
SITE FOR 
DISPOSAL

RETAINED SITE

LOCATION THE SITE PLANNING FURTHER INFORMATION

Blue Beck House, Shipton Road, York YO30 5RA

• �Residential / care sector development 
opportunity

• �Arterial road position (A19) between York 
city centre and ring road

• �Site area of approximately 0.58 hectare          
(1.437 acre)

• �Approx 1,391 Sq M (14,978 Sq Ft) gross of 
existing buildings

• For Sale with vacant possession

• Conditional or unconditional offers invited

FOR SALE
RESIDENTIAL / CARE SECTOR DEVELOPMENT OPPORTUNITY
Blue Beck House, Shipton Road, York, YO30 5RA

THE DEADLINE FOR THE RECEIPT OF OFFERS IS 

SET FOR 2PM ON WEDNESDAY 28TH JULY 2021



LOCATION
The property is located on Blue Beck Drive between Rawcliffe and Clifton on the 
outskirts of York city centre. The subject property is accessed from the Shipton 
Road (A19) which provides quick and easy access to York city centre, located 
approximately 2.2 miles to the south of the subject site and to the York Outer Ring 
Road, approximately 0.9 mile to the north. The Rawcliffe Bar Park & Ride is also 
located 0.9 mile to the north.

The locality is a popular residential housing area, providing a range of terraced/
semi-detached dwellings. As a legacy of the former Clifton Hospital which was 
located on this site, neighbouring occupiers include Clifton Park Hospital and 
Clifton House Mental Health Facility. The subject property is also in close proximity 
to offices occupied by NFU Mutual, Balfour Beatty and others, plus the Mulberry 
Court Care Home. A Premier Inn hotel and The Dormouse family Dining Public House 
are also located nearby, and the York Sports Club, providing an array of sporting 
facilities, is located 0.7 mile to the south.

The area is well served by public transport, with regular bus services running down 
Shipton Road (A19) and surrounding smaller residential roads to York city centre.

DESCRIPTION
Blue Beck House

The property comprises a property originally constructed in the Victorian era (there 
is a date stone on part of the property commemorating 1892). The property is not 
listed but is of local-level interest for heritage purposes. 

The building is a brick-built part three storey and part single storey building under 
a tiled pitched roof, which was originally built as the laundry facility for the old 
Clifton Hospital. 

Verandah Cottages

The Verandah Cottages consist of two brick-built, two storey, semi-detached former 
dwelling houses under pitched and tiled roofs and are also of local-level heritage 
interest. The properties are in need of full modernisation. 

We understand that both properties are connected for mains water, gas, electricity 
and drainage.
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THE SITE
Externally there is surfaced car parking to the front and rear of the property. In 
addition, a compound to the north of the access road provides further parking and 
office accommodation within a single storey portacabin structure.

We calculate that the area for disposal extends to approximately 0.58 hectare   
(1.437 acre). 

Vehicular access will be provided from Shipton Road (A19) along Blue Beck Drive.

FLOOR AREAS

GIA (SQ M) GIA (SQ FT) NIA (SQ M) NIA (SQ FT)

Blue Beck House

Ground Floor 902.19 9,711 785.00 8,450

Mezzanine 194.95 2,098 156.26 1,682

First Floor 109.06 1,174 66.06 711

Subtotal 1,206.20 12,983 1,007.32 10,843

No 1 Verandah Cottages

Ground Floor 55.20 594 34.98 377

First Floor 33.99 366 24.32 262

Subtotal 89.19 960 59.30 639

No 2 Verandah Cottages

Ground Floor 61.31 660 43.76 471

First Floor 34.86 375 31.03 334

Subtotal 96.17 1,035 74.79 805

Total 1,391.56 14,978 1,141.41 12,287

Portacabin 83 893 64 689
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PLANNING
Existing Use 

Blue Beck House was most recently occupied by a service providing wheelchair 
fitting and repairs on the ground floor, which is deemed to fall under Use Class E 
(Commercial and Business Services). Verandah Cottages are currently vacant, but 
were most recently used as informal site offices (also Use Class E).  

Notwithstanding the above, there are no planning records online confirming the 
current lawful use of either Blue Beck House or Verandah Cottages. As such, a 
Certificate of Lawful Use would be required to confirm the legal use of the existing 
buildings.

Pre-App Enquiry 

The vendor has submitted a pre-app enquiry to confirm the principle of C2 use (Care 
Home) at the site. They have also submitted a Certificate of Lawful Use to confirm 
the main building is within Use Class E. If successful, this would allow for a range 
of alternative uses at Blue Beck House without the need for planning permission 
(crèche/nursery, medical/ health services, retail, cafe, offices, indoor sport, offices, 
etc.).

A previous application enquiry was made for the conversion of existing buildings and 
new development to comprise 19 residential units (use class C3)

The indicative layout plan supporting pre-application enquiry is provided to the 
right:

The indicative layout plan shows the conversion and refurbishment the Verandah 
Cottages and the main part of Blue Beck House together with new development in a 
mix of flats and bungalows forming a courtyard around a new parking area. The site 
could come forward for either C2 (Residential Institution) or C3 (Residential) uses, 
or a mixture of the two.
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Other Potential Uses 

Whilst the site is located north of a significant housing development, it is also 
situated between two medical facilities: a private hospital to the east and a 
mental health facility to the west. As such, the following alternative uses could be 
appropriate:

• C1 Hotel

A proposal for hotel use at this location has some merit given the site’s proximity 
to the A19, although it would be subject to the findings of a town centre sequential 
assessment. It is notable that a Premier Inn Hotel is located approximately 300m to 
the south east of the site. 

• E Commercial and Business Services 

Use Class E covers a wide range of uses, including retail; cafes/ restaurants; 
offices; financial and professional services; indoor sport and recreation; medical or 
health services; crèche; day nurseries; day centres; research and light industry. 

We consider that the existing use of the site falls within Class E. As such, subject 
to obtaining a Certificate of Lawful Use from the LPA, planning permission should 
not be required for E Class uses. However, proposals for additional development that 
falls within Use Class E would be subject to a full assessment from the LPA and, 
amongst other things, would need to demonstrate that it cannot be accommodated in 
a sequentially preferable location. 

• F1 Learning and Non-Residential Institutions 

Use Class F1 covers education, art galleries museums, libraries, places of worship, 
exhibitions halls and law courts.  Such uses could have merit provided issues 
relating to design, flooding highway safety and residential amenity can be suitably 
addressed. 

• F2 Local Community 

Local community uses include small shops (under 280qm) and community halls. 
It is likely that such uses would be supported provided issues relating to design, 
flooding, highway safety and residential amenity are suitably addressed.
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Potential for the Demolition of the Existing Buildings 

As the LPA considers Blue Beck House and Verandah Cottages to be non-designated 
heritage assets, any proposal that would lead to the harm of the historic significance 
of the existing building would need to be assessed against the public benefits of the 
development.  

The maximum harm would be the demolition of all existing buildings on site. In this 
regard, the initial pre-application proposals to demolish Blue Beck House did not 
receive positive feedback from the Council’s Conservation Officer. The proposals 
were subsequently revised to show the refurbishment and conversion of the 
properties on site with only the single-storey laundry buildings to be demolished.  

Whilst the demolition of all the existing buildings on site should not be ruled out, 
only proposals that were able to successfully demonstrate that the public benefits 
of the development would outweigh the loss of the existing buildings would be 
successful. In our view, it is unlikely that proposals for private residential dwellings 
or a care home could justify the complete loss of the existing buildings unless it was 
for a scheme of exceptional design quality or social benefit.  

It is important to note that the existing buildings on site could be demolished 
through a prior approval application as they are neither statutorily listed nor within 
a designated Conservation Area. However, if the existing buildings were to be 
demolished through prior approval consent, it does not automatically follow that 
planning permission would be granted to build a replacement structure or to change 
the use of the site. In this regard, as the site is within the designated Green Belt 
where new development is strictly controlled, we consider the demolition of the 
buildings through prior approval would represent a medium to high-risk strategy. 

Whilst the site currently remains within the designated Green Belt, the Council 
have recently submitted additional evidence in relation to the new Local Plan on its 
approach to defining the Green Belt boundaries. This shows that the Council now 
intends to remove the former Clifton Hospital site, including Blue Beck House and 
Verandah Cottages, from the designated Green Belt. These changes, if approved by 
the Planning Inspectorate, will make any future redevelopment proposals at the site 
more straightforward. 



EPC
Blue Beck House has an EPC rating of E-104.

VIEWING & FURTHER INFORMATION
VAT may be payable on the sale price and all offers are deemed to be exclusive of VAT.

TERMS OF DISPOSAL
Offers are invited for the property on a conditional or unconditional basis.

DATA ROOM
A data room has been established containing information including the following reports:

• Bat Reports		  • Heritage and Archaeology
• Building Fabric Survey	 • Planning Statement
• Flood Risk Assessment	 • Preliminary Drainage Strategy
• Sequential Test		  • Site Plan
• Transport Statement 	 • Tree Survey

INSPECTIONS
Access to the property must be arranged with the Sole Agent.

Richard Corby 
0113 245 9393 / 07774 652413
rcorby@lsh.co.uk 

REQUEST ACCESS TO DATA ROOM
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©Lambert Smith Hampton. Disclaimer: Lambert Smith Hampton Group Limited and their joint agents if any (“LSH”) for themselves and for the seller or landlord of the property whose agents they are give notice that;

i) These particulars are given and any statement about the property is made without responsibility on the part of LSH or the seller or landlord and do not constitute the whole or any part of an offer or contract.

ii) Any description, dimension, distance or area given or any reference made to condition, working order or availability of services, suitability for use or occupation, photograph, plan, drawing, aspect or financial or investment information or tenancy and title details or any other information set out in these particulars or otherwise provided shall not be relied on as statements or representations of fact or at all and any prospective buyer or tenant must satisfy themselves by inspection or otherwise 
as to the accuracy of all information or suitability of the property.

iii) No employee of LSH has any authority to make or give any representation or warranty arising from these particulars or otherwise or enter into any contract whatsoever in relation to the property in respect of any prospective purchase or letting including in respect of any re-sale potential or value or at all.

iv) Price or rent may be subject to VAT and any prospective buyer or tenant must satisfy themselves concerning the correct VAT position.

v) Except in respect of death or personal injury caused by the negligence of LSH or it’s employees or agents, LSH will not be liable, whether in negligence or otherwise howsoever, for any loss arising from the use of these particulars or any information provided in respect of the property save to the extent that any statement or information has been made or given fraudulently by LSH.

vi) In the case of new development or refurbishment prospective buyers or tenants should not rely on any artists’ impressions or architects’ drawings or specification or scope of works or amenities, infrastructure or services or information concerning views, character or appearance and timing concerning availability or occupation and prospective buyers or tenants must take legal advice to ensure that any expectations they may have are provided for direct with the seller or landlord and LSH 
shall have no liability whatsoever concerning any variation or discrepancy in connection with such matters.

0161 242 7022

FURTHER INFORMATION

REQUEST ACCESS TO DATA ROOM
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