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Decision No ZA25/26884/FUL

WBW Surveyors Ltd
Skipton Auction Mart
Gargrave Road
Skipton
BD23 1UD

Planning Decision Notice
Town and Country Planning Act 1990

Application No: ZA25/26884/FUL
Date Valid: 31st March 2025
Applicant: RE & J Ayrton & Son
Proposal: Full planning permission for the creation of new covered slurry store.
Location: Bower House Farm, Barden Road, Eastby, North Yorkshire, BD23 

6SN

North Yorkshire Council (Craven) has considered this application under the Town and Country 
Planning Act 1990 (as amended) and Grants Full Planning Permission for the development 
described above.

This permission is granted subject to the following Condition(s) and Reason(s) which are laid 
out in the order by which they must be complied with: -

Time Limit for Commencement

 1 The development hereby permitted shall be begun not later than the expiration of three 
years beginning with the date of this permission. 

Reason: To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004.

Approved Plans

 2 The permission relates to the following plans: 

 Drawing no. RF108-1 - Site location plan. Received 3rd June 2025
 Drawing no. RF108-2 - Site plan. Received 3rd June 2025
 Drawing no. RF108-3 - Elevations. Received 3rd June 2025
 Drawing no. RF108-4 - BNG plan. Received 3rd June 2025

Reason: For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the Craven Local Plan and 
the National Planning Policy Framework.

During Building Works

 3 No development shall take place until a Construction Exclusion Zone has been formed 
around the 20 metre Root Protection Area of the protected Sycamore identified on 
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drawing no. RF108-2 - Site plan (received 3rd June 2025). The Construction Exclusion 
Zone shall be provided in the form of protective fencing of a height and design which 
accords with the requirements BS 5837: 2012 and shall be installed in the positions 
indicated by a yellow dash line on drawing no. RF108-2 - Site plan (received 3rd June 
2025). 

The Construction Exclusion Zone shall be maintained in the duly installed position during 
the entirety of the excavation and construction period insofar as it relates to these areas 
of the site.

Reason: To ensure that appropriate measures are put in place to safeguard the health of 
the protected Sycamore in the interests of visual amenity before any excavation or 
construction works commence in accordance with the requirements of Craven Local 
Plan policies ENV3 and ENV4 and the National Planning Policy Framework.

Before the Development is Occupied

 4 Notwithstanding any details on the submitted plans or the supporting materials, prior to 
the first use of the development hereby approved an odour management plan shall be 
submitted to and approved by the Local Planning Authority in writing. The odour 
management plan should outline the control systems or methods to be used for:

 abating odour resulting from ventilating the store.
 abating odour during stirring of the slurry within the store.
 abating odour during transfer of slurry to and from the store.
 inspecting and maintaining the store for the prevention of odours.

The approved Odour Management Plan shall be implemented thereafter for the life of 
the development.

Reason: In order to ensure the efficient dispersal of any odours emanating from the site 
in the interests of the amenity of nearby occupiers in accordance with the requirements 
of Craven Local Plan policy ENV3 and the National Planning Policy Framework.

 5 Prior to the first use of the development hereby approved, details of surface water 
drainage in accordance with the requirements of Appendix C to Policy ENV6: Flood Risk 
- Environment Agency Technical Note shall be submitted to and approved by the Local 
Planning Authority in writing. 

Reason: To ensure that the development is not at risk of flooding and does not increase 
flood risk elsewhere, and that adequate measures are put in place for the disposal of 
surface water in accordance with the requirements of requirements of Craven Local Plan 
policy ENV6 and the National Planning Policy Framework.

Informative(s)

 1 Prior to the commencement of this development, a scheme for the implementation of the 
approved Biodiversity Gain Plan (BGP), required by the deemed planning condition 
attached to this permission, shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include the following:

 A programme for the implementation and completion of the biodiversity 
enhancement measures set out in the approved BGP.

 Proposals for the maintenance and monitoring of the on-site biodiversity 
enhancement measures. Where the biodiversity enhancements proposed in the BGP 
are considered by the Local Planning Authority to be "significant" in relation to the 
pre-development baseline biodiversity value of the site, provision shall be made for 
their maintenance and monitoring for a period of not less than 30 years from the date 
of completion of the development (including completion of the on-site habitat 
enhancements).
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 Proposals for the submission of monitoring reports to the Local Planning Authority.

The scheme as approved shall be implemented in its entirety in accordance with the 
programme set out in the approved scheme or such other period which has first been 
approved in writing by the Local Planning Authority.

The Local Planning Authority shall be notified in writing within 28 days of the date of 
completion of the development (including completion of the on-site habitat 
enhancements).

If the development has commenced but completion of development is not reached, and 
construction works have ceased for a period of 12 months, notice shall be served to the 
Local Planning Authority in writing within 13 months of the last construction works on site 
with a timetable for the completion of the approved habitat enhancement works. In the 
event that the development (excluding any approved on-site habitat enhancements) is 
not completed, the on-site habitat enhancements shall still be implemented in full in 
accordance with the timetable approved by the Local Planning Authority and they shall 
be maintained and monitored in accordance with the provisions set out in the approved 
BGP.

Reason: In order to meet the requirements of Schedule 7A of the Town and Country 
Planning Act to achieve biodiversity net gain.
Note: "Significant increases from the on-site pre-development biodiversity value" is the 
term used in the Environment Act

 2 Environment Agency

The proposed slurry tank is located within a Secondary A aquifer.  This means that 
groundwater is particularly sensitive, and it is important to protect it from pollution and 
prevent the discharge of polluting substances onto the ground.

The proposed development must fully comply with the terms of The Water Resources 
(Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) (England) (SSAFO) 
Regulations 2010 and as amended 2013. Environmental good practice advice is 
available in The Code of Good Agricultural Practice (COGAP) for the protection of water, 
soil and air (produced by DEFRA). The applicant is advised to review the existing on-
farm slurry and manure storage and ensure compliance with the SSAFO Regulations.

The applicant must inform the Environment Agency, verbally (Tel: 03708 506 506) or in 
writing, of a new, reconstructed or enlarged slurry store, silage clamp or fuel stores at 
least 14 days before starting any construction work. The notification must include the 
type of structure, the proposed design and construction, and once an agreed proposal 
has been constructed, we will ask you to send us a completed WQE3 notification form 
before you start using the facility.

Further guidance is available:

 Storing silage, slurry and agricultural fuel oil 
 Protecting our Water, Soil and Air: A Code of Good Agricultural Practice for farmers, 

growers and land managers
 The Water Resources (Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) 

(England) Regulations 2010

 3 National Gas Transmission (NGT)

Prior to any onsite construction works NGT should be contacted to agree on access 
routes.

All works are to be carried out in accordance with T/AP.SSW.22.
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No buildings should encroach within the Easement strip of the pipeline indicated above.

 No demolition shall be allowed within 150 metres of a pipeline without an 
assessment of the vibration levels at the pipeline. Expert advice may need to be 
sought which can be arranged through National Gas Transmission.

 National Gas Transmission has a Deed of Easement for each pipeline which 
prevents change to existing ground levels, storage of materials. It also prevents the 
erection of permanent / temporary buildings, or structures. If necessary National Gas 
Transmission will take action to legally enforce the terms of the easement.

 We would draw your attention to the Planning (Hazardous Substances) Regulations 
1992, the Land Use Planning rules and PADHI (Planning Advise for Developments 
near Hazardous Installations) guidance published by the HSE, which may affect this 
development.

 To visit the Land Use Planning site, please use the link below:
https://www.hse.gov.uk/landuseplanning/methodology.htm 

 You should be aware of the Health and Safety Executives guidance document 
HS(G) 47 Avoiding Danger from Underground Services, and National Grid's 
specification for Safe Working in the Vicinity of National Gas Transmission High 
Pressure gas pipelines and associated installations - requirements for third parties 
T/SP/SSW22. You should already have received a link to download a copy of
T/SP/SSW/22, from our Plant protection Team, which is also available to download 
from our website.
To view the SSW22 Document, please use the link below:
https://www.nationalgrid.com/uk/gas-transmission/document/113921/download 

 A National Gas Transmission representative will be monitoring the works to comply 
with SSW22.

 To download a copy of the HSE Guidance HS(G)47, please use the following link:
http://www.hse.gov.uk/pubns/books/hsg47.htm  

 National Gas Transmission will also need to ensure that our pipelines access is 
maintained during and after construction.

Our pipelines are normally buried to a depth cover of 1.1 metres however; actual depth 
and position must be confirmed on site by trial hole investigation under the supervision 
of a National Gas Transmission representative. Ground cover above our pipelines 
should not be reduced or increased.

 If any excavations are planned within 3 metres of National Gas Transmission High 
Pressure Pipeline or, within 10 metres of an AGI (Above Ground Installation), or if 
any embankment or dredging works are proposed then the actual position and depth 
of the pipeline must be established on site in the presence of a National Gas 
Transmission representative. A safe working method must be agreed prior to any 
work taking place in order to minimise the risk of damage and ensure the final depth 
of cover does not affect the integrity of the pipeline.

 Excavation works may take place unsupervised no closer than 3 metres from the 
pipeline once the actual depth and position has been has been confirmed on site 
under the supervision of a National Gas Transmission representative. Similarly, 
excavation with hand held power tools is not permitted within 1.5 metres from our 
apparatus and the work is undertaken with NG supervision and guidance.

Pipeline Crossings

https://www.hse.gov.uk/landuseplanning/methodology.htm
https://www.nationalgrid.com/uk/gas-transmission/document/113921/download
http://www.hse.gov.uk/pubns/books/hsg47.htm
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 Where existing roads cannot be used, construction traffic should ONLY cross the 
pipeline at locations agreed with a National Gas Transmission engineer.

 All crossing points will be fenced on both sides with a post and wire fence and with 
the fence returned along the easement for a distance of 6 metres.

 The pipeline shall be protected, at the crossing points, by temporary rafts 
constructed at ground level.

No protective measures including the installation of concrete slab protection shall be 
installed over or near to the National Gas Transmission pipeline without the prior 
permission of National Gas Transmission. National Gas Transmission will need to agree 
the material, the dimensions and method of installation of the proposed protective 
measure. The method of installation shall be confirmed through the submission of a 
formal written method statement from the contractor to National Gas Transmission.

 Please be aware that written permission from National Gas Transmission is required 
before any works commence within the National Gas Transmission easement strip.

 A National Gas Transmission representative shall monitor any works within close 
proximity to the pipeline to comply with National Gas Transmission specification 
T/SP/SSW22.

 A Deed of Indemnity is required for any crossing of the easement including cables

Cables Crossing

 Cables may cross the pipeline at perpendicular angle to the pipeline i.e. 90 degrees
.

 A National Gas Transmission representative shall supervise any cable crossing of a 
pipeline.

 An impact protection slab should be laid between the cable and pipeline if the cable 
crossing is above the pipeline.

 Where a new service is to cross over the pipeline a clearance distance of 0.6 metres 
between the crown of the pipeline and underside of the service should be 
maintained. If this cannot be achieved the service must cross below the pipeline with 
a clearance distance of 0.6 metres.

All work should be carried out in accordance with British Standards policy
 BS EN 13509:2003 - Cathodic protection measurement techniques
 BS EN 12954:2001 - Cathodic protection of buried or immersed metallic structures - 

General principles and application for pipelines
 BS 7361 Part 1 - Cathodic Protection Code of Practice for land and marine 

applications
 National Gas Transmission Management Procedures

 4 i) There is a Public Right of Way or a 'claimed' Public Right of Way within or adjoining 
the application site boundary - please see the attached plan.
ii) If the proposed development will physically affect the Public Right of Way permanently 
in any way an application to the Local Planning Authority for a Public Path 
Order/Diversion Order will need to be made under S.257 of the Town and Country 
Planning Act 1990 as soon as possible. Please contact the Local Planning Authority for 
a Public Path Order application form.
iii) If the proposed development will physically affect a Public Right of Way temporarily 
during the period of development works only, an application to the Highway Authority 
(North Yorkshire Council) for a Temporary Closure Order is required. Please contact the 
Council or visit their website for an application form.
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iv) the existing Public Right(s) of Way on the site must be protected and kept clear of 
any obstruction until such time as an alternative route has been provided by either a 
temporary or permanent Order.
v) It is an offence to obstruct a Public Right of Way and enforcement action can be taken 
by the Highway Authority to remove any obstruction.
vi) If there is a "claimed" Public Right of Way within or adjoining the application site 
boundary, the route is the subject of a formal application and should be regarded in the 
same way as a Public Right of Way until such time as the application is resolved.
vii) Where public access is to be retained during the development period, it shall be kept 
free from obstruction and all persons working on the development site must be made 
aware that a Public Right of Way exists and must have regard for the safety of Public 
Rights of Way users at all times.
Applicants should contact the Council's Countryside Access Service at County Hall, 
Northallerton via CATO@northyorks.gov.uk to obtain up-to-date information regarding 
the exact route of the way and to discuss any initial proposals for altering the route.

 5 Statement of Positive Engagement: 

In dealing with this application North Yorkshire Council (Craven) has sought to approach 
the decision-making process in a positive and creative way, in accordance with the 
requirements of paragraph 39 of the NPPF.

Martin Grainger
Head of Development Management

DATE 25 June 2025

NOTES
This is an approval under the Town and Country Planning Act only.  It does not absolve the 
applicant from the necessity of obtaining Listed Building consent if necessary or approval under 
the Building Regulations, or of obtaining approval under any other Bylaws, Local Acts, Orders, 
Regulations and Statutory Provisions in force, and no part of the proposed development should 
be commenced until such further approval has been obtained.
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Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for the 
proposed development or to grant it subject to conditions, then you can appeal to the Secretary 
of State under section 78 of the Town and Country Planning Act 1990.

Where this is a decision on a planning application relating to the same or substantially the same 
land and development as is already the subject of an enforcement notice, if you want to appeal 
against your local planning authority’s decision on your application, then you must do so within 
28 days of the date of this notice.

Otherwise, if an enforcement notice is served relating to the same or substantially the same 
land and development as in your application and if you want to appeal against your local 
planning authority’s decision on your application, then you must do so within: 28 days of the 
date of service of the enforcement notice, or within 6 months [12 weeks in the case of a 
householder appeal] of the date of this notice, whichever period expires earlier.

If this is a decision to refuse planning permission or prior approval for a householder application, 
if you want to appeal against your local planning authority’s decision then you must do so within 
12 weeks of the date of this notice.

If this is a decision to refuse planning permission for a minor commercial application, if you want 
to appeal against your local planning authority’s decision then you must do so within 12 weeks 
of the date of this notice.

If this is a decision to refuse express consent for the display of an advertisement, if you want to 
appeal against your local planning authority’s decision then you must do so within 8 weeks of 
the date of receipt of this notice.

Otherwise, if you want to appeal against your local planning authority’s decision then you must 
do so within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at Temple 
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN (Tel: 0303 444 5000) or online at 
https://acp.planninginspectorate.gov.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not 
normally be prepared to use this power unless there are special circumstances which excuse 
the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the 
local planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, having regard to 
the statutory requirements, to the provisions of any development order and to any directions 
given under a development order.

If you intend to submit an appeal that you would like examined by inquiry then you must notify 
the Local Planning Authority and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the submitting 
the appeal. Further details are on GOV.uk.

https://acp.planninginspectorate.gov.uk/
mailto:inquiryappeals@planninginspectorate.gov.uk
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries
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Application No: ZA25/26884/FUL
Proposal: Full planning permission for the creation of new covered slurry store.
Location: Bower House Farm , Barden Road, Eastby, North Yorkshire, BD23 6SN


