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YORKSHIRE DALES NATIONAL PARK AUTHORITY 
COMMITTEE REPORT 

Application No: S/03/448G Parish: Sedbergh  

Applicant: James Hall & Co Limited Officer: Peter Reynolds 

Site Address: SPAR, Station Road, SEDBERGH, LA10 5DL 

Proposal: Full planning permission for erection of a single storey rear extension 
to form additional back of house area, relocation of bin store and 
external plant area and two new delivery ramps 
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1.1 REASON FOR COMMITTEE CONSIDERATION  

1.1 This application is referred to Committee for the following reason: the Parish Council 

recommendation is contrary to the decision which the Head of Development Management 

proposes to take. 

2.0 APPLICATION SITE 

2.1 The application concerns a site to the rear of the Sedbergh SPAR convenience store, 

located to the north of the A684 highway. 

3.0 PROPOSAL 

3.1 An application for full planning permission for erection of a single storey rear extension 

to form additional back of house area, relocation of bin store and external plant area and two 

new delivery ramps 

4.0 RELEVANT PLANNING HISTORY 

4.1 In 2009 planning permission was granted for the erection of a health centre and 

convenience store with associated car parking and engineering works at Sedbergh Auction 

Mart, Station Road, Sedbergh. 

5.0 CONSULTATIONS 

5.1 The following responses have been received from consultees in relation to this 

application: 

• Area Ranger – Proposals within this application do not affect the line of footpath Number 

568049. This footpath is located following the lane from north to south immediately to the west 

and outside of the development area shown in red on plans supplied with the application. 

However the owners may wish to consider the desire line path which has come in to use since 

the SPAR Store opened at this location. This short cut to and from the store has been created 

by people walking over rough ground at the west side of the store through a gap in the lane side 

hedge. Linking the housing on the west side to the store. With extensive external improvement 

works proposed at this site the owners may wish to consider improvement to the surface of this 

desire line route. 

• Trees and Woodlands – No objections, providing the TPO trees around the development 

area are fenced off at the hard-standing edge with 2m mesh, linked panels to prevent 

inadvertent damage to trees and their root plates from development activity (tree protection to 

BS5837:2012). 

• Environmental Health – No objections, subject to conditions regarding the submission of 

a method statement, construction hours, external lighting and noise. 

• Highways Authority/Lead Local Flood Authority – No objections.  

 Sedbergh Parish Council – object on grounds of the impact of creating a butchery as part of 

the SPAR shop upon the vitality and viability of other businesses within Sedbergh’s High 

Street. 
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6.0 PUBLIC RESPONSES 

6.1 One letter of objection has been received from a local resident, raising concerns about 

the impact of the proposed additional retail space upon other, existing businesses within 

Sedbergh town centre. 

7.0 ASSESSMENT 

7.1 Key Issues: 

 Principle of development 

 Design and appearance 

 Impact upon human safety and amenity 

 Access and highway safety 

 Impact upon trees 

 Impact upon biodiversity 

 Parish Council comments 

Principle of development 

7.2 The site is within Sedbergh near to the town centre but not within it. It is an accessible 

site and well connected to the town centre. National planning guidance relating to town centres 

and retail development of edge of centre or out of town sites seeks to protect the vitality and 

viability of town centres.  To that end proposals for retail development on edge of centre or out 

of town sites can be subject to a sequential test and an impact test, however they are applied 

where it its proportionate and appropriate to do so. An impact test is only required for proposals 

exceeding 2500sqm or an alternative floorspace figure set out in a local plan. 

7.3 Sedbergh is  a settlement designated as a Local Service Centre in the Yorkshire Dales 

Local Plan (2015-2030). The expansion of existing business uses on sites within such 

settlements is permitted under Local Plan Policy BE1, subject to satisfying the requirements of 

Policy SP4. The site itself is not defined as a high street service frontage under Policy BE5 and 

could therefore be considered to be edge of centre. Policy BE5 sets a threshold for new retail 

and other business uses larger than 250m2 (gross internal area) outside of the high street 

service frontage or adjacent to it to include an assessment of the impact of the proposal upon 

town centre vitality and viability. However, in this case the proposal is only for 91m2 of additional 

floorspace, significantly below the threshold.  

7.4 It should also be noted that when the application for the retail unit was originally 

considered in 2009 an independent impact assessment was carried out. This proposal does not 

represent the introduction of a new use or activity onto the site but additional floorspace within 

the scope of the 2009 permission.  

7.5  Whilst the proposed floorspace would allow for the introduction of a butcher’s counter 

into the store which may compete with established businesses in the town centre or area, 

competition is not, of itself, a material consideration. 

7.6 It is therefore considered that the proposal is for a relatively minor extension that will 

increase the range of services and products available to customers in the store but would not 

have a significant impact on the vitality or viability of the town centre. With reference to national 
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and local policy, and the scale of the proposal it is considered neither proportionate or 

appropriate to require further testing of the proposal..  

Design and appearance 

7.7 The building’s principal elevation faces towards the main highway to the south, and the 

proposed extension will be to the rear (north) of the building. Although not visible from the public 

highway, the rear of the building can be seen from along a public footpath which passes to the 

west of the site. The views from along this footpath are partially screened by existing trees 

which have been planted around the boundary of the SPAR site, and this will reduce the visual 

impact of the proposal. The proposed extension will be low in height, lower than the eaves of 

the existing building and with a monopitched roof coloured to match the existing eaves. A render 

finish is proposed for external elevations, to match the finish of the existing rear elevation. The 

rear access ramps are to be relocated slightly further north to accommodate the extension, and 

a new timber-fenced enclosure is to be sited to the north-west of the building for bin storage. 

Overall, the proposed development will be of a straightforward design and appearance, utilising 

external materials and finishes which complement the existing appearance of the SPAR 

building. Therefore, the proposal complies with criteria a – f of Policy SP4 with regard to its 

design, appearance and accessibility.  

Impact upon human safety and amenity 

7.8 The proposed development will not increase the risk of flooding on the site or elsewhere, 

and no other such safety concerns have been raised as part of this application. No harmful 

impact will result upon the amenity or privacy of any neighbouring residents, due to the low 

height of the proposal and the considerable distance between it and any other neighbouring 

properties. Adequate storage and other infrastructure are to be provided as part of the 

development, and no additional concerns have been raised in relation to crime. Therefore, the 

development accords with criteria l – m of Policy SP4. 

Access and highway safety 

7.9 The proposed development will not obstruct or impede the existing vehicular access to 

the site, and will not result in any decrease in available off-road parking spaces. Three existing 

staff parking spaces are to be slightly repositioned as part of the development, and the delivery 

area will remain the same. The site is far enough to any existing highway or public right of way 

so as not to cause obstruction to the public during the course of works being carried out. 

Therefore, the development accords with criteria g – k of Policy SP4.  

Impact upon trees 

7.10 Trees are present around the boundary of the site, including a number protected by Tree 

Preservation Orders. Given the distance between the proposal site and these trees, it is unlikely 

that any direct adverse impact upon trees will result from the development. However, a 

condition is recommended to ensure that trees are fenced-off and protected during the course of 

works, and after, in accordance with Policy W3.  

Impact upon biodiversity 

7.11 No adverse impact is likely to result from the development upon existing wildlife habitats. 

Policy W2 requires new development to make a proportionate on-site contribution towards 
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biodiversity. In this case, the provision of 2 bird or bat nesting boxes on the SPAR building 

would meet this requirement. 

8.0 PARISH COUNCIL COMMENTS 

8.1 An objection has been received from Sedbergh Parish Council in response to this 

application, raising concerns about the impact of creating a butchery as part of the SPAR shop 

upon the vitality and viability of other businesses within Sedbergh’s High Street. This is 

addressed above. 

9.0 CONCLUSION 

9.1 The proposed development is of a minor scale and does not represent the creation of a 

new retail unit on the site, rather being a small-scale expansion of an existing unit as permitted 

under Policy BE1. As explained within the assessment of this report, there is no requirement for 

a further impact assessment under Local Plan Policy BE5 with regard to any impact upon the 

vitality and viability of the local town centre, and therefore there is no conflict with Policy BE5. 

The proposed development meets the requirements of Policy SP4 in relation to its design and 

appearance, highway safety and parking, human amenity and environmental safeguarding. 

Subject to relevant conditions, the development also meets the requirements of Policies W2 and 

W3 with relation to biodiversity and trees. 

10.0 RECOMMENDATION 

10.1 It is recommended that permission is GRANTED subject to conditions including the 

following: 

 Standard time limit of 3 years for commencement 

 Adherence to relevant specified plans and documents 

 External materials to match those of the existing rear of the building 

 No additional external lighting to be installed unless details are first submitted to and 

approved in writing by the Local Planning Authority 

 Existing trees on or near the site to be protected during the development 

 Provision of proportionate biodiversity enhancement (2 no. bird/bat nesting boxes) 

 

 

 




