4.1 None relating to the application site, save for a rear extension approved in 1979 

(Ref. H31/604/79). 
 
4.2 An outline application (Ref. 08/03397/OT) for 1 dwelling was refused at land to the 

rear of Mellendean (between nos. 3 and 7 Manor Park) on grounds of impact on the 
character of the area and setting a precedent for other similar developments. This 
was recommended for approval by officers, but following concerns, Members of the 
Plans Panel resolved to refuse the application. 

 
4.2 Planning permission was granted for an additional dwelling at no. 17 Manor Park 

(Ref. 16/05784/FU). This was approved by the Plans Panel at a meeting on 9 
February 2017. 

 
 
5.0 HISTORY OF NEGOTIATIONS 
 
5.1 During the course of the planning application officers have requested additional 

information relating to trees and subsequently a tree survey has been provided. 
 
 
6.0 PUBLIC/LOCAL RESPONSES 
 
6.1 The application has been advertised by site notices which were posted around the 

site on 17 November 2018 and by way of neighbor notification with letters sent on 
17 October 2018. As a result of this publicity, a total of 14 letters of objection have 
been received. The objections relate to the following issues: 

 
• Increased traffic; 
• Impact on highway and pedestrian safety; 
• Impact on unmade road which is private, especially from construction traffic 

and delivery vehicles; 
• House will destroy the nature of this small community; 
• Harm to character of area; 
• Proposal removes gap between existing properties; 
• Mature trees too close to house; 
• Some trees have already been removed, including 2 silver Birch trees; 
• Views of the garden lost; 
• Increased pressure on surface water run-off and drainage; 
• Overlooking of existing properties; 
• Overshadowing and loss of outlook; 
• Contrary to the Neighbourhood Plan; 
• Smaller houses are needed in the area; 
• Impact on wildlife; 
• Impact during construction process; 
• Similar proposal for a new dwelling has already been refused; 
• Set a precedent’ 

 



6.2 Scarcroft Parish Council: The Parish Council considers the application would 
change the nature and character of Manor Park. The Parish Council has concerns 
about the ability of the existing infrastructure to support development; concerns re 
the sewer and risk of flooding, which causes existing problems at the Village Hall; 
that increased traffic would increase the hazards which already exist on the private 
road; the PC does not support development in residential gardens. 

 
6.3 Ward Members: Cllr Stephenson advises that Ward Members would like to refer this 

to Plans Panel. We note objections from local residents and Scarcroft Parish 
Council and consider this application to be inappropriate development of a 
residential garden; development that exceeds capacity off a private driveway; and is 
not in-keeping with the character of the immediate surroundings. 

 
 
7.0 CONSULTATION RESPONSES 
 
7.1 Highways: The Highways Officer states that no objections are raised subject to the 

imposition of conditions. 
 
7.2 Flood Risk Management: Flood Risk Management (FRM) states that the BGS soils 

data indicated the soils are likely to be suitable for free-draining infiltration SuDS. 
FRM therefore recommends that a soakaway feasibility study is carried out into the 
use of infiltration drainage methods. A Pre-planning sewer enquiry response from 
Yorkshire Water confirming that the site can drain to the public sewer if soakaway 
tests don’t work. 

 
7.3 Contaminated Land Team: No objections in principle subject to the imposition of 

conditions. 
 
7.4 Landscape Officer: A tree survey has been submitted and an Arboricultural Impact 

Assessment is required. 
 
 
8.0 RELEVANT PLANNING POLICIES 
 
 The Development Plan  
 
8.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the 

application to be determined in accordance with the development plan unless 
material considerations indicate otherwise. For the purposes of decision making, the 
Development Plan for Leeds currently comprises the following documents: 
 
1. The Leeds Core Strategy (Adopted November 2014) 
2. Saved UDP Policies (2006), included as Appendix 1 of the Core Strategy 
3. The Natural Resources & Waste Local Plan (NRWLP, Adopted January 

2013) 
4. The Scarcroft Neighbourhood Plan (made February 2019) 
 
These development plan policies are supplemented by supplementary planning 
guidance and documents.  

 
8.2 The following Core Strategy (CS) policies are relevant:  

 
Spatial policy 1 Location of development 
Spatial policy 6 Housing requirement and allocation of housing land 



Spatial policy 7 Distribution of housing land and allocations 
Policy H2 Housing 
Policy P10 Design 
Policy P12 Landscape 
Policy T2 Accessibility requirements and new development 
Policy G8 Protection of species and habitats 
Policy G9 Biodiversity improvements 
Policy EN5 Managing flood risk 

 
8.3 The Council’s Site Allocation Plan (SAP) was adopted on 10th July 2019 and 

therefore full weight should therefore be accorded to it. The SAP does not identify 
small scale individual sites such as this. As the application site is therefore not 
affected by the Plan it has no particular relevance as emerging policy. 

 
8.4 Unitary Development Plan (UDP) saved policies of relevance are listed, as follows: 
 

GP5: General planning considerations. 
N23/N25: Landscape design and boundary treatment. 
N24: Development proposals abutting the Green Belt. 
BD5: Design considerations for new build. 
LD1: Landscape schemes. 

 
8.5 The Natural Resources and Waste Local Plan (NRWLP) was adopted by Leeds City 

Council on 16th January 2013 and is part of the Local Development Framework. 
The plan sets out where land is needed to enable the City to manage resources, 
e.g. minerals, energy, waste and water over the next 15 years, and identifies 
specific actions which will help use natural resources in a more efficient way.  
Policies relating to drainage, land contamination and flooding are relevant as 
follows: 

 
   Policy AIR 1: The Management of Air Quality Through Development 
   Policy WATER 1: Water Efficiency 
   Policy WATER 2: Protection of Water Quality 
   Policy WATER 7: Surface Water Run-Off 
   Policy LAND 1: Contaminated Land 
   Policy Land 2: Development and Trees 
 

Neighbourhood Plan 
 

8.6 The Scarcroft Neighbourhood Plan was made in February 2019 and therefore forms 
part of the development plan.  

  
8.7 The Plan lists a number of objectives which include the encouragement of 

proportionate housing development, to maintain and improve the quality and 
character of the built environment, to maintain and improve biodiversity of the rural 
environment; and to identify and conserve assets including green spaces and open 
views. 

 
8.8 The following policies are relevant to the determination of the current application: 
    

Policy BE4: Development and design outside the conservation area and 
local heritage area 

   Policy H2 Development on Non Allocated Sites 
   Policy H3 Housing density 
 



 Supplementary Planning Guidance / Documents: 
 
8.9  SPG10 Sustainable Development Design Guide (adopted). 

SPG13 Neighbourhoods for Living and Addendum (adopted). 
SPG22 Sustainable Urban Drainage (adopted). 
SPG Greening the Built Edge 
SPD Street Design Guide (adopted). 

 
Emerging Policy - Core Strategy Selective Review (CSSR) 

 
8.10 Hearing sessions relating to this limited review of the Core Strategy were completed 

at the end of February/beginning of March 2019 and the Inspector’s main 
modifications have been received. The advanced nature of this review is such that 
significant weight can be attached to the revised policies where relevant: 

 
H9 – Minimum Space Standards 

 H10 – Accessible Housing Standards 
 EN1 – Carbon Dioxide reduction 
 EN2 – Sustainable Design and Construction  

EN8 – Electric Vehicle Charging Infrastructure 
  

National Planning Policy Framework (NPPF) 
 

8.11  The introduction of the NPPF has not changed the legal requirement that 
applications for planning permission must be determined in accordance with the 
development plan unless material considerations indicate otherwise. The policy 
guidance in Annex 1 to the NPPF is that due weight should be given to relevant 
policies in existing plans according to their degree of consistency with the NPPF. 
The closer the policies in the plan to the policies in the Framework, the greater the 
weight they may be given.  

 
8.12 The National Planning Policy Framework (NPPF) 2019 sets out the Government’s 

planning policies for England and how these are expected to be applied, only to the 
extent that it is relevant, proportionate and necessary to do so. It sets out the 
Government’s requirements for the planning system. The National Planning Policy 
Framework must be taken into account in the preparation of local and 
neighbourhood plans, and is a material consideration in planning decisions. 
 

8.13 The Government attaches great importance to the design of the built environment. 
Section 12 (paragraphs 124 - 127) states that good design is a key aspect of 
sustainable development, is indivisible from good planning, and should contribute 
positively to making places better for people. It is important that design is inclusive 
and of high quality. Key principles include: 
 

• Good functionality and add to the overall quality of the area, not just for the 
short term but over the lifetime of the development; 

• Development to be visually attractive as a result of good architecture and 
appropriate landscaping  

• Development to be sympathetic to local character and history, including the 
surrounding built environment and landscape setting, 

• Establishing a strong sense of place, using streetscapes and buildings to 
create attractive and comfortable places to live, work and visit; 

• Optimising the potential of the site to accommodate development; 



• Create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future 
users and where crime and disorder, and the fear of crime, do not undermine 
the quality of life or community cohesion and resilience. 
 

8.14 Paragraph 130 states that permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions. 

 
8.15 Part 15 relates to conserving and enhancing the natural environment and notes that 

the planning system should contribute to and enhance the natural and local 
environment by protecting and enhancing valued landscapes. 

 
8.16 In February 2019, the Government published its revisions to the National Planning 

Policy Framework. The revisions focus on the housing land supply assessments and 
methodology; clarification of Habitat Regulations Assessment and definitions in 
glossary relating to “deliverable” and “local housing need”. 

  
 
9.0 MAIN ISSUES 
 

1. Principle of Residential Development 
2. Design & Character 
3. Highways & Transportation 
4. Residential Amenity 
5. Other Matters 
6. CIL 
7. Consideration of Objections 
8. Planning Balance 
 

 
10.0 APPRAISAL 
 
 Principle of Residential Development  
 
10.1 Sustainable Development is a key aspect of the current planning policy framework 

at both national and a local level. Spatial Policy 1 of the Core Strategy seeks to 
ensure that new development is concentrated in the main urban areas in order to 
ensure that shops, services and public transport are easily accessible. Scarcroft is 
not part of the main urban area and is categorised as a village within the Core 
Strategy which means it is essentially a residential settlement with some limited 
services. Scarcroft’s facilities include a pub, village hall, golf club and a children’s 
play area.  The village also lies close to Leeds and is served by a regular bus 
service. 

 
10.2 The application site can be considered to be non-allocated land as defined by policy 

H2 of the Leeds Core Strategy. Policy H2 includes a number of criteria that new 
housing development on non-allocated land should meet and therefore is an 
appropriate starting point for considering the principle of residential development.   

 
10.3 Policy H2 states that new housing development will be acceptable in principle on 

non-allocated land, providing that: 
 



(i) The number of dwellings does not exceed the capacity of transport, 
educational and health infrastructure, as existing or provided as a condition 
of development, 
(ii) For developments of 5 or more dwellings the location should accord with 
the Accessibility Standards in Table 2 of Appendix 3, 

 
10.4 The proposal, subject to appropriately worded planning conditions is considered to 

satisfy criteria (i) of policy H2 in that the number of dwellings, in the form of just one 
dwelling, is not considered to exceed relevant local infrastructure. 

 
10.5 In relation to criteria (ii), the proposal is for one dwelling and therefore falls below the 

threshold to assess the proposal against the accessibility standards. In terms of 
criteria (iii), the site is not within the Green Belt so this aspect is not relevant. 

 
10.6 The policy then goes onto state that greenfield land: 
 

a) Should not be developed if it has intrinsic value as amenity space or for 
recreation or for nature conservation, or makes a valuable contribution to the 
visual, historic and/or spatial character of an area, or 

b) May be developed if it concerns a piece of designated green space found to be 
surplus to requirements by the Open Space, Sport and Recreation Assessment. 

 
10.7 The side garden are of No. 9 Manor Park, and thus, the application site is defined as 

a greenfield site (Annexe 2 of the NPPF defines previously developed land and 
excludes land in built-up areas such as residential gardens). Having assessed the 
quality of the site within the context of a small enclave of differing residential 
properties, it is considered that the side garden of No. 9 Manor Park does not have 
an intrinsic value as amenity space, given that the property would retain a sufficient 
private amenity space for the needs of existing residents. Furthermore, given that 
the site is located outside the conservation area and is a private site, it does not 
have an intrinsic value for recreation of for nature conservation, nor does it make a 
valuable contribution to the visual, historic and/or spatial character of the area. 
Manor Park comprises a variety of house styles with varying plot widths and gaps 
between properties. The introduction of a new dwelling between nos. 9 and 11 
would not look incongruous, with scope to ensure that adequate spacing is provided 
on both sides so not to appear cramped within the street. In terms of criteria b, the 
site is not a designated green space that is found to be surplus to requirements by 
Open Space, Sport and Recreation Assessment. 

 
10.8 It is also relevant to highlight that the Council has a five year housing land supply 

and therefore the tilted balance is not engaged. The development must therefore be 
determined in accordance with Section 38(6) of the Planning and Compulsory 
Purchase Act 2004, and as such, the proposals is considered to accord with Policy 
H2 of the Core Strategy in that the principle of development is considered 
acceptable. Detailed and technical issues are considered in further detail below.  

 
 Design and Character  
   
10.9 The NPPF sets out national planning policy in relation to design (section 7) matters. 

The Leeds Core Strategy includes a number of policies relevant to conservation and 
design which are relevant. Policy P10 outlines a number of key principles which fall 
under the wider objective of ensuring new development delivers high quality 
inclusive design, Policy P12 looks to protect the character and quality of Leeds 
townscapes. 

 



10.10 A number of saved UDP policies are also relevant including policies GP5 and BD5 
which encourage good design. The Scarcroft Neighbourhood Plan Policy BE4 
requires development to respect the strong prevailing structure of linear arterial 
roads and estate style development off; tree lined streets, roadside verges; large 
gardens and generous frontages; the largely open green environment; the 
prevalence of traditional building and roofing materials; and mature tree boundaries 
between built up area and surrounding countryside. 

 
10.11 Policy H2 of the Scarcroft Neighbourhood Plan requires that development proposals 

on non-allocated sites should: 
 

• Promote positive impacts on Scarcroft’s special environmental and built 
heritage features; 

• Promote positive impacts on local road safety; 
• Provide east access to/from the local road network; 
• Provide easy access to/from footpath/cycle routes, bus stops and local 

facilities; 
• Provide in-curtilage off street parking as part of the development, at a level 

which does not add to any existing local parking problems in the immediate 
vicinity of the development site; 

• Avoid adverse effects on neighbour amenities through excessive 
overshadowing, over-dominance or overlooking. 

 
10.12 Policy H3 of the Neighbourhood Plan requires that housing development should not 

normally exceed a net density of 10 dwellings per hectare, in keeping with the 
prevailing character and appearance of the existing built up area. 

 
10.13 Manor Park and Hellwood Lane feature a mix of housing types but are generally 

characterised by their two storey form and traditional design. The space between 
dwellings is also an important characteristic of the area which gives the area a 
spacious rural feel. The application is an outline application and therefore there is 
limited information to assess the proposal is terms of design and its impact on the 
character of the area. However, an indicative site layout has been provided to 
demonstrate that a dwelling measuring approximately 8m x 8m could be 
accommodated on the site without adversely affecting the character and density of 
the area. 

 
10.14 Many of the objectors have commented that the site is too small to fit an additional 

dwelling within the site and that the limited space between the proposed dwellings 
results in the development appearing cramped on the site. The indicative layout 
demonstrates that adequate separation distances to either sides could be achieved 
which would also involve the removal of the existing side conservatory to No.9 
Manor Park. It is considered that these separation distances shown on the indicative 
layout woud exceed the Council’s guidance and are more than sufficient to ensure 
that the proposed will not harm the spatial character of the area and to ensure that 
the site does not appear over-developed. This would also be in accordance with the 
aforementioned Neighbourhood Plan policies. 

 
10.15 In terms of the Impact on trees within and adjacent to the site, the applicant has 

submitted a tree survey. This shows that there are a number of mature trees along 
the site’s rear (northern boundary). These include a mix of species including a Holly, 
a Sycamore, a Norway Spruce, a Silver Birch, two Cherry trees, and 2 Oak trees. 
The majority of these mature trees are located off site and would not be affected by 
the proposed development based upon the indicative site layout. However, the 



proposal would likely result in the need to remove 3 trees, including a Yew, a 
Cypress and an apple tree. These trees are set along the eastern side boundary 
and whilst they do provide some visual interest, their removal could be mitigated by 
the planting of replacement trees. It is also understood that some trees along the 
site frontage may have been removed at some stage, although they were not 
protected. Nevertheless, it is considered that any new dwelling on this site, should 
be the subject of a proposal for new tree planting, and this is covered by the 
Reserved Matters. 

 
10.16 Given the site abuts the open Green Belt to the north, in accordance with Policy N24 

of the UDPR, a landscape buffer is required to assimilate the development into the 
surrounding landscape, if one does not already exist. It is considered the existing 
vegetation present to the north in the form of mature tree is more than adequate to 
ensure the proposed development will assimilate into the landscape and therefore 
no additional buffer is required. 

 
10.17 In conclusion, based upon the indicative layout provided, it is considered that a new 

dwelling could be accommodated on the site without harming the character of this 
established residential area. 

 
 Highways and Transportation 
 
10.18 The proposals show that vehicular access will be taken from Manor Park, which is a 

private road which serves 15 dwellings. Together with Hellwood Lane, a total of 21 
properties and a riding school are served from the private road off the A58. Core 
Strategy Policy T2 states that new development should be located in accessible 
locations and with safe and secure access for pedestrians, cyclists and people with 
impaired mobility. In locations where development is otherwise considered 
acceptable new infrastructure may be required provided it does not create or add to 
problems of safety or efficiency on the highway network. 

 
10.19 It is also accepted that the development does not meet the Core Strategy 

Accessibility Standards. Future residents of the dwelling are likely to be reliant on 
the use of the private car for the majority of journeys. However, given the limited 
scale of development, the level of additional vehicular movements would not be 
significant. The proposed indicative layout also demonstrates that at least 3 car 
parking spaces could be provided on site, in accordance with the policy 
requirements. Notwithstanding this, the proposed development is below the 
standard where the proposal would be judged against the accessibility standards. 

 
10.20 It is acknowledged that the proposed development would conflict with the Street 

Design Guide in that the development leads to more than 5 dwellings being served 
from a private drive as Manor Park currently serves 15 dwellings, plus 6 dwellings 
from Hellwood Lane, making 21 dwellings in total, which is a number far above the 
restriction placed on private roads by the Street Design Guide. As Manor Park has 
served a good number of dwellings for a number without years without causing any 
known harm to pedestrians and the Highways Officer has not highlighted any 
incidents where pedestrians have been harmed by vehicles using the road, it is 
considered that the refusing the scheme on the grounds highway safety issues 
cannot be justified. Furthermore, Manor Park and Hellwood Lane is a fairly quiet 
road located a short distance away from the adopted highway (Wetherby Road) and 
therefore it is considered that pedestrians should be able to easily and safely 
navigate the private road and reach the adopted highway without significant conflict 
with vehicle users. It is further noted that forward visibility of the junction with 
Wetherby Road (A58) is good, and therefore appropriate to serve the proposed 



development. Therefore, it is considered that the guidance contained within the 
Street Design Guide and raises no highway safety concerns. 

 
Residential Amenity 
 

10.21 Based upon the indicative layout submitted, there is no reason to doubt that a 
residential development of 1 dwelling on this site could be achieved without having a 
detrimental impact on the living conditions of existing residents in terms of loss of 
privacy, overdominance and loss of sunlight and daylight. The residents who could 
be potentially most effected would be those who share a boundary with the site on 
either side and the dwelling on the opposite side of Manor Park. The indicative 
layout demonstrates that adequate separation distances could be achieved as 
required by the guidance set out within Neighbourhoods for Living. Once the 
existing conservatory is removed from No. 9 Manor Park, both side elevations of the 
properties either side are blank, save for some ground floor windows within the side 
elevation of No. 11 which appear to serve a utility area and could be screened by 
appropriate boundary treatment. 

 
10.22 In terms of the amenity to be afforded to future residents of the development, this is 

largely a matter for any subsequent Reserved Matters. However, based upon the 
indicative site layout submitted, it is considered that the site is large enough to 
provide an adequate garden size, similar to some of the gardens relating to existing 
properties in the locality. The proposed dwelling would need comply with the 
National prescribed Minimum Standards (CSSR Policy H10), and again this is a 
detail that would be addressed through the Reserved Matters. 

 
Other Matters 

 
10.23 The application is in outline only, and whilst the Flood Risk Management Officer has 

requested that a soakaway feasibility study is carried out into the use of infiltration 
drainage methods, it is considered that this is a matter which could be dealt with 
through a planning condition. It has been indicated that the soils data highlights that 
the soils are likely to be suitable for free-draining infiltration SuDS. In terms of 
ecology, the site is not covered by any statutory designations, nor is there any 
evidence to suggest that any protected species are present on the site. 

 
 CIL Liability  
 
10.24 The Community Infrastructure Levy (CIL) was adopted by Full Council on the 12th 

November 2014 and was implemented on the 6th April 2015. The application site is 
located within Zone 1, where the liability for residential development is set at the rate 
of £90 per square metre (plus the yearly BCIS index). Given that this is an outline 
application with all matters reserved, the floorspace of the proposal and thus the CIL 
contribution is unknown at this point in time.  Consideration of where any CIL money 
is spent rests with Executive Board and will be decided with reference to the 123 list. 

 
 Consideration of Objections 
 
10.25 The objections received relating to the harm to the character of the area, highway 

safety, trees and the impact on neighbouring residential amenity has been 
addressed in the report. 

 
10.26  The concerns raised relating to the private road not being suitable for use by heavy 

vehicles and the issues relating to working practices, is noted. It is considered that 
the access to and from the site is possible for a medium size vehicle and given that 



this is a small development, it is unlikely that larger vehicles will be used during the 
construction process. Furthermore, conditions are recommended to be imposed to 
ensure the loading and unloading of vehicles takes place safely within the site. A 
condition is also recommended to ensure any damage to the private road is 
repaired.  

 
10.27 The comments made that the proposed construction works will cause disturbance, is 

noted. However, the disturbance caused will be for a limited period which will not 
cause significant levels of disturbance to the lives of local residents. The proposal 
for a new dwelling which was refused relates to a different site within Manor Park 
with a much narrower road frontage than the application site, and the individual 
characteristics of each site differs in order to justify reaching a different conclusion. 
The proposal has also been considered against the relevant policies within the 
Scarcroft Neighbourhood Plan and is considered to be in conformity with the 
relevant policies. The concerns that smaller houses are needed within Scarcroft is 
controlled by a Neighbourhood Plan policy which only relates to developments of  
dwellings or more, and therefore the development falls below this threshold. 

 
Planning Balance 

 
10.28 In weighing up the positives and negatives of the proposed development it is 

considered that the principle of residential development is acceptable and in 
accordance with Core Strategy Policy H2. Other positive factors include the 
provision of one additional dwelling as well as limited harm to the established 
residential character of the area. In terms of highway safety, this is considered to be 
neutral. The loss of some limited trees results in some level of harm, although it is 
considered that this could be mitigated by replacement tree planting. The positives 
associated with the development therefore outweigh the negatives and as such the 
balance of considerations weighs in favour of approval. 

 
10.29 The authority are aware that the Council has declared a Climate Change 

emergency, although there has been no subsequent change to any adopted 
planning policies in this respect. However, the proposed development is below the 
threshold which requires assessment against Core Strategy policies EN1 and EN2. 

 
11.0  CONCLUSION 
 
11.1 In conclusion, it is considered that the proposed development is acceptable in 

principle and will not have an adverse impact upon the character of the area. There 
are no significant concerns relating to highway safety or to the loss of trees within 
the site. Therefore, it is considered that the proposal compiles with planning policy 
guidance and it is recommended that outline planning permission should be 
granted, subject to the conditions set out at the head of this report. Details matters 
relating to the layout, appearance, scale and landscaping would be dealt with by any 
subsequent Reserved Matters submission. 

 
 
Background Papers: 
Planning Application file 18/06186/OT 
Certificate of Ownership: Certificate A signed by the agent. 
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