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1. Purpose of the Report 
 
1.1 To inform Members that York Potash Ltd  has submitted a planning application to 

Scarborough Borough Council for a temporary construction workers village and park 
and ride facility at Stainsacre Lane, Whitby and that the Council has consulted the 
National Park Authority, as adjoining local planning authority asking for comments on 
the application; 
 

1.2 To outline details of the proposed development, comment on the issues raised and 
suggest a number of points that should be made in response to the application; 
 

1.3 To seek Members’ approval for those and any additional comments to be incorporated 
into the Authority’s formal consultation response. 

 
 
2. Background 
 
2.1 Proposals for a temporary construction workers village and park and ride facility 

outside Whitby are part of the wider York Potash Project, the central part of which is 
the proposed development of a new potash mine at Dove’s Nest Farm and Mineral 
Transport System (MTS) to transport the extracted mineral to Teesside. As part of its 
Transport Strategy, the company proposes a park and ride facility that would operate 
for the duration of the construction period for the mine and MTS. The company has 
suggested that construction workers may rely on existing sources of temporary 
accommodation in the local area and is not committed to needing the construction 
workers village element of the proposals. However, the workers’ accommodation and 
facilities are put forward as an option that may be taken up by the contractor chosen to 
oversee the construction process which the company has stated is likely to be over a 
five year period. 

 
2.2 The proposed site for the workers village and park and ride facility lies on open 

farmland opposite Whitby Business Park and just outside the National Park boundary. 
Early discussions had considered a site within the National Park at Whitby Business 
Park but it was acknowledged that a temporary housing development would be 
prejudicial to the business promotion objectives of the Whitby Business Park Area 
Action Plan then being developed jointly by officers of this Authority and Scarborough 
Borough Council. The site now proposed is part of ‘Site HA16’ identified in the 
Scarborough Borough Draft Local Plan, May 2014 as a preferred housing site for 320 
dwellings. 

 
2.3 The National Park Authority has been consulted on the application submitted by York 

Potash Ltd and needs to consider its response. 
 
 
 
 
   



3. Details of development proposals 
 
3.1 Two options have been put forward for the six hectare site which faces the A171 with 

Eskdale School playing fields on its western boundary and the Whitby Waste Water 
Treatment Works to the south. In both cases permission is sought for a temporary 
period of 6 years: 

 
3.2 Option 1: Construction workers village comprising 416 bedspace ensuite sleeping 

accommodation provided in eight two storey modular buildings each of which would be 
46.5m x 12.25m x 7m high, a two storey canteen and recreational facilities building, 
single storey laundry and administration building, gatehouse and locker building, 
electricity sub-station and waste management facilities. Park and Ride facilities 
comprising 527 car spaces, 52 motorcycle and bicycle spaces, 3 bus shelters and 
associated internal roadways. Lighting for 24 hour operation around communal 
buildings and parking areas, mounted on 6m columns in the parking area and access 
road and 4m columns at the southern edge of the site. Grassed bunds containing 
stripped topsoils in the SW part of site and thickening of the existing hedgerow along 
the Eskdaleside School boundary. 

 
3.3 Option 2: Park and Ride facilities comprising 514 car spaces, 34 motorcycle and 

bicycle spaces, 3 bus shelters and associated internal roadways. Lighting for 24 hour 
operation around communal buildings and parking areas, landscaping bunds and 
boundary treatments as in Option 1. 

 
4. Suggested consultation response 
 
4.1 It is suggested that the points made in the following paragraphs should be included in 

the Authority’s consultation response to Scarborough Borough Council:  
 
4.2 Section 62 of the 1995 Environment Act requires all relevant authorities to have regard 

to the statutory purposes of National Parks in exercising their functions in relation to, or 
so as to affect land in a National Park. The application site lies one field away from the 
National Park boundary and the proposed development would affect the setting of the 
National Park at the Whitby urban fringe. In assessing the application, Scarborough 
Borough Council has a legal duty (amongst other duties) to have regard to the National 
Park purposes to conserve and enhance the natural beauty, wildlife and cultural 
heritage of the North York Moors National Park and to promote opportunities for 
understanding and enjoyment of its special qualities by the public.  

 
4.3 In making comments to Scarborough Borough Council on their proposed housing 

allocations in the emerging Scarborough Borough Local Plan, this Authority noted that 
there were a limited number of sites that have potential for housing development within 
and on the edge of Whitby. When approaching Whitby on the A171, ‘Site HA 16’ is 
seen within the context of the edge of the built up area of the town with the Business 
Park on the other side of the road. Whilst there would be some visual impact from the 
proposed housing development, particularly as the land rises to the sewage treatment 
buildings and Cinder Track to the south, officers considered that the site was less 
harmful to the setting of the Park than other options. 

 
4.4 Nonetheless, the form and design of any development in this location should be 

particularly sensitive and the proposed ranks of panelled modular units that form the 
Construction Workers Village represent poor quality development even for a temporary 
period.  

  

   



 The site is visible in long distance views from the south east and north east and 
officers consider that the development would appear as a large scale, incongruous and 
unattractive addition to the Whitby urban fringe when seen from within the National 
Park in these locations. The proposed design is not of the type envisaged when 
officers commented on the suitability of the site for future housing development and 
would not contribute to one of the agreed objectives for the adjacent Whitby Business 
Park - to improve the quality of the environment at the Business Park and respect its 
setting within the National Park by requiring a high standard of design for all new 
development.  

 
4.5 Although the earth mounds in the south western part of the site would provide some 

screening, the proposed planting seems to be poor considering the site’s sensitive 
location. Planting appears to be limited to keeping existing hedgerows where possible 
and thickening the hedgerow that forms the boundary with the school playing field. It 
would be beneficial to incorporate a more extensive planting scheme (designed to be 
effective in the short term) both within the site and around its edges to soften the 
harsh form of the development and avoid a sharp edge to the built up area of the 
town at its interface with the National Park. 

 
4.6 Officers are particularly concerned about the lighting proposals and the impact that 

light spill from high level lighting columns would have on the National Park’s special 
qualities of tranquillity and dark night skies. It is recognised that the Business Park and 
particularly the Homebase store close to the site mean that this is not a ‘dark skies’ 
location at present but the proposed development would greatly increase existing night 
time light levels in the area. Combined with the scale of the development and the 
associated traffic and activity levels, there would be significant harm to the tranquillity 
and dark skies qualities of the adjacent parts of the National Park. 

 
4.7 However, in pointing out these likely adverse impacts,  officers consider that it would 

be premature for the Council to make a decision on this application prior to 
determination of the core elements of the York Potash project, the mine at Dove’s Nest 
Farm and the MTS. Regardless of whether Option 1 or Option 2 is eventually chosen 
by the developer, the proposed temporary development at Stainsacre Lane would 
have harmful effects on the National Park in its own right, but also in combination with 
the numerous other significant developments that form the wider York Potash project 
that will impact either directly on the Park or its setting .Although this application is for a 
six year period, officers have concerns over the certainty of the overall construction 
period of the mine and MTS as in the event of an approval, there are likely to be 
conditions imposed to mitigate against the adverse amenity impacts of the construction 
and restrictions on working hours which do not appear to have been factored in to the 
stated five year period. Until the full assessment of the substantive application has 
been undertaken, Members may consider that a decision on this application would be 
better informed in relation to the period of time the development is required,  

 
4.8  If Members of this Authority and Redcar and Cleveland Borough Council decide that 

the mine proposals should be approved, it may be considered that the development 
represents the best approach to providing construction workers’ accommodation and 
transport and the harmful impacts should be accepted as part of the wider project. If, 
however, the mine proposals are not approved, the development would be 
unnecessary as well as inappropriate. It is suggested that Scarborough Borough 
Council delay its decision on the application until both this Authority and Redcar and 
Cleveland Borough Council have considered the mine and MTS application, which is 
understood to be likely to happen within the next few months. 

 
 
 

   



5. Financial and Staffing Implications 
 
5.1 There are no financial or staffing implications in connection with this report.   
 
6. Contribution to National Park Management Plan 
 
6.1 The proposed development lies close to the National Park boundary and its 

environmental impacts would affect the National Park in ways that are contrary to 
Policy E23 of the Management Plan which states that new development outside the 
National Park will not affect tranquillity within the Park. It is important therefore that the 
Authority’s concerns about the development are conveyed to Scarborough Borough 
Council to be taken into account in the determination of the application.  

 
7. Legal Implications 
 
7.1 There are no legal implications in connection with this report.  
 
8. Recommendation 
 
8.1 Members’  are asked to approve the comments made in paragraphs 4.2 to 4.7 above 

being included, along with any other suggested comments, in the Authority’s 
consultation response to Scarborough Borough Council.  
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Jane Davies      Scarborough Borough Council  
Senior Planning Officer    planning application ref 15/00195/FL 
Tel No 01439 772700 
 
 
 
 
 
 
 
 

   


