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Review Preceding Re - Adoption of ‘Local List’ of Validation Requirements 
 For Planning Applications 

 
1. Purpose of the Report 
 
1.1 To seek Members’ agreement to initiate a review of the Authority’s ‘local validation list’ 

requirements. These are information requirements, which applicants have to submit, if 
relevant, with their planning applications to render them as valid, and then permit their 
applications to be formally processed to a decision. 

 
 
2. Background  
 
2.1 At the 23 February 2012 Planning Committee, Members considered a series of agent, 

Parish Council and statutory undertaker consultation responses and agreed to adopt a 
short list of seven ‘local’ validation requirements which applicants need to submit with 
their planning applications, where relevant, so as to ensure a reasonable standard of 
information is available to allow proper consideration of development proposals.  

 
2.2  Earlier in March 2010, the Department for Communities and Local Government (DCLG) 

issued relevant ‘Guidance on information and validation’. The guidance indicated that 
any ‘local list’ published before the 6 April 2010 should be reviewed, which the Authority 
duly did. It also recommended a particular review process and regular reviews. 

 
2.3 The Town and Country Planning (Development Management Procedure) (England) 

(Amendment No. 3) Order 2012 came into effect on the 31 January 2013, one of the 
effects of which was that planning applications do not need to include any ‘Local List 
validation requirements’ unless the Local List has been readopted by the Local 
Planning Authority within the last two years. The Authority’s current Local List was 
adopted on the 23 February 2012 and effectively expires on the 22 February 2014. 

 
2.4 The recommended review process suggests: a brief review of the need for each of the 

validation requirements having regard to; necessity, precision, proportionality, together 
with fitness for purpose and assistance. Such a review to be reported to the relevant 
committee of the Authority, to publish on its website ‘an intent’ to readopt with a note 
explaining any changes. This is then followed by consultation (minimum of eight weeks) 
with likely applicants, Parish Councils and Statutory undertakers operating in the 
National Park. The Local list should then be formally readopted having taken into 
account any comments received. 

 
3. Consultation 
 
3.1 The recommended review process suggests consultation would take place after this in-

house review stage. It is officer’s intention to again use electronic consultation as 
successfully undertaken back in 2012. Members will be updated of consultation 
responses within the coming months when a further report will be submitted requesting 
formal readoption. 
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4.  Main Issues 
 
4.1 The purpose of the review is to provide a check on the usefulness of the Authority’s 

local vetting requirements, which are aimed at providing good information at the public 
consultation stage for the proper consideration of an application by the general public 
and consultees, against the benefits of removing a burden on applicants which could 
result in more applications being viable to submit without an agent or consultant being 
involved. The following paragraphs set out officer views on the usefulness of the current 
Local List. 

 
4.2 Agricultural/Forestry/Other essential Rural dwelling assessments. The National 

Planning Policy Framework (NPPF) states that one of the Government’s objectives for 
rural areas is the continued protection of the countryside for the benefit of all, with the 
highest level of protection for our most valued landscapes. One of the few exceptions to 
the normal approach of restraint for new isolated homes in the countryside is where it is 
essential to enable agricultural/forestry and certain other essential rural workers to live 
at their place or work. Annex A of the former PPS7 has been adopted by the Authority 
as an NYM Planning Advice Note and it sets out the various relevant considerations 
including the need to consider both functional and financial tests. Without a robust 
appraisal that sets out relevant information relating to: existing dwellings, existing 
buildings, stocking levels, land holdings, nature of farm operation, staffing 
arrangements, farm accounts etc , it would be difficult to comment on any such 
application. It has been the ‘norm’ to submit such appraisals for many years for such 
applications.  

 
4.3 Officer’s Assessment. NYM Management Plan Environment Policy E3 seeks that new 

development will not have a detrimental impact on the landscape of the National Park 
Given the outcome of any such application could involve the granting of planning 
permission for housing in the open countryside, it is considered that any permission 
should not be granted without such information having been available at the outset 
rather than just prior to the planning committee. It is considered to be in the wider public 
interest without causing undue burden on an applicant and as such the case for 
retaining this local vetting criterion is overwhelming.  

 
4.4 Traditional building conversions - Submission of a structural survey. The NPPF 

explains that whilst new dwellings in the countryside should be strictly controlled for the 
benefit of all, the re-use of suitably constructed buildings and need to preserve 
buildings of historic or architectural merit which contribute to local character, can meet 
sustainable development objectives. Core Policy G and Development Policy 8 of the 
North York Moors Local Development Framework (NYM LDF) adopted in November 
2008 also encourages the re-use of buildings which make a positive contribution to the 
landscape and character of the National Park. Whereas a proposal for a holiday 
cottage, local needs occupancy letting dwelling or residential annex may be acceptable 
where there is a good quality existing building but a new build would not be acceptable, 
this stance stems from the sustainability benefits of reusing an existing good quality 
building. As the acceptability of such proposals is premised on the ability of the existing 
building to be converted without significant rebuilding, a structural survey is valuable to 
be able to properly consider this aspect which underlies any such proposal.  

 
4.5 NYM Management Plan Environment Policy E5 seeks to ensure that built heritage is 

conserved or restored where appropriate. Officers accept this requirement imposes a 
burden on applicants (a structural survey typically costs £500 - £1000 depending on 
building size and situation) however the survey should flag up any potentially significant 
defects with the building which could help the applicant with viability assessments and 
demonstrate whether a building is beyond economic conversion to avoid further 
abortive work.  
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The associated costs in the event of a building collapse or significant rebuilding over 
that strictly necessary and potential enforcement issues (of which the Authority has 
seen several in the last 5 years) would significantly exceed the costs of the initial survey 
and officers consider the benefits are considered to outweigh the burden and the case 
for its retention is considered to be sound. 

 
4.6 Bat Scoping Surveys. The NPPF states, amongst things, that planning policies and 

decisions should aim to maintain and enhance biodiversity. Furthermore appropriate 
weight should be given in decision making to the interests of protected species. If 
significant harm cannot be prevented, adequately mitigated or compensated then 
permission should be refused. There is case-law to confirm that such issues cannot be 
simply dealt with as a post decision matter as circumstances could exist e.g a major 
roosting site for bats which warrant the refusal of planning permission on this issue 
alone. Indeed such a case occurred in Thornton le Dale five years ago where 
permission was sought to convert a barn to a dwelling. Core Policy C of the NYM LDF 
seeks to ensure all developments provide an appropriate level of protection to legally 
protected species. It has been the Authority’s experience in the last ten years that by far 
the most prevalent protected species to be affected by developments in this area are 
bats. In order to balance the protection of bats with avoiding disproportionate burdens 
on developers the Authority pioneered a bat scoping report approach with Natural 
England. This approach means that the highest risk types of developments which could 
be expected to affect bats require a bat scoping report (not a full emergence survey 
undertaken at the appropriate time of year) to assess whether there is a significant bat 
issue and suggest appropriate mitigation measures where appropriate. The last review 
of this requirement undertaken by the Authority’s ecologist showed that just under 50% 
of the reports found bat presence and recommended appropriate mitigation measures.  

 
4.7 NYM Management Plan Environment Policy E11 seeks to conserve existing habitats. It 

is your ecologist’s professional view that this vetting criteria has significantly contributed 
to the proper dealing of bat issues on development sites within the Park. The average 
cost of such a scoping survey is about £400 (compared to £1500 for a full emergence 
survey) and whilst this is a burden on applicants, it can protect applicants against any 
infringement of other legislation such as the Wildlife and Countryside Act 1981 which 
makes it an offence to harm protected species in development work. As such it is 
officer’s view that the case for inclusion outweighs the burden and this criterion should 
be retained. 

 
4.8 Flood Risk Assessments. The NPPF states that all forms of flooding and their 

impacts on the built and natural environment are material planning considerations and 
planning decisions should facilitate and promote sustainable patterns of development. 
Flooding cannot be wholly prevented but its impacts can be avoided or reduced through 
good planning. It goes on to state that planning applications should be supported by 
site-specific flood risk assessments (FRA’s) as appropriate and ensure all new 
developments in flood risk areas include appropriate flood resilient and resistant 
measures. There are many parts of the National Park which fall within flood zones 3 & 
2 (100 & 1000 year probability) and which suffer historic rainfall (pluvial) flooding issues 
where it is appropriate and more cost effective to have flooding issues considered at 
the outset of development rather than expensive retro fitting.  

 
4.9 Often simple issues such as the finished floor levels and first floor origination of utility 

servicing such as electricity can be provided at little or nil cost provided these are dealt 
with at the design stage. The National Park, including Hawnby and Helmsley, suffered 
relatively significant flooding issues during 2005.  
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As such, the case for continuing to require Flood Risk Assessments where appropriate 
is considered sound in the interests of mitigating the impacts of flooding and climate 
change for new developments in the Park. 

 
4.10 Tree Surveys / Arboricultural Statement. Section 197 of the Town and Country 

Planning Act 1990 as amended (TCPA 1990) sets out the statutory General duty for 
Local Planning Authority’s to ensure that wherever appropriate, in granting planning 
permission, adequate provision is made for the preservation of existing trees on a 
development site and to make Tree Preservation Orders as may be necessary. It is 
officer’s experience that proper detailed consideration of retention of trees on 
development sites is given little thought on the majority of development schemes. 
Requiring the submission of a tree survey / arboricultural assessment raises the profile 
of tree retention and can often be the difference between successful retention of trees 
on a site which can have huge environmental benefits in assimilating new 
developments into sensitive settings.  

 
4.11 NYM Management Plan Environment Policy E40 seeks to protect individual and groups 

of trees that are of amenity or conservation value. The scope of the work required 
varies between a simple survey with mitigation measures to the in-depth arboricultural 
assessment needed for something like the Bird of Prey Centre at Duncombe Park; this 
means there is no average figure available. Nevertheless, it is your Arboricultural 
officer’s professional opinion that the introduction of such reports have made a 
significant improvement to the ability of the Authority to retain good quality trees of 
amenity value on development sites which serve to conserve the landscape and 
streetscapes of the Park and the case for retaining a report proportionate to the scale of 
the scheme is considered sound. 

 
4.12 Heritage Statements. The NPPF and the technical companion to Planning Policy 5 

contains guidance that strongly suggests that applicants submitting applications relating 
to designated and undesignated assets should include a Heritage statement at the 
vetting stage so as to provide sufficient detail to understand the potential impact of the 
proposal on the significance of the asset.  

 
4.13 NYM Management Plan Environment Policy E7 seeks to ensure that new development 

in the National Park will conserve and enhance heritage assets and their settings. Work 
was prioritised in the Conservation Section in 2010 to upgrade the Heritage 
Environment Record (HER) so it is accessible to the public/agents for scrutiny and by 
the Historic Building officers to provide succinct guidance on how to assist applicants to 
produce appropriate Heritage Statements. In view of the clear and unambiguous 
guidance from Government that such statements should be submitted at the vetting 
stage, officers consider, in light of the large numbers of heritage assets in the Park, the 
case is overwhelming for including a ‘Heritage Statement’, proportionate to the scheme, 
in any revised local list. 

 
4.14 Affordable or Local Occupancy Housing Statement. The NPPF sets out, amongst 

things, the Governments commitment to provide affordable housing to those people 
unable to access open market housing in rural areas. It also advocates use of ‘rural 
exception policies’ to permit sites to be brought forward which would not normally be 
used for housing in order to meet countryside restraint objectives. Core Policies K of 
the NYM LDF permits schemes for 100% affordable housing on exception sites. That 
part of Core Policy J which permits mixed schemes of open market and affordable 
housing ( quota sites) on larger sites in the larger settlements is no longer applicable, 
following it’s three year life expiring, however the NPPF still promotes a viable 
percentage of affordable units are provided on such sites. Core Policy J also permits 
single unit new build infill dwellings or multiple unit conversions in the medium and 
smaller size settlements for ‘local occupancy’.  
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A key difference between the former NYM Local Plan and the current NYM LDF is that 
there must be a demonstrated need for the units sought rather than providing the units 
on a speculative basis. Members may recall that in April 2010 the Authority adopted a 
‘Housing Supplementary Planning Document’ following public consultation. That 
document signalled the Authority’s intention to look at requiring the submissions of 
affordable housing statements at the application vetting stage to allow such proposals 
to be fully considered by local communities during the consultation stage. 

 
4.15 NYM Management Plan Community Policy 9 seeks to deliver affordable housing for 

local people. In light of the founding basis of Core Policies J & K being the 
demonstration of need for both affordable and local occupancy and the ability to retain 
in perpetuity for affordable housing schemes officers consider housing need information 
is crucial to such applications. As such officers consider the case for requiring, where 
relevant, an affordable housing statement or local occupancy statement or financial 
viability assessment (where an applicant wishes to demonstrate their affordable level 
reflect the viable provision that can be supplied on the quota sites) would improve the 
application process in the public interest. Whilst this requirement would represent a 
burden on developers, it is a requirement that would have to be provided during the 
application processing stage anyway to secure an approval and the benefits of 
submitting at the outset would significant inform statutory public consultation. 

 
5. Financial and Staffing Implications 
 
5.1 Should a review of the local list be agreed, there are modest staff time implications for 

drawing up the electronic survey, ongoing training implications for Development 
Management and administration staff in order that they can make the various 
judgements as to which applications trigger which type of additional 
assessments/surveys. The Authority’s website will require updating. The costs can be 
met from the existing communications and DM operational budget. 

 
6. Sustainability Appraisal 
 
6.1 A Sustainability Assessment is not required because the report is an Administrative 

Issues report. 
 
7. Legal Implications 
 
7.1 Members will be aware that once a local list is eventually readopted by the Authority, a 

relevant planning application made without the requisite additional information set out in 
the list will be placed ‘on hold’ and will not be processed until the requisite information 
has been received or will be treated as ‘disposed of‘if no information has been received 
within 6 months of the request of the information. The list will have a life span of two 
years. 

 
8. Contribution to National Park Management Plan. 
 
8.1 See section four above for details of specific Management Plan policies which are 

supported. The Local List generally seeks targeted specific information within planning 
applications for new development which can make a significant contribution to the aims 
of the Management Plan. 
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9. Recommendation 
 
9.1 Members agree to adopt the ‘local vetting criteria’ set out in section four above for 

electronic consultation with likely planning applicants, Parish Councils and Statutory 
Consultees.  

 
 
Contact Officer: 
Mark Hill 
Head of Development Management 
01439 772700 
 
Background documents to this report File Ref. or Date 
 
1. DCLG Guidance on information requirements and validation Mar 2010 
2.  NYM Adoption of revision to ‘Local List’ of Validation  
 Requirements for Planning Applications.  Feb 2012 
3.  North York Moors National Park Management Plan June  2012 


