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1.  INTRODUCTION 
 
1.1 Land amounting to approximately 6.99 hectares, located to the north of Benningholme Lane, 

Skirlaugh, is allocated for residential purposes by policy SK2 of the Holderness District Wide 
Local Plan, adopted by the East Riding of Yorkshire Council in April 1999. 

  
1.2 The purpose of this brief is to set out the land use planning issues likely to arise from the site's 

development and to guide development in a comprehensive and co-ordinated manner.  The 
Council will expect any planning application submitted on the site to reflect fully the provisions 
of this brief.  

 
2. PLANNING POLICY  
 
2.1 Policy SK2 of the Holderness District Wide Local Plan is the most relevant policy and starting 

point for the consideration of development proposals on this site.  It indicates a number of 
points that need to be addressed in any development scheme. 

 
SK2 states: - 

 
The Council allocates 6.99 Ha (17.27 acres) of land for residential purposes 
north of Benningholme Lane as shown on the Proposals Map.  In advance 
of the relocation of the existing sewage treatment works, development will 
not be permitted within 150m of the works boundary.  Development 
proposals must be based on a comprehensive scheme and layout for the 
whole site, which will include: 
 
1. access from Benningholme Lane 
 
2. a scheme of landscaping showing, in particular, the treatment of a 
maintenance ‘leeway’ beside the Lambwath Stream and the landscaping of 
footpaths, incidental open spaces and a children’s playground 
 
3. arrangements to secure the relocation of the playing fields to the site 
allocated under policy SK3 
 
4. appropriate arrangements to help to secure the relocation of the sewage 
treatment works 
 
5. any details specified in a planning brief prepared in accordance with 
policy H15. 

 
2.2 Other relevant local plan policies are referred to in Appendix 1. 
 
2.3 In addition to approved local planning guidance, developers putting forward proposals will 

need to take appropriate account of relevant national guidance, in particular PPG3 'Housing' 
published by the Department of the Environment, Transport and the Regions (DETR) in 
March 2000.  PPG3 establishes a number of important principles and specific requirements 
relating to the development of land for housing.  As a result of the publication of PPG3, the 
Council requires that applicants seeking planning permission for developments of 10 dwellings 
or more submit an accompanying statement explaining how individual proposals conform to 
this guidance.  A standard form entitled 'Statement of Conformity with PPG3' has been 
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prepared by the Council to be completed by applicants (enclosed).  The site subject of this brief 
will require a completed statement to be submitted by the applicant. 

 
2.4 The site does not fall within the definition of previously developed land as set out in PPG3.  As 

it is over 5 hectares, any planning application for the residential development of the site, or any 
part of it, that the Council is mindful to approve will need to be referred to the Secretary of 
State under the Town and Country Planning (Residential Development on Greenfield Land) 
(England) Direction 2000 before a decision is issued.   

 
 
3.  SITE AND SURROUNDINGS 
 
  Site Location and Description 
3.1 Skirlaugh is located astride the A165 Hull to Bridlington road. The allocated site lies to the west 

of this road in an area characterised by modern housing. Much of the historic core of the village 
is located to the east of the A165. 

 
3.2 The residential allocation (SK2) consists of approximately 6.99 hectares of land, located to the 

north of existing residential development off Benningholme Lane, with Millhouse Way and 
Rowton Drive forming its southern boundary. To the east there is also an area of existing 
residential development at Old Forge Way. The site slopes down towards the Lambwath Stream 
which forms the northern boundary, beyond which there is open agricultural land. To the west 
land is allocated under policy SK3, of the Holderness District Wide Local Plan for the provision 
of recreational open space, to the north of which is the Skirlaugh Waste Water Treatment Works.  

 
3.3 The site is broadly rectangular in shape and is currently subdivided into roughly 3 areas by 

hedgerows and fencing. It is mainly in agricultural use though a large proportion comprises of 
playing pitches. The playing pitches occupy the southeastern part of the site and consist of two 
rugby/football pitches, a cricket circle and a children’s play area. The agricultural land is in two 
sections, separated by a substantial Hawthorn hedge running across the site from east to west, 
and by wooden fencing. Hedgerows also form the site’s eastern and western boundaries. 

  
4.  Site Features 
4.1 There are few significant features on the site, although the Hawthorn hedgerow running east to 

west across the site, adjacent to which there is a public footpath, boundary hedgerows and the 
Lambwath Stream provide some interest. The Environment Agency recognises the stream as a 
main watercourse. This and the adjacent well-established footpath with access through Millfield 
Drive onto Main Road offer an interesting landscaping opportunity. Additionally a footpath 
provides access onto Benningholme Lane in the southeastern corner of the site. 

 
4.2 The site is neither within a conservation area nor in proximity to a listed building. There are no 

features of known archaeological or historic interest within the site although the Lambwath 
Stream appears to have been the focus for settlement in the area in pre historic times. Hence it is 
likely that development of the site may encounter archaeological deposits (see para 10.0).  
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SITE LOCATION PLAN 
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5. DEVELOPMENT GUIDELINES 
 
5.1 Policy SK2 provides a basis for defining the form of development on this site.  
 
5.2 Based on the average gross density of 25 dwellings per hectare as indicated in the Local Plan this 

6.99 hectare site will accommodate approximately 170 dwellings. Since the plan was adopted 
however, national policy is now advocating densities of at least 30 dwellings per hectare. The 
issue of density will need to be addressed at the detailed planning stage when further information 
on proposed house types is forthcoming.  
 

5.3 There are a number of other issues that need to be considered in planning for this development, 
these include: -   

 
Highway Control Issues 

5.4 The developer will need to undertake a Transport Assessment to evaluate the impact of traffic 
generated by the development on the existing highway network and especially on the 
A165/Benningholme Lane junction. This will assist with the determination of improvement 
works that may need to be carried out on the existing network as a consequence of the 
development. 

 
  Access 
5.5 Vehicular access to the site will be taken from Benningholme Lane via an existing estate road at 

two points, Millhouse Way and Rowton Drive.  It is preferable for the access to be taken part 
way along Millhouse Way to avoid conflict with existing residential accesses. 

 
  Road Layout 
5.6 Road patterns should be designed with a clear hierarchy to enable visitors to find their way 

around the site. The road layout should initially consist of 2 cul-de-sacs to allow the phasing of 
development. From each principal cul-de-sac a series of small estate roads can be served. As 
development progresses the cul-de-sacs should be linked to form a loop thereby assisting in the 
reduction of journey lengths for service providers such as deliveries of post, milk etc. Similarly 
access to dwellings should be achieved without the need for excessive journey lengths within the 
residential layout. Bus stops and shelters should be provided for in the design of the residential 
access roads on the development. 

 
5.7 Traffic calming needs to be a key feature in the design of the road pattern around the building 

forms. Vehicle speeds shall be kept low in residential areas by use of appropriate traffic calming 
measures that ensure that vehicle speeds are moderated (to 20mph) and that a safer and pleasant 
environment is created for residents.  

 
  Parking 
5.8 Parking should be a maximum of 1.5 spaces per dwelling and this can be achieved overall by 

providing a mix of house types. 
  
  Pedestrian and Cycle Network 
5.9 In developing the residential layout priority should be given to pedestrian then cycle movements.  
 Existing cycle and pedestrian routes should be safeguarded and improved and the network well-

lit and safe to use Overlooking of these routes by dwellings should be encouraged. The site 
should connect with the existing Public Rights of Way network at suitable points. Routes should 
be identified to community facilities, shops, schools and these should form the basis for the 
provision of direct pedestrian and cycle routes.  

 
5.10 Currently a public footpath runs across the site from east to west and in the north east corner of 

the site it links the children’s play area through Millfield Drive to the village centre. This footpath 
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should be enhanced and extended westwards to provide a link from the site to the adjacent 
recreation ground (SK3) to create a main east/west pedestrian/cycle axis.  

 
5.11 Additionally, the footpath adjacent to Lambwath Stream currently used for informal recreation 

provides an interesting opportunity for an enhanced scheme of informal footpath provision and 
must be linked to the proposed development.  

 
  Waste Water Treatment Works 
5.12 A major constraint to the development of a significant proportion of the allocated site is the 

proximity of the Skirlaugh Waste Water Treatment Works located to the north west of the 
allocation. Policy U8 of the Holderness District Wide Local Plan (see appendix 1) refers to 
development in the vicinity of WasteWater Treatment Works. The nearest existing dwelling is 
150 metres from the current WasteWater Treatment Works. No new residential development on 
this site will therefore be permitted within a distance of 150m of the existing WasteWater 
Treatment Works.  

 
5.13 It is therefore likely that development will be phased.  The first phase, prior to the re-location of 

the WasteWater Treatment Works will include development on the existing playing pitches 
(which need to be replaced prior to development) and on land to the north of these. The 
remainder of the site could be developed as a second phase once the WasteWater Treatment 
Works have been relocated. No dwellings on the second phase will be occupied before the 
relocated Waste Water Treatment Works becomes operational. 

 
6.0   Residential Development 
6.1  A site of this size will require the provision of a mix of housing types. Given the nature of 

surrounding residential developments in this part of the village modern estate development 
would not be out of character. A good standard of layout and design is however sought that aims 
to provide for quality in all aspects of development. The design of the scheme should emphasise 
a sense of place utilising the limited features available. For example the Lambwath Stream forms 
the northern boundary of the site and provides an exciting opportunity to create an important 
focal point and setting for the intended development. Dwellings in this part of the site should 
take advantage of the open aspect across the Stream.  

 
6.2 Elsewhere the development should create its own character and identity. Particular care will need 

to be taken in matters concerning layout, massing and landscape design. Proximity of the 
development to existing residential properties especially those on Millhouse Way and Rowton 
Drive and Old Forge Way should respect the amenity and privacy of existing dwellings. One and 
a half storey or bungalows would reflect existing dwellings in these cul-de-sacs, but other options 
such as terraced cottages should be examined to reflect local character and for density and 
villagescape purposes.  

 
6.3 In choosing materials and in design detail developers should consider the local traditional 

architecture of the older village core. The Council is mindful of the problems that can arise in 
otherwise well designed schemes by lack of attention to detail and poor choice of materials. It is 
important that there should be some variation between the styles of the component elements of 
the scheme if monotony is to be avoided.  

 
6.4 The orientation of properties on the western boundary may wish to utilise open aspects towards 

the recreation area by either fronting onto (or being positioned gable end on) to the current 
access road to the Waste Water Treatment Works. The road has potential to become a gated 
pedestrian/cycle way. 
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6.5 The layout should be designed to minimise opportunities for crime with clear distinction between 
public and private spaces.  This can be assisted by careful design for example by incorporating 
natural visual surveillance of public areas and good lighting. 

 
7.0   Affordable housing 
7.1 The Council's approach to the provision of Affordable Housing is set out in Supplementary 

Planning Guidance, which is available separately from the Forward Planning Manager.  The 
present preferred approach would require the developer to come to an arrangement (within a 
certain period) with a Registered Social Landlord (RSL) to provide 10% of the number of houses 
that could be accommodated on the site's developable area at an average density of 30 houses per 
hectare.  The affordable units should be transferred to the RSL at a price that does not require 
the RSL having to resort to grant from the Housing Corporation. 

 
7.2 The affordable units should normally be provided on the site, but the Council will consider 

proposals for their provision elsewhere in the settlement on a site that complies with 
Development Plan policy.  In the absence of an arrangement being reached with an RSL, or if the 
Council accepts that some of the affordable housing needs in the area would be best met by 
provision off-site, then the Council will require the payment of a commuted sum in lieu of 
provision on-site.  Current housing needs indicate that a range of accommodation would be 
sought, including one bed flats and 2 and 3 bedroom family houses.  The Council would be 
pleased to advise on the preferred numbers and mix of provision. 

 
7.3  The affordable units should be provided as the development proceeds, though there will be two 

thresholds to be met.  The first  of the required number of affordable units shall be provided 
before 33% of the proposed number of dwellings on the site are occupied and the second  
shall be provided before 66% of the proposed number of dwellings on the site are occupied.  

 
8.0  Outdoor Playing Space 
8.1 A further requirement of this site is the provision of Outdoor Playing Space (OPS) in accordance 

with policy H16 of the plan (see appendix 1). This consists of a youth/adult element (normally 
greens or playing pitches) and a children’s element consisting of equipped play area(s). 
Addressing this issue has been central to the release of this site for development purposes; due 
largely to the location and community ownership of the existing playing fields. 

 
8.2 Policy SK2 requires the relocation of the playing fields to adjacent land allocated for this purpose 

under policy SK3. Commencement of development on the SK2 site will only be permitted once 
the SK3 allocation has been secured by legal agreement for recreational purposes and is in or is 
available for recreational uses. 

 
8.3 The provision of improved and extended recreation facilities provided under the SK3 allocation 

adequately caters for the youth/adult element of OPS.  It is however necessary to provide an 
element of children’s equipped playspace within the SK2 allocation in accordance with policy 
H16. The existing children’s Outdoor Playing Space should be relocated westwards to enable 
properties to be built between it and Old Forge Way.  The new properties should preferably be 
single story where they abut those on Old Forge Way and should overlook the children’s 
Outdoor Playing Space for improved supervision and security. The Outdoor Playing Space 
should be well lit to deter congregation and provide a safer environment, accessible to all. 

 
8.4 Additionally a commuted sum based on the cost of maintenance over a five-year period will be 

required if the play space is to be transferred to the Council. 
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9.0    Landscaping 
9.1    Overall the site should be the subject of a high level of landscaping. Important hedgerows, 

such as existing boundary hedges and the one that crosses the site in an east to west direction 
should be incorporated into the design. A substantial and attractive landscaping scheme 
incorporating a footpath and a leeway for maintenance of the Lambwath Stream should be 
provided as a key element of the overall scheme. In the interest of public safety a substantial 
fence should segregate the Lambwath Stream from those areas accessible to the public. Similarly 
trees should be retained and incorporated into the design where this is feasible. 

 
9.2 Discussions will need to take place with the Environment Agency over maintenance 

arrangements within 8m of the stream and any landscaping along Lambwath Stream will need to 
take account of its role in the surface water drainage system of the wider area.  

 
10.0 Archaeology 
10.1 The Lambwath Stream appears to have provided a focus for prehistoric and later settlement in 

the area.  It is likely, therefore, that any groundworks in this area will encounter 
archaeological deposits of the prehistoric, Romano-British and later periods. 

 
10.2 An archaeological evaluation by geophysical survey will need to be undertaken to confirm the 

nature, extent and significance of any deposits. The extent to which development proposals will 
damage the underlying deposits and what further archaeological work will be required to 
safeguard the deposits in advance of, or during, development can then be determined.  If it is 
shown that there are significant archaeological remains, that will be affected by the proposed 
development, mitigation measures, where feasible, should be explored to ensure their 
preservation. 

 
10.3 It is advantageous that an early archaeological evaluation is undertaken (preferably during the pre-

application stage) as this can often prevent or minimise the disturbance to any archaeological 
deposits by a modification in the design/area of a development. All archaeological site work, 
including geophysical survey, must be undertaken by an archaeological contractor acceptable to 
the Council and developers will need to contact the Humberside Archaeological Partnership for 
detailed guidance (see appendix 2)  
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11.0 SERVICES  
 Prospective developers are advised in all cases to contact Service Suppliers directly to ascertain 

provision and requirements (See Appendix 2).  Details provided below are for guidance purposes 
only. 
 

11.1 House Services 
 No service boxes are to be provided on primary elevations where they are potentially unsightly 

from public viewpoints. 
 

11.2 Street Lighting 
 Street lighting to current design standards needs to be considered as an integral part of design 

and should light footpaths and cycleways to the Highway Authority’s standards to provide safety 
and security. Attractive lighting units will be required and the effects of night sky light pollution 
should be minimised. 
 

11.3 Electricity  (reply awaited) 
 
11.4 Gas  

Transco has indicated that there are no existing/proposed gas mains affecting the site. In the 
interests of safety, a consultation should take place before commencement of the works, between 
representatives of Transco, the Authority upon whose behalf the work is being carried out, the 
Authority’s contractor and any other interested parties.  There are a number of protective 
measures and precautions that are necessary when working near Transco operations and it is 
recommended that potential developers contact Transco directly for advice. 

 
11.5 Environment Agency 

The Environment Agency has no plant or services on the land shown as SK2.  The area is 
however, adjacent to the Lambwath Stream, a main river of the Agency and thus subject to its 
bylaws that prohibit any development within 8 metres of the top of the bank of this watercourse 
on either side.  Additionally, most of the area is shown at risk from fluvial flooding, and there 
appears to be a corridor adjacent to Lambwath Stream approximately 25 metres wide which is 
much lower than the land to the south.  The Agency’s bylaws would preclude any development 
within the first 8 metres, but it is suggested it would not be sensible to build houses between the 
8 metres and 25 metre line, using this space rather for public open space.  Any houses beyond the 
25-metre line that are still within the indicative floodplain map area, should have floor levels 
300mm above existing ground level. 
 

11.6 It was also noticed on a site inspection that there are a number of watercourses both through 
and around the site. Culverting of these would require consent from either the Environment 
Agency or the Beverley and North Holderness Internal Drainage Board in whose area some of 
the site lies. 

 
Water Supply 

11.7 A water supply and advice can be provided under the terms of the Water Industry Act, 1991 by 
Yorkshire Water Services. 
 
Waste Water – Sewerage 

11.8 There is a 150mm diameter public foul sewer and a 125mm diameter rising main crossing the 
site.  Their presence may affect the layout of the site and no buildings or other obstructions 
should be erected within a distance of 3.0 metres of their lines.  A developer may, where it is 
reasonable to do so, require a sewerage undertaker to alter or remove a pipe where it is necessary 
to enable that person to carry out a proposed improvement of land. 
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11.9 Foul water may discharge to the 150mm diameter public foul sewer within the site. The site may 

not gravitate to the public sewerage system and a pumping station may be required to drain the 
site. 
 

11.10 There are no public surface water sewers in the vicinity of this site. Developers are advised to 
contact the Environment Agency and/or the local Land Drainage Authority with a view to 
establishing the suitability of the Lambwath Stream to accept discharge or to agree alternative 
methods of surface water disposal. 
 

 Waste Water – Treatment 
11.11 The site is in close proximity to Yorkshire Water Services Skirlaugh Waste Water Treatment 

Works.  A recommended exclusion zone of 150 metres for residential development from the 
works boundary is recommended until such time as the treatment plant is relocated. Anticipated 
domestic foul flows from the remainder of the site can be accepted at the works subject to 
confirmation of density of development and total number of dwellings. 
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           Appendix 1 
RELEVANT LOCAL PLAN POLICIES 
 
SK2 The Council allocates 6.99 Ha (17.27 acres) of land for residential purposes north of 

Benningholme Lane as shown on the Proposals Map.  In advance of the relocation of the 
existing sewage treatment works, development will not be permitted within 150m of the 
works boundary.  Development proposals must be based on a comprehensive scheme and 
layout for the whole site, which will include: 

 
1. access from Benningholme Lane 
2. a scheme of landscaping showing, in particular, the treatment of a 

maintenance ‘leeway’ beside the Lambwath Stream and the landscaping of 
footpaths, incidental open spaces and a children’s playground 

3. arrangements to secure the relocation of the playing fields to the site 
allocated under policy SK3 

4. appropriate arrangements to help to secure the relocation of the sewage 
treatment works 

5. any details specified in a planning brief prepared in accordance with policy 
H15. 

 
SK3 The Council allocates 3.54 Ha. (8 acres) of land for formal recreational open space 

adjacent to residential development off Benningholme Lane, as shown on the Proposals 
Map.  Development should incorporate landscaping and screening to the satisfaction of 
the Council and provide for a pedestrian link with the adjacent housing. 

H13 Where appropriate the Council will encourage developers to provide a mix of dwelling 
types on new developments. 

Additionally, where a local need for affordable housing is demonstrated the Council will 
require the provision of an appropriate element of affordable housing on sites of 25 dwellings 
or more, (or 1 hectare or more irrespective of the number of dwellings) in settlements with a 
population of 3000 or more.  Elsewhere in settlements with a population of fewer than 3000 the 
threshold is sites of 15 dwellings or more or 0.6 hectares or more (irrespective of the number of 
dwellings). 

The appropriate element of affordable housing on each site will be negotiated in the light of 
the housing needs of the area and other material planning, market and site conditions.  Where 
there is a clearly identified local need for affordable housing the Council may be willing to 
allow development at a higher density thereby enabling the provision of such housing in the 
settlement. 

The affordability of such housing will be required to be guaranteed by secure arrangements 
which ensure that all successive as well as initial occupiers benefit from its affordable status. 
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H16 

Until local requirements are assessed, the Council will determine the level and type of outdoor 
playing space needed in a locality using the ‘NPFA Standard’ (broadly 2.2-2.6ha per 1000 
population).  Where, depending on local circumstances, (including the population profile and 
the nature of the proposed development), a need is demonstrated, the Council will secure 
arrangements for the appropriate provision of outdoor playing space on all schemes involving 
15 dwellings or more, at a rate of 58.5 sq metres per dwelling, (39 sq metres adult/youth OPS 
and 19.5 sq metres children’s OPS), unless otherwise agreed.  The need for landscaping, 
screening or nature conservation will be assessed under other policies of this Plan. 

U8 

Development in the vicinity of sewage treatment works will only be permitted if, in the opinion 
of the Council, it would not result in occupiers of such property being exposed to an 
unacceptable loss of amenity caused by odours or other problems. If new development is to be 
permitted, satisfactory landscaping and screening measures and/or separation distances will 
need to be incorporated. 
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                              Appendix 2 
 CONTACTS  

 
Electricity: 
Yorkshire Electricity Group PLC 
200 Clough Road 
HULL 
HU5 1SN 
 
 
Contact: Glenn Richardson 01482 495321 
 

General Planning Policy Advice: 
Forward Planning Manager 
Economic Development, Tourism & 
Forward Planning 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: Graeme Steven 01482 391738 

Gas: 
Transco BG 
24 Heworth Green 
York 
YO31 7UG 
 
Contact: Simon Chaffer 01904 754024 
 

Re Planning Applications: 
Development Services Manager 
Beverley Division, LAPP Dept 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact Colin Hogg 01482 393770 

Water: Planning and Development 
Yorkshire Water Services Limited 
P O Box 201 
Broadacre House 
Vicar Lane 
BRADFORD 
 
Contact: Mike Wimpenny 01274 372239 
 

Highway Standards, Planning & 
Building Control 
Strategic Development Control Manager 
LAPP Department 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: John Weadon 01482 393750 

Sewers/Drainage: 
Yorkshire Water Services Limited 
New Development Section 
Clough Road 
Hull 
HU6 7PU 
 
Contact: Shaun Harrison 01482 478315 
 

Archaeology 
Humber Archaeological Partnership 
The Old School, 
Northumberland Avenue, 
Hull 
HU2 0LN 
 
Contact Sylvina Tilbury 01482  581897 

Environment Agency 
1 Viking Close 
Great Gutter Lane East 
Willerby 
HU10 6DE 
Contact: Tony Atkin 01482 651446 
 

Landscape Advice: 
Conservation Manager 
LAPP Department 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: Steve Devey 01482 393710 
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