
 

21 May 2020 List Number 5 
 
 North York Moors National Park Authority 
 
Scarborough Borough Council (South) 
Parish:  Darncombe-Cum-Langdale End 

 App No.  NYM/2020/0170/FL 

 
Proposal: construction of 1 no. ‘principal residence’ dwelling on the site of 

previous dwelling (part retrospective)  
 
Location: White Lodge, Langdale End, Scarborough   
 
Applicant: Dr Mark Hayes, White Lodge, Langdale End, Scarborough, YO13 0BN 
 
Agent: Cheryl Ward Planning, 5 Valley View, Ampleforth, York, YO64 4DQ 
 
Date for Decision: 04 May 2020 Grid Ref: 493697 491329  
   
 
 Director of Planning’s Recommendation 
 
Approval subject to the following conditions: 
 
1. PLAN01 Strict Accordance With the Documentation Submitted or Minor Variations – 

Document No’s Specified  
2. RSUO00 The application property hereby permitted, shall be used as a principal 

residential dwelling (Class C3) and for no other purpose including any other 
use in Class C of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987 (or in any provision equivalent to that Class in any 
statutory instrument revoking and re-enacting that Order with or without 
modification). The property shall be the only or principal home of the main 
occupant and it shall be occupied by the main occupant for at least 80% of 
the calendar year in the event that the main occupant occupies more than 
one property. The property shall not be occupied by the main occupant as a 
second home. The occupants shall supply to the local planning authority 
(within 14 days of the local planning authority's request to do so) such 
information as the local planning authority may reasonably require in order to 
determine compliance with this condition. For the avoidance of doubt the 
property shall not be used as a single unit of holiday letting accommodation. 

3. WPDR01 WPDR01 Withdrawal of all PD Parts 1 & 2 and 14 Classes A to I (excludes 
Classes D-F) 

4. MATS03 Stonework to Match 
5. MATS15 Natural Clay Pantiles to be Used 
6. MATS22 Pointing - New Development - Standard Mix 
7. MATS70 Guttering Fixed by Gutter Spikes 
8. MATS60 Windows and Doors – Timber 
9. MATS00 The window frames and conservatory framework in the development hereby 

permitted shall be installed in accordance with the details submitted to the 
Authority on 29 April 2020 and shall be maintained in that condition in 
perpetuity. 

10. MATS00 The external doors and door frames in the development hereby permitted 
shall be installed in accordance with the details submitted to the Authority on 
29 April 2020 and shall be maintained in that condition in perpetuity. 

11. MATS47 Window Frames in Reveals - Specify Set Back (50mm) 
12. MATS54 Trickle Vents Shall Not be incorporated into Windows 
13. MATS00 The rooflights in the development hereby permitted shall be installed in 

accordance with the details submitted to the Authority on 4 May 2020 and 
shall be maintained in that condition in perpetuity. 
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Continued/Conditions 
 
 
14. GACS00 No external lighting shall be installed in the development hereby permitted 

other than in accordance with the details submitted to the Authority on 15 
April 2020 and shall be maintained in that condition in perpetuity. 

15. LNDS00 Prior to the development being brought into use details of a landscaping 
scheme for the site shall be submitted to and approved in writing by the 
Local Planning Authority. The scheme shall provide details of any proposed 
boundary treatment to the site, including the size and species of any 
hedging, the materials to be utilised to any walls or fences along with details 
of any hardstanding to be utilised on the site, including samples if so 
required by the Local Planning Authority. The approved details shall be 
carried out no later than the first planting season following the occupation of 
the buildings, or completion of the development, whichever is the sooner, or in 
accordance with a programme agreed by the Local Planning Authority. The 
approved landscaping scheme shall be maintained in perpetuity unless 
otherwise agreed in writing by the Local Planning Authority. 

 
 
 
 
   
 
 



 

 



 

 
 
The original farmhouse 
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Consultations 

 
Parish -  
 
Highways - No objection 
 
Environmental Health -  
 
Environment Agency -  
 
Forestry Commission - Issue standing advice regarding ancient woodland. 
 
Site Notice Expiry Date - 10 April 2020 
 

Background 
 
White Lodge lies on the south side of the road heading west from Langdale End towards the 
Dalby Forest drive which, until recently, comprised the main dwelling; a range of traditional 
stone farm buildings abutting the roadside with the original farmhouse adjoining those and 
extending south into the site; and a modern agricultural storage/stable building. 
 
The site has been developed over the past four years since the current owners moved in. 
The main dwelling has been renovated and extended with the benefit of planning permission 
granted in April 2016 and the roadside outbuildings have been converted into a home office 
and domestic storage with the benefit of planning permission granted in May 2017. The 
dilapidated farm sheds that occupied the site have also been demolished and replaced with 
a new timber clad stable building with permission granted in August 2017. 
 
The original farmhouse had lain vacant for more than 40 years but a Certificate of 
Lawfulness was granted in July 2015 for its use as a dwelling. Planning permission was then 
granted in May 2017 for the erection of a timber framed conservatory following the removal 
of the existing pole barn to the southern gable. In May 2019 an application for the 
construction of an open market replacement dwelling was withdrawn following advice from 
the Authority that such a proposal would not be supported under Development Policy 21 and 
so more recently, in September 2019, planning permission was granted for a comprehensive 
scheme of renovation and extension to the farmhouse along with the conversion of the 
adjoining stone barn into additional living accommodation. An application seeking approval 
of the details reserved by the conditions of that permission was approved in December 2019 
and work started on the renovation and extensions to the farmhouse. 
 
On excavating the foundations for the approved extension to the west elevation the applicant 
advises in the supporting Design Statement that the builders discovered a 14 metre deep 
well close to the rear elevation and over which the extension was to be built. As such the 
design of the extension was adapted in order to create space for the well and advice sought 
from structural engineers regarding the foundation design in order to make the house and 
extension safe from any land movement associated with the well. They advised that in place 
of the conventional strip footings a raft foundation with steel reinforcement was required and 
that this would necessitate taking down the west wall in order to rebuild it on the raft 
foundation. Furthermore the removal of the roof and the internal walls caused the existing 
walls to bow out further; the southern gable wall needed to be rebuilt as it had separated 
from the rest of the farmhouse and the east elevation needed extensive repairs.  
As such the farmhouse was in danger of collapse and a decision was taken to demolish and 
rebuild it with the approved extensions on a raft foundation. However following  
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Continued Background 
 
correspondence from the Planning Officer all work stopped on site on 21 January 2020 
whilst the matter is resolved. 
 
In the Planning Statement the agent concludes that the original dwelling, although appearing 
of a traditional form and construction, when closely considered was not of any particular 
architectural merit, was in an unsatisfactory state of repair and was not worthy of retention. 
The building was found to be structurally unsound (cracking to the wall joints, collapsed 
lintels, missing pointing, distortion of the roof and separation of the gable from the main 
building) and the discovery of the well presented a further problem which resulted in new 
engineered foundations and demolition of some of the walls. It was not considered that an 
appropriate engineering solution would have been feasible to repair, salvage or improve the 
existing structure/dwelling however all of the existing materials were salvageable and are to 
be re-used in the proposed development. The agent goes on to contend that the 
replacement of the original farmhouse, which lacked basic amenities, will enable an 
unsatisfactory dwelling to be replaced by one which makes a positive contribution to the 
landscape and character of the area. The replacement dwelling is in the same position as 
the original, is of an appropriate design and has a similar floor area, volume, scale and 
curtilage to the existing dwelling (with the extensions already permitted).  
 
The application is supported by a Design Statement from the applicant and a Planning 
Statement provided by the agent; details of the foundation design calculations by the 
structural engineer for the approved scheme; supporting statements from the builder, 
scaffolder and digger driver regarding the structural condition of the farmhouse; and a Bat 
Survey. 

Main Issues 
 
Policy and Principle of Development 
 
In similar cases to that at White Lodge the Authority has taken the view that if an application 
for a new dwelling is submitted retrospectively following the unauthorised demolition of an 
existing dwelling it cannot be considered to be a replacement dwelling under Development 
Policy 21 (Replacement Dwellings) of the Core Strategy and Development Policies 
Document as at the point of the retrospective application there is no existing dwelling on site 
to replace. Therefore in such cases the Authority has regarded the proposal as the 
construction of a new dwelling (albeit on the site of a previously demolished one). However 
there is no adopted policy in the Core Strategy and Development Policies Document which 
would support the construction of a new dwelling in open countryside where the Authority 
would have resisted a straightforward replacement dwelling under Development Policy 21 
had an application come in prior to demolition. That said there have been similar cases 
nationally where Planning Authorities and Appeal Inspectors have given material weight to 
the existence of the previous dwelling and the ‘Wednesbury’ principle of reasonableness.  
 
The applicant was advised when considering a previous application for a replacement 
dwelling on the site (NYM/2019/0155/FL) that whilst the original farmhouse was clearly not 
habitable in its current state and extensive renovation works were required to make it so, it 
was a very attractive structure, typical of the local vernacular and made a positive 
contribution to the landscape and character of the National Park. As such its demolition and 
replacement with a new structure would not be supported as this would not accord with 
Development Policy 21 (or the emerging Policy CO14) which only supports proposals to 
replace unsatisfactory dwellings which are incongruous in the landscape. 
 
This subtle difference in the assessment of the situation at White Lodge means that the 
current application cannot be considered under Development Policy 21 or the emerging  



 

Page 8                                                                                                                  List Number  5  
  

Application No: NYM/2020/0170/FL 
 

Continued Main Issues 
 
Policy CO14 as a replacement dwelling and instead is to be considered under Core Policy J 
as a new dwelling in the open countryside, which only looks favourably on new dwellings in 
the open countryside where they are proven essential for farming, forestry or other essential 
land management activities. In such cases the occupation of the dwelling is restricted by 
condition. 
 
However regard must be had to the fact that until recently there was a dwelling on the site 
which benefitted from a Certificate of Lawfulness and planning permission for alterations and 
extensions and as such it would be considered to be unreasonable to refuse in principle the 
construction a dwelling when the Authority has accepted there was one there previously with 
a lawful use. As such a compromise is proposed between the imposition of a local 
occupancy condition, which would be required by Development Policy 21, and an agricultural 
workers condition, which would be required by Core Policy J. The alternative is a ‘principal 
residency’ condition, whereby the dwelling must be used as the principal residence of the 
household living in it but there are no local connection requirements. This prohibits the new 
dwelling from becoming a second or holiday home. This is considered to be a reasonable 
compromise for the unauthorised removal of what was probably an undesignated heritage 
asset. The agent has confirmed that the applicant is willing to accept such an occupancy 
restriction. 
 
Design 
 
Development Policy 3 of the Core Strategy and Development Policies Document requires 
amongst other criteria a high standard of design detailing, whether traditional or 
contemporary which reflects or complements that of the local vernacular. 
 
The drawings of the proposed dwelling are very similar to those previously approved for the 
renovation, alteration and extension of the original farmhouse which included a timber 
framed conservatory to the southern gable along with a single storey cat slide extension to 
the rear (west) elevation. Those extensions were considered to be subservient to the host 
property and sympathetically designed so as to preserve the form and vernacular character 
of the original farmhouse. It is therefore considered that the new dwelling will reflect the 
appearance of the original farmhouse with the approved extensions, even if the patina and 
character of age has been lost, and as such will comply with Development Policy 3.  
 
Conclusion 
 
The demolition of the original farmhouse, which was considered to be a very attractive 
structure typical of the local vernacular and one that made a positive contribution to the 
landscape and character of the National Park, is regrettable. The applicant was aware from 
an earlier application submitted to the Authority that the erection of a replacement dwelling 
would be considered contrary to Development Policy 21 and as such would not be 
supported. However this application is supported by documentation from structural 
engineers and the builder that the original farmhouse was not capable of supporting the 
approved extensions and alterations particularly once the historic well was discovered close 
to the rear (east) wall of the farmhouse which necessitated a raft foundation in order to make 
the property safe from any land movement from the well. 
 
The proposed dwelling will largely correspond with the footprint, volume and scale of the 
original farmhouse with the approved extensions and whilst the patina of age displayed in 
the original property will be lost, the materials have been reclaimed such that the new 
dwelling will closely reflect the character and appearance of the original farmhouse.  
 
In view of the above considerations, approval is recommended. 
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Draft Local Plan 
 
As with the current Core Strategy and Development Policies Document there are no policies 
directly relevant to the construction of a new dwelling in the open countryside in place of a 
previously demolished one. Policy CO10 (Housing in Open Countryside) only supports new 
dwellings where there is an essential need to support an established farming, forestry or 
other essential land management activity; an existing dwelling is to be replaced in 
accordance with Policy CO14; or a rural building of architectural or historic merit is to be 
converted. Policy CO14 (Replacement Dwellings) would only be applicable if the original 
farmhouse was still in situ and this application was for a direct replacement dwelling. 
 
Principle residence housing is not currently supported by the Core Strategy and 
Development Policy Document but is being recommended for new housing in the larger 
villages of the National Park. This is a form of market housing controlled by a mechanism 
which ensures it can be lived in by anyone but only as their main residence. However as set 
out above it is considered to be a compromise between agricultural workers occupancy 
condition that would normally be required for a new dwelling in the open countryside under 
Policy CO10 given the unusual circumstance surrounding this application. 

 
Contribution to Management Plan Objectives 
 
Approval is considered likely to help meet Policy E3 which seeks to ensure new 
development does not have a detrimental impact on the landscape of the National Park. 

 
Explanation of how the Authority has Worked Positively with the Applicant/Agent 
 
The Local Planning Authority has acted positively in determining this application by 
assessing the scheme against the Development Plan and other material considerations and 
subsequently granting planning permission in accordance with the presumption in favour of 
sustainable development, as set out within the National Planning Policy Framework.   
 
 


