
 

21 May 2020 List Number 4 
 
 North York Moors National Park Authority 
 
Hambleton District 
Parish:  Bilsdale Midcable 

 App No.  NYM/2020/0157/FL 

 
Proposal: Erection of office/domestic store, wood store and associated hard 

standing 
 
Location: Chalet at Bank House Farm, Chop Gate,   
 
Applicant: Mr & Mrs O and J Reynolds, Chalet at Bank House Farm, Chop Gate, 
                     TS9 7JD 
 
Agent: Cheryl Ward Planning, 5 Valley View, Ampleforth, YO62 4DQ 
 
Date for Decision: 29 April 2020 Grid Ref: 455794 500956   
 
 Director of Planning’s Recommendation 
 
Refusal for the following reasons: 
 
1. Development Policy 10 seeks to ensure development related to employment or 

training in the open countryside to be located within an existing building. The current 
siting away from both the main farm steading and forestry workshop is considered to 
amount to unacceptable sporadic development in the countryside which relates 
poorly to the existing buildings. 

2. The chalet development near the location in question was original approved as a site 
for short term holiday letting accommodation. Insufficient justification has been 
demonstrated to site a permanent office building in a detached location, even taking 
account the presence of a holiday/forestry workers cabin, and as such the proposed 
retention conflicts with the locational criteria of Development Policy 3.      

3. The design of the proposed building by means of its construction with a solid concrete 
foundation is not considered to be compatible with the surrounding buildings or the 
woodland setting as required by Development Policy 3. The other buildings in the 
locality have been constructed so as they could be removed without significant impact 
on the setting of the woodland should the current use no longer be required.           

4. The building if approved would set a precedent for the construction of other isolated 
buildings in locations remote from the main business operation to which they relate. 
This is contrary to the requirements of Development Policy 3 (Design) which states 
that siting, orientation, layout and density of developments should preserve or 
enhance views into and out of the site, spaces about and between buildings and 
other features which contribute to the quality of the environment and should not result 
in the loss of open space. 
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Consultations  

 
Parish - Objects to this part of the application due to its scale, design and location which is 
out of context with the locality. 
 
Ward - 
 
Highways - No Local Highway Authority Objection 
 
Natural England – No objection. Based on the plans submitted, Natural England considers 
that the proposed development will not have significant adverse impacts on statutorily 
protected nature conservation sites or landscapes. 
 
Site Notice Expiry Date – 7 April 2020 
 
Others – Mr J Fletcher, 12a High Green, Great Ayton 
Mrs C Buchan, Grange Cottage, Chop Gate 
Jamie Savile, The Estate Office, Hawnby 
Mr Mark Weall, The Old School House, Chop Gate, Stokesley, TS9 7JL 
Frances Dodd, Busby Hall Estate, Carlton in Cleveland 
James Hare, Duncombe Park, The Estate Office, Duncombe Park, Helmsley 
Mr Phillip Dale, Seave Green House, Chop Gate, Bilsdale 
Mr Stuart Miller, Bilsdale Priory, Chop Gate 
Mr Robert Easton, Mount Pleasant Farm, Ardenside, Hawnby 
Mrs G Wormald, The Lonning, Chopgate 
Mr I Davison, Bilsdale Hall, Chopgate 
Mr J Speke, High Crossett Cottage, Chopgate 
Mrs S Skalman, The Stables, The Holme, Great Broughton 
Mr B Cook, Beakhills Farm 
Mr C Cunningham, Urra Farm, Chopgate 
 
The above people support the application for one or more of the comments listed below: 
 

•  The building is made of locally sourced materials 
•  The building blends with the landscape 
•  It is not visible from the road 
• The building is essential for work and family storage 
•  The building is smaller than the nearby chalet 
•  It is vermin proof with a stone base which is essential when living in the countryside 
•  General support for the business as a local service and employer in the area 

 
Background 

 
Bank House Farm is located to the west side of the B1257 Bilsdale Road just to the north of 
Chop Gate. At the entrance to the farm access road the Old Estate Workshop now operates 
a Bilsdale Tree Services which is also run from the farm by the applicant. The farm was 
taken on in 2005 and Bilsdale Tree Services was established in 2007.  
 
The farm is a working hill farm run by the applicant’s brother. In 2009 retrospective 
permission was granted under NYM2009/0091/FL for the construction of a chalet to be 
located in the woodland to the east of Bank House Farm as a means of supplementing the  
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Background Continued 
 
farm’s income following previous unsuccessful enquiries to the Authority with regard to other 
locations. 
 
The retrospective approval granted was a temporary consent for 5 years, however this 
condition was later removed at appeal and therefore the building is now allowed to remain 
on site permanently. 
 
It appears that since that point the applicants have been living in the chalet themselves and 
a variation of condition application is also presently under consideration to vary the holiday  
letting condition to one for an agricultural/forestry worker (NYM2020/0112/FL). This 
application has a lot of local support and is likely to receive a favourable recommendation in 
time. 
 
The application under consideration here seeks retrospective approval for the construction of 
an ancillary office/ domestic store. The building is constructed of a solid concrete foundation, 
with stone lower walls and timber cladding above with a sheet metal roof. It is used for 
overflow domestic storage from the chalet and also as an office for the applicant’s business, 
Bilsdale Tree Services, which operates out of the Old Estate Workshop at the side of the 
B1257. 
 
The site is designated as Section 3 Protected Woodland (areas identified under the Wildlife 
and Countryside Act 1985 which are considered to be particularly important  to conserve in 
terms of their natural  beauty) and consists of a mixture of broad leaf and coniferous trees 
and accordingly provides a dense level of cover which means that the residential chalet is 
not visible at the woodland edge, however a glimpse of the storage building is evident from 
the passing road due to the sunlight catching the metal roof of the building. An additional 
area of hard standing and a substantial log store used to feed the heating system for the 
chalet have also been constructed on site close to the office and store under consideration.   
 
The wood was originally planted with the intention of being used for the purpose of rearing 
game birds and hence there are natural clearings within it which has meant that no trees 
have had to be cleared to accommodate the chalet or the proposed storage building. 
 

Main Issues 
 
The recent regularisation of the occupation on the chalet on site, which after many years of 
non compliance with the holiday letting condition, will allow the occupation of the unit as an 
agricultural/forestry workers dwelling or holiday letting unit. The unit however does not and 
will not benefit from permitted development rights and therefore planning permission would 
have been required for the construction of the building applied for under this application. 
 
The main policies relating to the application are Development Policies 10 and 3. 
 
Development Policy 10 covers new Employment and Training Development and in the open 
countryside it supports the re-use of an existing building to accommodate this use. 
 
Development Policy 3 seeks to maintain and enhance the distinctive character of the 
National Park by ensuring that the siting, layout and density of development preserves or 
enhances views into and out of the site; that the scale, height, massing, materials and 
design are compatible with surrounding buildings; that the standards of design details are 
high and complements that of the local vernacular; good quality sustainable design and  



 

 
Page 6 List Number 4 

  
 

Application Number: NYM/2020/0157/FL 
 

 
Main Issues Continued 
 
construction techniques are incorporated; that there is satisfactory landscaping and that the 
design takes into account the safety, security and access needs for all potential users of the 
development. 
 
The chalet was designed so that it has little impact on the woodland setting and so that it is 
capable of being removed without further damage, through the restoration of the site. 
Conversely the office/domestic storage building currently under consideration has been built 
with a full stone and concrete base, thereby making it of a more permanent construction than 
the nearby chalet. Also on site are pedestrian tracks, steps and bridges to the woodland 
from the wood yard and a sizable log store structure as well as large areas of 
hardsurfacing/access tracks. All of these elements have led to the further domestication of 
the setting which Authority would generally seek to resist.  
 
The site is a wood consisting of a mixture of broad leaf and coniferous trees and accordingly 
provides a dense level of cover which maintains that the chalet is not visible at the woodland 
edge. Furthermore the topography of the site means that the cabin is set at a lower level 
than surrounding landscape which maintains that it is further hidden from views. The 
office/store is however located closer to the edge of the woodland is visible from the main 
road that passes the site, although not prominently. Whilst the applicant has now stated that 
they will carry out additional landscaping in the area between the store and the woodland 
edge to compensate for the loss of woodland habitats through the construction of the 
building and also to help hide the building better the objection to the proposed structure is 
still one of principle as well as design. The applicant has also provided the Authority with a 
detailed Ecological Assessment, Habitat Management and Future Objectives for the 
management for the holding covering works undertaken since taking over the holding 15 
years ago and those which are proposed. These are generally items of good practice that 
have taken place on the hill farm which whilst commendable and show the applicant’s 
commitment to improving the ecology of the area, are not however directly relevant to this 
application.  
 
If this application was not retrospective a sequential approach would have been taken to 
finding an appropriate site for the proposed office. The starting point for this would have 
been within the existing wood yard or alternatively up at Bank House Farm to which the 
current chalet on site is tied to through the conversion of an existing building under 
Development Policy 10 or the construction of a new one under Development Policy 13 as a 
means of farm diversification. The siting and design of a building required for additional 
domestic storage would have been considered against Development Policy 3 (Design) and a 
site closer to or attached to the existing chalet would have been favoured with a similar style 
of construction. 
 
The applicant has stated that “a building to be used for ancillary/office space that is 
constructed to a low degree of permanency would be highly inappropriate for the following 
reasons: 
•           It would not be capable of housing the electrical equipment needed to operate the  

business i.e. computer and other expensive hardware. 
•           It could not provide the level of security needed to keep client records and job  

specifications safe or private. 
•           Low quality materials would quickly erode. 
•           It would not promote a high level of sustainability.” 
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Main Issues Continued 
 
Officer’s disagree that the building constructed on site is the only manner in which to 
accommodate the proposed use, provided that all other sites closer to the existing 
businesses were considered to unsuitable, after all it is highly likely that the existing chalet 
on site houses electrical equipment and confidential information in a secure manner without 
having a full concrete foundation.  
 
The applicant also focuses their justification of the proposal on Core Policy H which is an 
overarching policy. Where a specific development policy exists to which an application 
relates, such as Development Policy 10 in this instance, this is the policy which the 
application should be considered against and unfortunately for the applicant in this instance 
the retrospective application is not considered to accord with the policy. 
 
The application is before the Planning Committee for determination as there is a general 
consensus of support for the applicant and his business in the locality. 
 
The Authority’s Woodland Officer and Ecologist have commented on the proposal and whilst 
initially raising concern with regard to the level of water absorption and the loss of woodland 
habitat through the level of works undertaken, they have now stated that should the 
application be supported they would recommend conditions to be imposed to ensure the 
ongoing maintenance and improvement of the woodland. If the proposed recommendation is 
followed through and the building is removed from the site care must be taken to ensure that 
sediments are prevented from entering the beck during the buildings removal.  
 
Conclusion 
 
The applicant has taken a risk by constructing a substantial building in a remote Section 3 
Woodland location without the benefit of planning permission. The proposal does not accord 
with the policies of the Local Development Framework which looks for business related 
buildings in the open countryside to be located in re-purposed existing structures. The 
application is therefore recommended for refusal and will be passed to the Enforcement 
Team to pursue removal of the existing structure and reinstatement of the woodland flora in 
this location. 
 
Draft Local Plan 
 
Policy BL1 of the Draft Local Plan covers employment and training Development and in an 
open countryside location such as this the policy looks to focus new proposal which relate to 
the expansion of an existing business where it reuses an existing permanent building. 
 
Explanation of how the Authority has Worked Positively with the Applicant/Agent 
 
The Authority’s Officers have appraised the scheme against the Development Plan and 
other material considerations and concluded that the retrospective scheme represents a 
form of development so far removed from the vision of the sustainable development 
supported in the Development Plan that no changes could be negotiated to render the 
scheme acceptable and thus no changes were requested. 
 
 


