
 
 

 

Agenda 
 

Meeting:  Planning Committee 

Venue:  The National Park Office, The Old Vicarage, Bondgate, Helmsley 

Date:  Thursday, 14 October 2021, 10am 

Business 

 Apologies for absence 

 Public minutes of the meeting held on 2 September 2021 

 Public minutes of the site visit minute held on 1 October 2021 

 Public question time (an opportunity for members of the public to ask questions) 

 Members are reminded that it is their responsibility to declare the nature of any 

personal, prejudicial and/or disclosable interests relating to any agenda item 

immediately prior to its consideration and are encouraged to complete a written 

declaration using the form provided. 

 Emergency evacuation procedure – The chair to inform members of the public of the 

emergency evacuation procedure. 

 Miscellaneous items 

(a) Appeals (Development Management) 

(b) Appeals (Enforcement) 

(c) Planning applications determined by the Director of Planning 

(d) List of enforcement matters determined by the Director of Planning 

 To consider applications, together with the Director of Planning recommendations 

thereon:- 

Plans List 
Item Number 

Application 
Reference 

Development description and site address 

1 NYM/2021/0472/FL Use of land for the siting of 3 no. shepherds 
huts for holiday letting purposes and 
associated parking at land off Sutherland 
Road, Cropton 
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2 NYM/2019/0684/FL Removal of modern agricultural building at 
the rear, conversion of redundant 
agricultural building to 1 no. principal 
residence dwelling with associated access, 
parking, amenity space and landscaping 
works at Centre Farm, Battersby 

3 NYM/2019/0686/FL Removal of modern agricultural buildings, 
conversion of redundant agricultural 
buildings to 1 no. principal residence 
dwelling with annexe and associated 
parking, turning area, amenity space and 
landscaping works at Centre Farm, 
Battersby 

4 NYM/2021/0518/FL  Construction of single storey rear extension 
to convenience store to form additional 
holding stock area and single storey rear 
extension to post office building to form 
additional staff room at 12 - 14 Main Street, 
East Ayton 

5 NYM/2021/0543/FL Proposed additional pitches with associated 
internal access roads and reconfiguration of 
existing pitches, siting of replacement play 
equipment and multi-use games area along 
with construction of 2 no. replacement 
amenity blocks, tractor store/workshop 
building, wardens utility building and Calor 
gas compounds, and alterations to existing 
games room at West Ayton Caravan Club, 
Cockrah Road, West Ayton 

6 NYM/2021/0592/FL Construction of access road and associated 
landscaping to serve zone 2 of the 
residential development at Broomfield 
Farm, Whitby (residential development 
outside National Park boundary) at Land off 
Stainsacre Lane, Whitby 

Relevant planning files are available for inspection prior to the Meeting upon request. 
Photographic evidence will be on display in the Committee Room (where applicable). 

 Such other business as, in the opinion of the Chair, should, by reason of special 
circumstances, be considered as a matter of urgency. 

For Members: Ethical standards training will follow the Planning Committee meeting 

Chris France 
Director of Planning 

Press Contact: Nina Beadle, Media and Communications Officer, 01439 772700 
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Note:  

• The Authority allows the recording and reporting of public meetings but asks that 
any party wishing to do so informs the Authority in advance of the meeting. 
Recording and reporting that disrupts the meeting is not allowed. Persons expressly 
refusing consent, children and vulnerable adults cannot be filmed or photographed. 
The existing rules relating to confidential and exempt information, defamation, Data 
Protection and Public Order apply. The Authority accepts no liability whatsoever for 
the recording and reporting carried out by other parties. 

• Members are reminded to turn all electronic equipment to silent mode, including 
mobile phones, laptop computers and tablets. Please note that only information that 
is available to Members during the Committee meeting should be accessed from a 
computer in the interests of sound decision making. 

• Please note that the meeting may be adjourned to enable Members and Officers to 
have appropriate breaks (including lunch). This will only be undertaken when 
absolutely necessary and at the Chair’s discretion. Lunch will be available at 
approximately 12.30 pm.  Members taking lunch will have the appropriate amount 
deducted from any subsistence claim they may make. 

• Tea and coffee will be available a quarter of an hour before the meeting. 

• Please ensure when parking in the car park that you have not caused an obstruction 
which could prevent emergency vehicles accessing the building. 

• Judith Seaton should be notified of any apologies. 

• This agenda and application documentation are also available on the website 
www.northyorkmoors.org.uk. Comments on planning applications can be submitted 
by post to North York Moors National Park Authority, The Old Vicarage, Bondgate, 
Helmsley, YO62 5BP or by e-mail to planning@northyorkmoors.org.uk 

• This agenda is available in large print on request. 
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North York Moors National Park Authority  

Item 2, Public minutes of the meeting held on Thursday 2 
September 2021, 10am 

Present: 

Jim Bailey, Peter Berry, Malcolm Bowes, Ena Dent, Janet Frank, David Hugill, David 
Jeffels, Heather Moorhouse, Caroline Patmore, Clive Pearson, Andrew Scott, Subash 
Sharma, Colin Williamson 

Apologies: 

Abida Nayyar, Alison Fisher, Patrick James, Bob Marley, Shaun Moody, Sarah Oswald, 

Copies of all documents considered are in the minute book 

39/2021 Minutes 

That the public minutes of the meeting held on Thursday 22 July 2021, having been 
printed and circulated, be taken as read and be confirmed and signed by the Chair as a 
correct record. 

40/2021 Public question time 

There were no questions from members of the public. 

41/2021 Members interests 

Members were reminded of their responsibility to declare any personal, prejudicial 
and/or disclosable interests relating to any agenda item prior to its consideration. 

42/2021 Emergency evacuation procedure 

The Chairman informed members of the public of the emergency evacuation Procedure. 

43/2021 Miscellaneous items 

Considered: The report of the Director of Planning 

Resolved: That the report be noted.  

44/2021 Applications for planning permission 

The following members of the public addressed the meeting regarding the plans list 
items indicated: 

Plans list item 1: David Boulton spoke as the applicant. 

Plans list item 2: Katie Atkinson spoke as the applicant’s agent, Harriet Scott spoke as 
the applicant, Miriam Alcock spoke against the application and Melanie Bailey spoke for 
the Parish Council. 

4



 

Considered: The report listing applications and the Director of Planning’s 
recommendations thereon. 

Members also considered further information circulated on the Members’ update sheet 
including; updated recommendations from the Director of Planning and comments 
received after the agenda was printed from: consultees, objectors and supporters. 

Resolved:  

That with regard to all applications listed in the report and subject to: 

the amendments specified below; and 

the imposition of conditions in accordance with the relevant provisions of Sections 91-
94 of the Town and Country Planning Act 1990, except in those instances where an 
alternative condition is contained in the Director of Planning’s recommendation or in an 
amendment referred to in (i) above: 

Decisions be given in accordance with the Director of Planning’s recommendations. 

Plans list item 1 

NYM/2020/0941/FL - conversion of and extension to buildings to form 1 no. local needs 
dwelling, demolition of buildings and construction of 1 no. local needs dwelling and 
associated parking, amenity spaces and landscaping works at land and buildings to rear 
of Butchers Shop, Ingleby Greenhow. 

Declaration of interest: David Hugill and Heather Moorhouse declared a non prejudicial 
interest as they know the applicant and an objector. 

Decision: A proposal for a site visit was moved and seconded however the vote lost. A 
proposal of approval as recommended and subject to clarification of the boundary 
hedge ownership was moved and seconded and the vote carried. 

Plans list item 2 

NYM/2021/0472/FL - Use of land for the siting of 3 no. shepherd’s huts for holiday 
letting purposes and associated parking at land off Sutherland Road, Cropton. 

Decision: Consideration deferred to enable a site visit to be undertaken to fully assess 
the proximity of the applicants’ dwelling to the site, the impact on the landscape of the 
location of the shepherds’ huts and interpretation of policy UE2 as the location being 
“not isolated”, with the attendance of Members being regarded as an approved duty for 
the purposes of the payment of Members’ allowances. 

Plans list item 3 

NYM/2021/0482/FL - Use of land for the siting of 1 no. shepherd’s hut for holiday letting 
purposes with associated hardstanding (retrospective) at Highfield, High Hawsker. 

Declaration of Interest: Subash Sharma, Clive Pearson and David Jeffels declared a non 
prejudicial interest as the applicant is a District Councillor and known to them. 
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Decision: Approved as recommended. 

Plans list item 4 

NYM/2021/0469/FL - Installation of replacement windows and doors at 5 Dreaken Fold, 
West Ayton. 

Decision: Approved as recommended. 

Members commented that better quality replacement windows and doors would be 
preferred. 

45/2021 Other business - Tree Preservation Order 2021/1, Park Hill Farm, 
Harwood Dale. 

Decision: Approved as recommended. 

46/2021 Other business - Tree Preservation Order 2021/2, Land adjacent to the 
Old School House, Fangdale Beck, Bilsdale. 

Decision: Approved as recommended. 

47/2021 Other business - Bilsdale Mast 

The Director of Planning outlined the current situation relating to Bilsdale Mast with the 
fire occurring on 10 August. Arqiva contacted the Authority three weeks after the event 
to seek advice on the location of a temporary mast, the permanent mast will ideally be 
at the existing site. The temporary site is in a quarry on a SSSI and as such is subject to 
Habitat Regulation Assessment and Natural England are being consulted. The Authority 
is working with all parties to come to a speedy resolution and to facilitate this the 
Director of Planning requested that Members consider delegating committee powers to 
the Chief Executive and the Director of Planning. 

Resolved: Members approved the delegation of committee powers on the matter of 
Bilsdale Mast to the Chief Executive and the Director of Planning. 
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North York Moors National Park Authority 

Item 3, Public site visit minutes of the meeting held at land off 
Sutherland Road, Cropton, on Friday 1 October 2021, 10am 

Present: Mr D Hugill (Chair), Mrs J Frank (Deputy Chair), Mr J R Bailey, Mr M Bowes, Mrs 
H Moorhouse, Mr C Pearson, Mrs E Dent, Mr D Jeffels 

Apologies: Mrs S Oswald 

National Park Authority Officers: Mr C France (Director of Planning), Mr M Hill (Head of 
Development Management) 

Others: Mr and Mrs Stripling Scott (applicant), Mrs K Atkinson (agent), Mrs Elizabeth 
Cole (objector) 

NYM/2021/0472/FL: Use of land for the siting of 3 no. shepherds huts for holiday 
letting purposes and associated parking 

The meeting commenced at the access to the site where Chris France set out the 
details of the proposal, the consultation responses and the principles of the relevant 
Policy UE2 which requires such glamping proposals to be sited not in isolation from the 
existing business or intended place of management. He set out the reason for the 
deferment which was to enable Members to appreciate the relationship between the 
site and the applicant’s dwelling at Forestry Bungalows from which the site is intended 
to be managed to provide them with a better assessment of whether the proposal 
represented sporadic, isolated development in the open countryside. 

Members asked questions about the exact siting of the three huts and saw the 
proposed access and car parking area. The applicant’s confirmed that the proposal was 
only for three off grid huts that they would take off the site and store over winter and 
that no additional huts would be proposed. 

Members then walked from the site to the applicant’s dwelling and viewed the 
barn/storage building where it was intended to store the huts over the winter period. As 
this was being put forward as part of the proposal Members asked the applicant to 
submit dimensions of the building to confirm whether the huts would be able to fit inside 
it. The objectors also queried whether this was possible. The applicants confirmed that 
if this was not possible they intended to use a storage facility at Pickering. 

Members asked if the applicants owned any more land which was shown on the blue line 
application plan. Chris France confirmed that the land immediately behind Forestry 
Bungalows and behind where Members were standing was also shown as within their 
ownership. 

There were no further questions and the Chair closed the meeting at 10.33am. 
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North York Moors National Park Authority  

Item 4, Public Question Time 

When? 

Public Question Time will be at the beginning of each meeting, immediately after the 
minutes of any previous meeting have been agreed, and will be limited to a maximum of 
15 minutes of questions and answers in total. 

What? 

• Only questions will be allowed and these must relate to the business of the Authority 
• Any questioner will be limited to two minutes maximum speaking time 
• Supplementary questions will only be allowed for purposes of clarifying an earlier 

answer 
• If answers cannot be provided on the day a reply in writing will be offered 

How? 

Any questions must be delivered in writing to the Director of Planning at least two clear 
working days before the meeting. The Chair will then call questioners at the meeting in 
the order questions were received. 

Answers to questions will normally be given by the Chair. 

Exclusions? 

No question relating to an individual recipient of services will be allowed, as appropriate 
alternative channels exist for such inquiries. 

The opportunity to ask questions under this scheme does not apply to staff or their 
representatives, since other mechanisms are available. 

No questions can be accepted which relate to matters which would normally be dealt 
with in private session because they relate to exempt information, for example:- 

• Legal actions 
• Financial and business affairs of other organisations 
• Individual members of staff 
• Trade Union negotiations 

No questions can be accepted where there is a statutory procedure in place for public 
consultation, for example:- 

• Traffic regulation orders 
• Public rights of way orders, etc 

Notice of questions should be sent to:  

Director of Planning, National Park Office, Old Vicarage, Bondgate, Helmsley, YO62 5BP 
or by email to planning@northyorkmoors.org.uk. 
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North York Moors National Park Authority  

Item 7, Miscellaneous items 

Appeals 

a) Development Management  

Please note that the appeal documentation for each of the applications listed below can 
be found by clicking on the application reference number. 

Hearings and inquiries 

None  

Appeals received 

Reference number Appellants name 
and location 

Development description  

NYM/2021/0206/FL 
 

Mr & Mrs T 
Hawman  
c/o Agent 
Stone Stoup, 
Stone Stoup Hill, 
Ingleby Greenhow 

variation of condition 2 (material 
amendment) of planning approval 
NYM/2020/0121/FL to allow the addition 
of cladding to first floor extension and 
change of design of glazed balustrade 

NYM/2021/0200/FL 
 

Mr John Simpson 
Ian Pick 
Associates 
land north of 
Brooklands Farm, 
Harwood Dale 

erection of general purpose agricultural 
building and creation of a hardstanding 
and access track 

NYM/2021/0335/FL 
 

A & D Sturdy Ltd 
Prism Planning 
Land east of 
Meadow Barn, 
Westgate, 
Thornton le Dale 

construction of 1 no. single storey 
dwelling with attached garage, access 
and associated amenity space 

Appeals determined 

Reference number Appellants name 
and location 

Development description  Decision 

NYM/2020/0618/FL 
 

Mr N Lonsdale 
land adjacent 7 
Lingrow Close, 
Runswick Bay 

construction of 1 no. local 
occupancy dwelling with 
integral garage together 
with associated, parking, 
amenity space and 
landscaping works 

Appeal 
Dismissed 
Decision 
attached at 
appendix 1 
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b) Enforcement 

Please note that the appeal documentation relating to the enforcement cases listed 
below can be found by clicking on the reference number. 

Hearings and inquiries 

Reference 
number 

Appellants 
name and 
location 

Development description  Date, time 
and venue 

NYM0001/2021 Edwards 
Silpho Brow 
Farm West 
Silpho 
Scarborough 
YO13 0JP 

Alleged unauthorised earth works; 
siting of a caravan; siting of a 
portacabin; use of agricultural barn 
to store waste; use of land for the 
keeping of rescue animals; and use 
of land for the keeping of horses 

To be 
confirmed 

NYM0001/2021 All for Horses 
Rescue and 
Rehoming 
Silpho Brow 
Farm West 
Silpho 
Scarborough 
YO13 0JP 

Alleged unauthorised earth works; 
siting of a caravan; siting of a 
portacabin; use of agricultural barn 
to store waste; use of land for the 
keeping of rescue animals; and use 
of land for the keeping of horses 

To be 
confirmed 

Appeals received 

None  

Appeals determined 

None 

  

10

http://planning.northyorkmoors.org.uk/Northgate/DocumentExplorer/Application/FolderView.aspx?type=NLPL_DC_APPEAL&key=21891
http://planning.northyorkmoors.org.uk/Northgate/DocumentExplorer/Application/FolderView.aspx?type=NLPL_DC_APPEAL&key=21892


 

c) Applications determined by the Director of Planning 

A list of applications determined by the Director of Planning in accordance with the 
scheme of delegation is attached at appendix 2. 

NB: Members wishing to enquire further into particular applications referred to in the 
Appendix are asked to raise the matter with the Director of Planning in advance of the 
meeting to enable a detailed response to be given. 

d) List of enforcement matters determined by the Director of Planning 

A list of enforcement matters determined by the Director of Planning in accordance 
with the scheme of delegation is attached at appendix 3.  

Tom Hind 
Chief Executive  

Chris France 
Director of Planning 

Background documents to this report 

Document  File Ref Location 
Signed letter: dates as given  3024 The Old Vicarage, Bondgate, Helmsley, 

York, YO62 5BP 
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3D 
Temple Quay House
2 The Square
Bristol
BS1 6PN

Direct Line: 0303 444 5479
Customer Services:
0303 444 5000

Email:  
north1@planninginspectorate.gov.
uk

www.gov.uk/planning-inspectorate

Your Ref:  NYM/2020/0618/FL
Our Ref:   APP/W9500/W/21/3273197

Mrs J Cavanagh
North York Moors National Park Authority
Development Control Support Officer
The Old Vicarage
Bondgate
Helmsley
York
YO62 5BP

26 August 2021

Dear Mrs J Cavanagh,

Town and Country Planning Act 1990
Appeal by Mr N Lonsdale
Site Address: Lingrow Close, Runswick Bay, Saltburn-By-The-Sea, TS13 5JQ

I enclose a copy of our Inspector's decision on the above appeal(s), together with a copy 
of the decision on an application for an award of costs.

If you wish to learn more about how an appeal decision or related cost decision may be 
challenged, or to give feedback or raise complaint about the way we handled the appeal(s), 
you may wish to visit our “Feedback & Complaints” webpage at https://www.gov.uk/
government/organisations/planning-inspectorate/about/complaints-procedure.

If you do not have internet access you may write to the Customer Quality Unit at the 
address above.  Alternatively, if you would prefer hard copies of our information on the 
right to challenge and our feedback procedure, please contact our Customer Service Team 
on 0303 444 5000.

The Planning Inspectorate is not the administering body for High Court challenges and 
cannot change or revoke the outcome of an appeal decision. If you feel there are grounds 
for challenging the decision you may consider obtaining legal advice as only the High 
Court can quash the decision. If you would like more information on the strictly enforced 
deadlines and grounds for challenge, or a copy of the forms for lodging a challenge, please 
contact the Administrative Court on 020 7947 6655.

Guidance on Awards of costs, including how the amount of costs can be settled, can be 
located following the Planning Practice Guidance.

http://planningguidance.communities.gov.uk/blog/guidance/appeals/how-to-make-an-
application-for-an-award-of-costs/

We are continually seeking ways to improve the quality of service we provide to our 
customers. As part of this commitment we are seeking feedback from those who use our 

Appendix 1
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service. It would be appreciated if you could take some time to complete this short survey, 
which should take no more than a few minutes complete:

https://www.surveymonkey.co.uk/r/Planning_inspectorate_customer_survey

Thank you in advance for taking the time to provide us with valuable feedback.

Yours sincerely,

Nicholas Patch
Nicholas Patch

Where applicable, you can use the internet to submit documents, to see information and to check the 
progress of cases through GOV.UK. The address of the search page is - https://www.gov.uk/appeal-planning-
inspectorate
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Appeal Decision  

Site Visit made on 10 August 2021  
by A Caines BSc(Hons) MSc TP MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 26 August 2021 

 
Appeal Ref: APP/W9500/W/21/3273197 
Lingrow Close, Runswick Bay, Saltburn-By-The-Sea TS13 5JQ  
• The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 
• The appeal is made by Mr N Lonsdale against the decision of 

North York Moors National Park Authority. 
• The application Ref NYM/2020/0618/FL, dated 17 August 2020, was refused by notice 

dated 15 October 2020. 
• The development proposed is erection of 1 no. local occupancy dwelling with integral 

garage and landscaping. 

Decision 

1. The appeal is dismissed. 

Applications for costs 

2. An application for costs was made by North York Moors National Park Authority 
against the appellant. This application is the subject of a separate Decision. 

Procedural Matters 

3. On 20 July 2021, the Government published a revised National Planning Policy 
Framework (the Framework). Other than a change to the relevant paragraph 
numbers, the revised Framework does not materially alter the national policy 
approach in respect of the main issues raised in this appeal and therefore no 
parties have been prejudiced by its publication. 

Main Issues 

4. The main issues are i) whether the appeal site is a suitable location for new 
housing having regard to development plan policy; ii) the effect on the 
landscape and scenic beauty of the National Park; and iii) whether the proposal 
would meet identified local housing need requirements. 

Reasons 

Suitable location 

5. In ‘Smaller Villages’ like Runswick Bay, Strategic Policy M and Policy CO8 of the 

North York Moors National Park Authority Local Plan 2020 (the LP) restricts 
new-build housing development to local needs housing on ‘suitable small sites’ 
within the main built up area of the village. Although there are no defined limits 
to development, the supporting text to Strategic Policy M explains that small 
suitable sites may not always be a gap within a continuously built up frontage, 
but they will always fit in with the existing pattern of the settlement. It also 
states that it is not intended to allow consolidation of sporadic outlying 
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development or to allow villages to expand into open countryside. Policy CO10 
of the LP will only permit housing development in the open countryside if it 
meets a limited number of circumstances. 

6. Lingrow Close is a small linear group of dwellings served by an unmade track 
off Bank Top Lane in the Bank Top part of the village. The appeal site lies to 
the north of the last dwelling in Lingrow Close and is part of a larger open 
agricultural field which extends to the edge of the headland. Immediately to 
the east of the appeal site, separated by a hedgerow, is a building currently 
undergoing conversion to a dwelling, but beyond that the field is bordered by 
the wooded embankment/cliff edge which separates the upper and lower parts 
of the village. To the west, separated by hedgerows and the Cleveland Way 
path, are further agricultural fields and a Caravan and Camping Park. The 
majority of houses at Bank Top are located to the south and west along 
Hinderwell Lane/Bank Top Lane and on the west side of Ellerby Lane. 

7. In the context of the above, I agree with the Council’s assessment that the 
appeal site forms part of the open countryside beyond the extent of the main 
built up area of the village, albeit adjoining the built edge. Consequently, the 
proposed dwelling would undoubtedly result in expansion of the village into the 
open countryside. Furthermore, it is not advanced that the proposal would 
meet any of the circumstances where development in the open countryside will 
otherwise be permitted under LP Policy CO10. 

8. I therefore conclude, on this issue, that the appeal site is not a suitable location 
for new housing as the proposal would conflict with Strategic Policy M and 
Policies CO8 and C010 of the LP which govern the location of new housing 
within the ‘Smaller Villages’ and open countryside of the National Park. The 
proposal would result in significant harm in this respect. 

Landscape and scenic beauty 

9. As a special area designation, National Parks have the highest status of 
protection in relation to landscape and scenic beauty. Strategic Policy G of the 
LP seeks to conserve and enhance the high quality, diverse and distinctive 
landscapes of the area. In addition, Strategic Policy M requires all proposals to 
be of a high quality design and construction to ensure that the character and 
distinctiveness of the built environment and local landscape are maintained. 

10. The character of the appeal site is derived from its countryside appearance and 
inherently open undeveloped character, which contributes positively to both the 
rural setting of the village and open landscape character of the Heritage Coast. 
Although the height of existing hedgerows provides some screening from the 
Cleveland Way, the site is visible along Lingrow Close. Furthermore, the height 
and density of the hedgerows will likely vary over the course of the year, and 
gaps may also appear over time reducing the effectiveness of the screening. 

11. The proposed dwelling would continue the linear pattern and general style of 
development in Lingrow Close. Notwithstanding this, the proposal would by its 
very nature, lead to an urbanising incursion into the field that would detract 
from its inherent undeveloped character. The negative effect of this would not 
be suitably mitigated by any boundary vegetation and alternative materials 
that could be secured.  
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12. The field has been used as a temporary car park under permitted development 
rights, and I was able to observe the effect at my site visit. However, the 
proposal and its effect would be permanent and lasting. In addition, the 
proposal would likely displace the car parking use further into the field rather 
than remove it. I therefore do not agree with the appellant’s contention that 
the temporary parking use has the potential to be fundamentally far more 
harmful than the proposed dwelling. 

13. I conclude, on this issue, that the proposal would have an unacceptable 
adverse effect on the local landscape and Heritage Coast. While the effect 
would be localised, it would nevertheless cause demonstrable harm to the 
landscape and scenic beauty of the National Park. The proposal therefore 
conflicts with the first statutory purpose of the National Park to conserve and 
enhance its natural beauty. There would also be conflict with the stated aims of 
Strategic Policies G and M of the LP. In line with paragraph 176 of the 
Framework, I give great weight to the conflict with the aims of conserving and 
enhancing the landscape and scenic beauty of the National Park. 

Housing need 

14. There is no dispute that the proposal for a single dwelling would be classed as 
smaller scale in terms of number, and that its occupation could be controlled 
through use of a local connection planning condition.  

15. However, Strategic Policy M and Policy CO8 of the LP are clear that housing 
proposals will be expected to meet the need for smaller dwellings. As set out in 
paragraph 7.27 of Strategic Policy M, this has been identified as mainly 1 and 2 
bedroom units for affordable housing and smaller 2 and 3 bedroom units for 
general housing needs, together with some specialist housing for the growing 
elderly population. There is no substantive evidence before me of a general 
need for 4-bed dwellings for larger families. 

16. Having regard to the overall size of the proposed dwelling, including provision 
of 4 ensuite bedrooms plus another unspecified room at first floor, it could not 
reasonably be considered to be a smaller dwelling. Accordingly, the proposal 
further conflicts with Strategic Policy M and Policy CO8 of the LP in this regard. 

17. However, even if I were to conclude otherwise on this issue, it would not 
outweigh the harms I have previously identified in respect of location and the 
effect on the landscape and scenic beauty of the National Park. 

Other Matters 

18. The appellant has referred to several other sites where planning permission has 
been granted by the Council. Whilst the conversion to the east has effectively 
introduced residential development of a slightly greater depth in the immediate 
vicinity, its location on a separate parcel of land, relationship with existing 
development, the pre-existing screening, and the different policy provisions 
that apply to the re-use of existing buildings, clearly presented a different 
context and range of considerations to the appeal proposal. Reference is also 
made to planning permission on land to the rear of the Runswick Bay Hotel, but 
the Council explain that it involved the replacement of an existing building and 
was considered to lie within the built up part of the village. Similarly, other 
developments in Lingrow Close related to existing dwellings within the built up 
area. Another development highlighted in the village of Aislaby is not identical 
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to the appeal proposal, and is not seen in the same context. I am therefore 
satisfied that the sites referred to are not sufficiently similar in context and 
circumstances to the appeal proposal to have any bearing on the outcome of 
this appeal. 

19. I have had regard to the personal circumstances of the appellant that have 
been advanced. However, I am mindful that this argument could all to easily be 
repeated with significant cumulative effect. I also have no information on the 
availability of other properties or sites. Moreover, it is significant that the LP is 
recently adopted. The planning system should be genuinely plan-led. For the 
reasons set out above, allowing the proposal would undermine the clear 
housing strategy in the National Park, which is to encourage smaller, more 
affordable homes in suitable locations. I therefore give very limited weight to 
this matter. 

20. There would be social and economic benefits from construction, support for 
local services and expenditure from future occupiers. There may also be 
various sustainability measures and efficiencies that could be incorporated into 
the development. However, given the small scale of the proposal, these 
benefits would be commensurately small and so I afford them limited weight in 
favour of the proposal. 

21. In a supporting letter from the landowner it is suggested that the sale of the 
land would help fund the repair and maintenance of listed buildings elsewhere. 
However, I have insufficient evidence of the need for enabling development, 
including the extent and costs of the works, and whether or not such works 
have or require listed building consent. Nor is there any mechanism that would 
require the capital receipt from the land sale to be used to fund the works. 
Consequently, it is not a matter which weighs in favour of the proposal. 

22. I have also noted the range of concerns from interested parties that have not 
already been encapsulated above, including over traffic, drainage, privacy, and 
protected species. These matters were before the Council when it determined 
the planning application and did not feature in the reasons for refusal. On the 
evidence before me, I have no reason to reach a different view. However, the 
absence of harm in these respects are neutral matters which do not weigh 
either for or against the proposal. 

Conclusion 

23. The proposal conflicts with the development plan as a whole. It is also contrary 
to statutory National Park purposes. There are no other considerations, 
including the Framework, that outweigh this conflict.  

24. Therefore, for the reasons outlined above, I conclude that the appeal should 
be dismissed. 

A Caines  

INSPECTOR 
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Costs Decision 
Site visit made on 10 August 2021 

by A Caines  BSc(Hons) MSc TP MRTPI 

an Inspector appointed by the Secretary of State 

Decision date: 26 August 2021 
 
Costs application in relation to Appeal Ref: APP/W9500/W/21/3273197 
Lingrow Close, Runswick Bay, Saltburn-By-The-Sea TS13 5JQ 
• The application is made under the Town and Country Planning Act 1990, sections 78, 

322 and Schedule 6, and the Local Government Act 1972, section 250(5). 
• The application is made by North York Moors National Park for a full award of costs 

against Mr N Lonsdale. 
• The appeal was against the refusal of planning permission for erection of 1 no. local 

occupancy dwelling with integral garage and landscaping. 
 

Decision 

1. The application for an award of costs is refused. 

Reasons 

2. Parties to a planning appeal are normally expected to bear their own costs, but 
costs can be awarded where the unreasonable behaviour of a party has caused 
another party to incur unnecessary or wasted expense in the appeal process.  

3. In this case the Council’s application is based on substantive grounds. In short, 

the Council contends that the appeal relates to development which is clearly 
contrary to an up-to-date development plan and therefore had no prospect 
of succeeding. 

4. The Planning Practice Guidance (the Guidance) makes clear that the right of 
appeal should be exercised in a reasonable manner so that unnecessary 
appeals are avoided. In support of the appeal the appellant submitted a 
detailed statement and final comments which set out logical arguments in 
response to the refusal reasons and with reference to relevant policies of the 
development plan and other material considerations.  

5. Whilst ultimately I did not support the appellant’s position and dismissed the 

appeal, I do not consider this to be a case where the appellant has behaved 
unreasonably in exercising the right of appeal, and the Council has not 
demonstrated how any alleged unreasonable behaviour resulted in unnecessary 
or wasted expense in the appeal process. 

6. I therefore find that unreasonable behaviour resulting in unnecessary or 
wasted expense, as described in the Guidance, has not been demonstrated and 
therefore an award of costs is not justified. 

A Caines 

INSPECTOR 
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Appendix 2 

List of applications determined by the Director of Planning in accordance with the 
scheme of delegation for the period of 10 August 2021 to 28 September 2021.  

Please note that the decision notice for each of the Authority’s applications listed in 
this report can be found by clicking on the application reference number. 

Hambleton 

Application reference: NYM/2020/0341/FL 

Change of use from agricultural land to domestic in association with holiday 
accommodation, alterations to detailing of approved holiday accommodation including 
new openings, hardsurfacing of courtyard and level of rebuilding works undertaken part 
retrospective) at Whorlton House Farm, Whorlton Lane, Whorlton for Mr Alistair 
Wright  

Approved on 27/08/2021 

Application reference: NYM/2020/0943/LB 

Listed Building consent for conversion of and extension to buildings to form 1 no. local 
needs dwelling at land and buildings to rear of Butchers Shop, Ingleby Greenhow for 
A.V. Fawcett and Sons 

Approved on 19/08/2021 

Application reference: NYM/2021/0215/FL 

Installation of replacement oil tank at Blue Cottage, 38 South End, Osmotherley for 
Sarah and Gary Greening 

Approved on 01/09/2021 

Application reference: NYM/2021/0369/FL 

Construction of replacement pitch roof over existing flat roof, erection of railings to 
front and replacement front door, together with part-conversion of existing detached 
garage to form ancillary accommodation and alterations and raising of roof height to 
garage at 70 High Street, Swainby for Mr John Theos 

Approved on 19/08/2021 

Application reference: NYM/2021/0404/FL 

Removal of existing field shelter/stables and erection of replacement stable building at 
Cobble Ridge Barn, Shepherds Close, Ingleby Greenhow for Mr David Ward 

Approved on  12/08/2021 
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Application reference: NYM/2021/0460/FL 

Construction of replacement garage at land adjacent School View, Carlton In Cleveland 
for Mrs P Ferguson 

Approved on 24/08/2021 

Application reference: NYM/2021/0483/FL 

Demolition of existing aviary buildings and construction of stable buildings (revised 
scheme to NYM/2020/0287/FL) at Stone Stoup Farm, Stone Stoup Hill, Ingleby 
Greenhow for Ms Elizabeth Eaton 

Approved on 24/08/2021 

Application reference: NYM/2021/0501/CLE 

Certificate of lawfulness for the existing use of the building as a dwelling in excess of 
four years at Bonito Farm, Great Broughton for Mr Simon Burgess 

Issued on 31/08/2021 

Application reference: NYM/2021/0503/CU 

Change of use of annexe to holiday letting accommodation at Wester House, Thirlby for 
Mrs Jacqueline Cree 

Approved on 23/09/2021 

Application reference: NYM/2021/0509/FL 

Erection of general purpose agricultural/stable building with associated access track 
and turning area at Milton Cottage, Thimbleby for Mr & Mrs Groves 

Approved on 09/09/2021 

Application reference: NYM/2021/0514/FL 

Creation of 2 no. wildlife ponds at land south of High Ellermire Farm, Chop Gate for Mrs 
Dana Jennings 

Approved on 26/08/2021 

Application reference: NYM/2021/0527/FL 

Installation of replacement windows and 2no. doors to front elevation together with 
removal of fence and construction of stone wall to side at Old Stores, Coxwold Village, 
Coxwold for Mr & Mrs Channer 

Approved on 27/08/2021 
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Application reference: NYM/2021/0556/FL 

Siting of shepherds hut for domestic purposes at Aireyholme Cottage, Aireyholme 
Lane, Great Ayton for N Parmar 

Approved on 09/09/2021 

Application reference: NYM/2021/0570/FL 

Construction of ancillary outbuilding and storage/garage (retrospective) at Throston 
House, Shepherd Hill, Swainby for Mr and Mrs Tate 

Approved on 15/09/2021 

Application reference: NYM/2021/0575/FL 

Erection of 2 no. agricultural storage buildings, stable building and kennel building at 
Rocky Plain Farm, Green Lane, Osmotherley for Mr R Starkie 

Approved on 15/09/2021 

Ryedale 

Application reference: NYM/2021/0164/FL 

Alterations to garage to form additional living accommodation, change of use of land to 
domestic garden and landscaping works, relocation of stable/car port and construction 
of double garage/workshop building with home office above at Fair View, Old Byland for 
Mr C Garnett 

Approved on 20/08/2021 

Application reference: NYM/2021/0364/FL 

Change of use of land to form extension to existing seating area together with change 
of opening hours of premises at 12 Castlegate, Helmsley for The Fat Chef Co 

Approved on 13/08/2021 

Application reference: NYM/2021/0456/FL 

Alterations, construction of dormer window and single storey rear extension following 
removal of conservatory at Hill Crest, High Street, Lockton for Mrs Abbie Eke 

Approved on 27/08/2021 

Application reference: NYM/2021/0458/FL 

Variation of condition 2 (material amendment) of planning approval YM/2019/0756/FL 
to allow siting of oil tank, shingle wheelings to include drain, erection of fence and 
creation of terrace at Mill House, Front Street, Hawnby for Mexborough Estates 
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Approved on 17/08/2021 

Application reference: NYM/2021/0464/FL 

Alterations and extension to garage to create home office and garden store at Holly 
Cottage, Maltongate, Thornton-Le-Dale for Mr Chris Aconley 

Approved on 10/08/2021 

Application reference: NYM/2021/0476/FL 

Conversion of and lean-to extension to agricultural buildings to form 2 no. dwellings, 
conversion of workshop to form 1 no. dwelling and conversion and extension of cart 
shed to form 1 no. dwelling following demolition of timber structures together with the 
provision of parking, amenity spaces, landscaping works and alterations to existing 
access (resubmission following expiration of planning approval NYM/2018/0119/FL) at 
Manor Yard, Castlegate, Helmsley for The Helmsley Estate 

Approved on 12/08/2021 

Application reference: NYM/2021/0478/FL 

Alterations and construction of replacement single storey side extension at 2 Castle 
Garth, Thornton-Le-Dale for Mr & Mrs Herdman 

Approved on 19/08/2021 

Application reference: NYM/2021/0480/AD 

Advertisement consent for the  display of 1 no. non illuminated fascia sign at Ken Ather 
Centre, Stape Road, Pickering for North Yorkshire Moors Railway 

Granted on 13/08/2021 

Application reference: NYM/2021/0485/FL 

Erection of 35 metre high lattice tower with antennas and dishes, ground based 
equipment including pole mounted satellite dish, generator and enclosure for VSAT 
together with associated access track at land east of High Dalby House, Dalby Forest 
for Home Office 

Approved on 26/08/2021 

Application reference: NYM/2021/0487/LB 

Listed Building consent for installation of replacement window at The Stable Flat, The 
Hall Stables, Chestnut Avenue, Thornton le Dale for Mr Robert Morley 

Granted on 07/09/2021 
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Application reference: NYM/2021/0496/AD 

Advertisement consent for the display of 3 no. non-illuminated fascia signs and 1 no. 
non-illuminated hanging sign at Early Explorers, Carlton Lane, Helmsley for Early 
Explorers 

Granted on 27/08/2021 

Application reference: NYM/2021/0507/FL 

Construction of replacement single storey rear extension at Carr Lodge, Jerry Carr 
Bank, Ampleforth for Mr Martin Ramsden 

Approved on 23/08/2021 

Application reference: NYM/2021/0519/FL 

Conversion of outbuildings to form 2 no. holiday letting cottage/permanent letting 
units, removal of pole barn, construction of car port/plant room with bat loft above, 
creation of parking area together with landscaping works and alterations to access 
(revised scheme to NYM/2020/0265/FL in terms of site layout details, design of 1 no. 
conversion and consolidation of bike/bin store and plant room) at Mill Farm (Low Mills), 
Daleside Road, Farndale West for The Farndale Estate 

Approved on 27/08/2021 

Application reference: NYM/2021/0520/LB 

Listed Building consent for internal and external alterations to farmhouse and 
conversion of outbuildings to form 2 no. holiday/local occupancy letting cottages 
(revised scheme to NYM/2020/0281/LB in terms of design of 1 no. conversion) at Mill 
Farm (Low Mills), Daleside Road, Farndale West for The Farndale Estate 

Granted on 01/09/2021 

Application reference: NYM/2021/0523/FL 

Alterations, construction of replacement garden room and link extension to garage 
together with alterations to garage to form additional living accommodation at Keepers 
Cottage, Kingthorpe for Mr David Hull 

Approved on 07/09/2021 

Application reference: NYM/2021/0528/FL 

Variation of conditions 20 and 25 of planning approval NYM3/135/0113D/PA to allow 
landscaping, track and gas pipework revisions to approved restoration masterplan at 
Cauklands Quarry, Outgang Lane, Thornton-Le-Dale for Yorwaste 

Approved on 31/08/2021 
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Application reference: NYM/2021/0535/LB 

Listed Building consent for installation of 2 no. steel beams to kitchen ceiling at High 
Cornfield, Daleside Road, Bransdale, Fadmoor for National Trust 

Granted on 26/08/2021 

Application reference: NYM/2021/0539/FL 

Erection of a galvanised, wire mesh ball strike safety fence. The application involves 
works to a tree the subject of a Tree Preservation Order at Helmsley Sports Ground, 
Baxtons Lane, Helmsley for Helmsley Sports Club 

Approved on 24/08/2021 

Application reference: NYM/2021/0541/LB 

Listed Building consent for repair and replacement of windows together with 
replacement doors at Hazelwood, Headlands Road, Appleton Le Moors for Prof 
Jonathan Finch 

Granted on 06/09/2021 

Application reference: NYM/2021/0564/R3 

Application under Regulation 3 (Town and Country Planning General Regulations 1992) 
for installation of commemorative stone marker and interpretation panel at Sutton 
Bank National Park Centre, Sutton Bank, Thirsk for North York Moors National Park 
Authority 

Approved on 10/09/2021 

Application reference: NYM/2021/0569/LB 

Listed Building consent for installation of central heating system at Mullion Court, 
Headlands Road, Appleton le Moors for Mrs Jane Hartzig 

Granted on 15/09/2021 

Application reference: NYM/2021/0580/FL 

Installation of replacement composite entrance doors to flats and communal building, 
construction of ramped access to communal building together with works to the 
existing garden wall fronting Roxby Gardens and Roxby Road at 1, 1A, 2, 3, 4, 5, 6, 7, 8, 
9, 10, 11, 12, 19, 20, 21 and 22 Roxby Gardens, Thornton-le-Dale for Josepth Rowntree 
Housing Trust 

Approved on 16/09/2021 
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Application reference: NYM/2021/0583/FL 

Alterations and construction of car port/garden store following removal of existing 
garage and lean-to together with landscaping works at Chapel House, Whitby Gate, 
Thornton Le Dale for Mr and Mrs P Offord 

Approved on 22/09/2021 

Application reference: NYM/2021/0594/FL 

Change of use of land to cemetery and construction of gabion basket retaining wall at 
adjacent existing cemetery located north of Ampleforth Abbey and College, 
Ampleforth for Ampleforth Abbey Trust 

Approved on 27/09/2021 

Application reference: NYM/2021/0596/FL 

Construction of timber car port at Dower House, Church Lane, Thornton Dale for Mr 
David Hetherton 

Approved on 22/09/2021 

Application reference: NYM/2021/0603/FL 

Alterations and construction of single storey rear extension together with installation 
of first floor window and PV panels to rear elevation at 9 Hill Cottages, Daleside Road, 
Rosedale East for Ms Walshaw 

Approved on 27/09/2021 

Application reference: NYM/2021/0604/FL 

Alterations to roof and installation of 2 no. doors (part retrospective) at Chestnut View, 
Maltongate, Thornton-Le-Dale for Mr Daniel Cox 

Approved on 27/09/2021 

Application reference: NYM/2021/0608/FL 

Installation of replacement windows and doors at Oakdale, Main Street, Cold Kirby for 
Mr and Mrs McMurray 

Approved on 24/09/2021 

Application reference: NYM/2021/0638/FL 

Variation of condition 11 of planning approval NYM/2021/0337/FL to allow an 
alternative colour for the external framework, door frames and door of approved 
greenhouse at Deepdale Farm, Bickley, Langdale End for Mr Kevin Ingram 
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Approved on 23/09/2021 

Scarborough 

Application reference: NYM/2019/0732/FL 

Construction of 1 no. replacement dwelling with associated landscaping works at Honey 
Bee Nest, Glaisdale for Guy Bentley Ltd 

Approved on 02/09/2021 

Application reference: NYM/2020/0562/FL 

Excavation of land to create slurry lagoon at Burgate Farm, Harwood Dale for Mr John 
Cook 

Approved on 08/09/2021 

Application reference: NYM/2020/0782/FL 

Alterations, construction of bay window, 2 no. replacement and 1 no. additional dormer 
windows and single storey extensions to dwelling, alterations to domestic outbuilding 
and conversion of building to 1 no. holiday letting cottage at Birchwood Farm, 
Goathland, Whitby for Mr & Mrs Buckley 

Approved on 10/08/2021 

Application reference: NYM/2021/0149/FL 

Erection of open fronted shed for firewood processing and storage purposes along with 
the change of use of land for the storage to timber at Lonnin Cottage, Ridge Lane, 
Scaling for Mr Chris McTurk 

Approved on 01/09/2021 

Application reference: NYM/2021/0196/AD 

Advertisement consent for the display of replacement illuminated and non-illuminated 
signage together with erection of 1 no. lantern and 4 no. floodlights at 39 High Street, 
Hinderwell for Admiral Taverns 

Granted on 16/09/2021 

Application reference: NYM/2021/0213/LB 

Listed Building consent for the display of replacement illuminated and non-illuminated 
signage together with erection of 1 no. lantern and 4 no. floodlights at Badger Hounds, 
High Street, Hinderwell for Admiral Taverns 

Granted on 16/09/2021 
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Application reference: NYM/2021/0234/FL 

Installation of above ground apparatus associated with  underground sewage tank, 
plant enclosure, ventilation stack and vehicle access (resubmission following expiration 
of NYM/2017/0487/FL) at Field to the north of Porret Lane, Porret Lane, Hinderwell for 
Yorkshire Water Services Limited 

Approved on 22/09/2021 

Application reference: NYM/2021/0256/CU 

Change of use of part of dwelling to bakery (production and retail) at 3 Railway 
Cottages, Glaisdale for Mrs Maggie Rich 

Approved on 08/09/2021 

Application reference: NYM/2021/0285/FL 

Alterations and installation of replacement windows and door together with re-pointing 
and rendering of rear wall at Saltwick House, High Street, Staithes for Mrs Kerry 
Colleena Drury-Crockett 

Approved on 13/09/2021 

Application reference: NYM/2021/0290/FL 

Alterations to and change of use of public house to form 2 no. principal residence 
dwellings with associated parking and amenity space at Wheatsheaf Inn, High Street, 
Egton for Mr N and Mrs E Pullin 

Refused on 31/08/2021 

Application reference: NYM/2021/0291/FL 

Alterations to roofs of attached outbuildings, removal of water tower, alterations and 
extensions to dwelling together with use of land for the siting of 1 no. static caravan for 
residential use for a temporary period at Hawthorn Hill Farm Cottage, Greenend, 
Goathland for Mr & Mrs A & C Nicholson 

Approved on 20/08/2021 

Application reference: NYM/2021/0292/LB 

Listed Building consent for internal and external alterations to public house to enable 
use as 2 no. principal residence dwellings at Wheatsheaf Inn, High Street, Egton for Mr 
N and Mrs E Pullin 

Refused on 08/09/2021 
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Application reference: NYM/2021/0377/FL 

Proposed concreting works at Lodge Farm, Lodge Lane, Danby for Mr Ben Tyreman 

Granted on 14/09/2021 

Application reference: NYM/2021/0410/FL 

Construction of detached double garage at 2 Railway Cottages, Sneaton Lane, Ruswarp 
for Mr & Mrs C & S Draper 

Approved on 23/09/2021 

Application reference: NYM/2021/0417/FL 

Change of use of 1 no. building and rebuilding of 1 no. building to form 2 no. holiday 
letting cottages at St Hildas Farm, 3 High Street, Hinderwell for St Hildas Complex 

Approved on 23/08/2021 

Application reference: NYM/2021/0439/FL 

Alterations and construction of single storey extensions at 27 West Lane, Danby for 
Andrew Stanforth 

Approved on 11/08/2021 

Application reference: NYM/2021/0442/FL 

Alterations and construction of single storey and first floor side extensions at Newton 
Haye, Lousy Hill Lane, Littlebeck for Mr and Mrs Beamer 

Approved on 15/09/2021 

Application reference: NYM/2021/0459/FL 

Conversion of and extension to the Old Guardhouse to form 1 no. principal residence 
dwelling with associated amenity space, parking and landscaping works (revised 
scheme following refusal of NYM/2020/0514/FL) at The Old Guardhouse, 
Goldsborough Lane, Goldsborough for The Mulgrave Estate 

Approved on 27/08/2021 

Application reference: NYM/2021/0466/FL 

Removal of barns/store and erection of extension to remaining building to provide 
stabling, extension of existing manege and use of land as gallops at 55 The Lane, 
Mickleby for Gillian Boanas 

Approved on 11/08/2021 
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Application reference: NYM/2021/0479/FL 

Alterations and construction of single storey side extension following removal of 
existing porch at Sherwin, Butt Lane, Robin Hoods Bay for Mr & Mrs Rattenberry 

Approved on 16/08/2021 

Application reference: NYM/2021/0492/FL 

Installation of replacement windows and dormer windows at Madora, Belmont Place, 
Robin Hoods Bay for Phil Webster 

Approved on 31/08/2021 

Application reference: NYM/2021/0493/LB 

Listed Building consent for installation of replacement windows and dormer windows at 
Madora, Belmont Place, Robin Hoods Bay for Phil Webster 

Granted on 31/08/2021 

Application reference: NYM/2021/0494/FL 

Alterations, construction of single storey rear extension following removal of existing 
sunroom together with re-location of oil tank and landscaping works at Bankfoot 
Cottage, 20 Ryeland Lane, Ellerby for Mr & Mrs Arnold 

Refused on 18/08/2021 

Application reference: NYM/2021/0497/FL 

Alterations to existing garage to create garden room and construction of detached 
double garage/store at 113 Hackness Road, Scalby for Mr A Walter 

Approved on 31/08/2021 

Application reference: NYM/2021/0499/FL 

Permanent change of use of domestic garden to tea garden at Underhill Cottage, 
Underhill, Glaisdale for Mr Robert Doncaster 

Approved on 27/08/2021 

Application reference: NYM/2021/0506/FL 

Alterations to existing garage to enable use as additional living accommodation at 1 
Nettledale Close, Runswick Bay for Mr Malcolm Moore 

Approved on 31/08/2021 
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Application reference: NYM/2021/0511/LB 

Listed Building consent for alterations, construction of single storey rear extension 
following removal of existing sunroom together with re-location of oil tank and 
landscaping works at Bankfoot Cottage, 20 Ryeland Lane, Ellerby for Mr & Mrs Arnold 

Refused on 18/08/2021 

Application reference: NYM/2021/0534/FL 

Construction of detached garage at Rosemary Cottage, Main Street, Hutton Buscel for 
Michael Shacklock 

Approved on 06/09/2021 

Application reference: NYM/2021/0537/CLLB 

Certificate of lawfulness for re-roofing works to Grade II Listed Building at 10 
Castlegate, East Ayton for Mrs Janet Johnson 

Issued on 16/09/2021 

Application reference: NYM/2021/0545/FL 

Alterations and construction of single storey rear extension at 42 Iburndale Lane, 
Sleights for Ms L Walker 

Approved on 01/09/2021 

Application reference: NYM/2021/0546/FL 

Alterations, construction of two storey side extension and single storey link extension 
together with construction of porch and veranda at Hardale Stray Farm, Tranmire for 
Mr Adam Dickinson 

Refused on 16/09/2021 

Application reference: NYM/2021/0555/FL 

Alterations and installation of replacement dormer window at Stonecroft, Low Wood 
Lane, Lealholm for Mr & Mrs S & N Gande 

Approved on 08/09/2021 

Application reference: NYM/2021/0574/FL 

Variation of conditions 2 (material amendment), 5 and 10 of planning approval 
NYM/2017/0547/FL to allow alterations to ground floor level, fenestration, doors, 
rooflights, gutter fixing and use of cladding at Chapel Garth, Egton Bridge for Mr 
Howard Dodds 
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Approved on 15/09/2021 

Application reference: NYM/2021/0576/FL 

Use of land for the siting of 7 no. camping pods and 1 no. shepherds hut in lieu of 8 no. 
existing seasonal touring caravans, relocation of 2 no. existing caravan pitches and 
installation of solar panels on existing buildings at Whitby Holiday Park, Saltwick Bay 
for Normanhurst Enterprises Ltd 

Approved on 15/09/2021 

Application reference: NYM/2021/0593/CLLB 

Certificate of lawfulness for re-roofing works to Grade II Listed stable, wood store and 
tractor shed together with replacement lintel to stable at Mount Misery Farm, 
Hackness for Forestry England 

Issued on 08/09/2021 

Application reference: NYM/2021/0599/FL 

Change of use of land to domestic garden and erection of summerhouse at Calfthwaite 
Farmhouse, Calfthwaite Farm, Cloughton for Mr Gary McQuade 

Approved on 22/09/2021 

Application reference: NYM/2021/0601/FL 

Erection of general purpose agricultural/livestock building (sheep handling facility) at 
Lodge Farm, Common Lane, Glaisdale for Mr Will Whitehead 

Approved on 22/09/2021 

Redcar and Cleveland 

Application reference: NYM/2021/0540/FL 

Construction of single storey side extension at 11 Glebe Gardens, Easington for Mr G 
Marsay 

Approved on 06/09/2021 

Notifications under Schedule 2, Part 6, of The Town & Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting that 
Order) 
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Hambleton 

Application reference: NYM/2021/0559/AGRP 

Prior notification for realignment of existing access track under Part 6 at Gormire 
Farm, Sutton under Whitestonecliffe for Mr and Mrs S Wardall 

Approved on 08/09/2021 

Ryedale 

Application reference: NYM/2021/0448/AGRP 

Prior notification for creation of track for forestry purposes under Part 6 at land east of 
Bungdale Head Farm, Scawton for Yorkshire Forest District 

Approved on 19/08/2021 

Scarborough 

Application reference: NYM/2021/0629/AGRP 

Prior notification for erection of agricultural storage building under Part 6 at 
Middlewood Farm, Middlewood Lane, Fylingthorpe for Mr P Beeforth 

Approved on 27/09/2021 

Redcar and Cleveland 

None  

Post committee applications determined by the Director of Planning on expiry of 
advertisement, receipt of further amended plans and observations 

Application reference:  NYM/2020/0962/FL 

Change of use of land, retention of 31 no. containers and siting of additional 7 no. 
containers for storage purposes (part retrospective) at Studford Farm, High Street, 
Ampleforth 

This application was approved by the Planning Committee on 22 July 2021, contrary to 
officer recommendation on the grounds that such a storage facility is needed by local 
communities and small businesses to avoid longer trips to outlying Market Towns, the 
environmental impact of the storage containers behind landscaped mounds and 
against the backdrop of large modern agricultural buildings was not harmful to the 
character and appearance of the landscape and the proposal represented an 
acceptable farm diversification at this particular contracting farm. The committee 
delegated approval to the Director of Planning to draft suitable conditions and the 
decision notice has now been issued with the following: 

32

http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0559/AGRP
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0448/AGRP
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0629/AGRP
http://planning.northyorkmoors.org.uk/northgate/documentexplorer/application/folderview.aspx?type=NLPL_DC_PLANAPP&key=816342&iWgrnzsWW4I=aH8Pp24Bn4U=


 

1. No storage of materials, machinery, vehicles, waste or other items shall take place 
outside the building(s) on the site without the prior written agreement of the Local 
Planning Authority.2.GACS07 (no external lighting unless approved) 

2. No external lighting shall be installed in the development hereby permitted until 
details of lighting have been submitted to and approved in writing by the Local 
Planning Authority. The lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity.4.LNDS04 ( 
retention of existing landscaping bund) 

3. 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 for an extension of the existing landscaping 
scheme as shown on the submitted block plan. (additional landscaping) and shall 
include details of any existing hedges and trees to be retained on the site together 
with any measures for managing/reinforcing these and shall specify plant species, 
sizes and planting densities for any new areas of planting. 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. 

4. No trees, shrubs or hedges within the site which are shown as being retained on the 
approved plans shall be felled, uprooted, wilfully damaged or destroyed, cut back or 
removed without the prior written consent of the Local Planning Authority. Any 
work approved shall be carried out in accordance with British Standard 3998:2010 
Tree Work - Recommendations. If any retained tree/hedge is removed, uprooted, 
destroyed or dies within five years of the completion of the development, it shall be 
replaced with trees, shrubs or hedge plants of a similar size and species unless the 
Local Planning Authority gives written consent to any variation. 

5. The shipping containers hereby approved shall be maintained a dark green colour in 
perpetuity and any areas of oxidation/rust shall be repainted within 3 months of the 
oxidation becoming visible.  

6. In the event that any of the shipping containers are not used for the purpose of 
domestic or small business lock up storage, the containers shall be removed from 
the site within 12 months of no longer being used for the approved purpose.  

7. There shall be no retail sales from the premises the subject of the permission 
hereby approved without the prior written agreement of the Local Planning 
Authority. 
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Application reference:  NYM/2020/0218/FL 

Use of land for the siting of a shepherds hut for holiday letting purposes together with 
construction of WC and shower block and installation of septic tank (retrospective) at 
Dale Head Farm, Rosedale, Pickering 

This application was approved by the Planning Committee on 22 July 2021, subject to a 
temporary time limit. The decision notice has been issued with the following conditions 
and informative:  

1. The permission hereby granted is valid only for 3 years from the date of this 
permission and the shepherd’s hut shall be removed from the site before this 
consent expires and the site restored to its former condition before that date. 

2. The development and associated mitigation measures comprising: removal of the 
close boarded fence adjacent the shepherd’s hut; repainting or staining of the 
shepherd’s hut dark brown and; removal of all external lighting associated with the 
shepherd’s hut and wc/facilities block shall be commenced within three months and 
completed within six months of the date of this permission.  

3. The shepherd’s hut hereby approved shall not be used for residential purposes 
other than holiday letting purposes. For the purpose of this condition ‘holiday 
letting’ means letting to the same person, group of persons or family for period(s) 
not exceeding a total of 28 days in any one calendar year.  

4. The holiday unit hereby permitted shall form and remain part of the planning unit 
known as Dale Head Farm and shall not be sold or leased off from the main dwelling 
or let off except as holiday accommodation in accordance with the terms of 
condition 3 above without a further grant of planning permission from the Local 
Planning Authority.  

5. Notwithstanding the provisions of Class B, Part 5 of Schedule 2 of the Town and 
Country Planning (General Permitted Development) Order 2015, or any Order 
revoking and re-enacting that order, no development required by the conditions of a 
site license shall be permitted without the granting of planning permission by the 
Local Planning Authority.  

6. Following the removal of the unauthorised external lighting (as required by 
condition 2 above) no further external lighting shall be installed on the 
development(s) hereby permitted until details of lighting have been submitted to 
and approved in writing by the Local Planning Authority. The lighting shall be 
installed in accordance with the details so approved and shall be maintained in that 
condition in perpetuity.  

Informative:  

The proposed development lies within a coal mining area which may contain 
unrecorded mining related hazards. If any coal mining feature is encountered during 
development, this should be reported immediately to The Coal Authority on 0345 
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762 6848. Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 

Application reference:  NYM/2021/0482/FL 

Use of land for the siting of 1 no. shepherds hut for holiday letting purposes with 
associated hardstanding (retrospective) at Highfield, High Hawsker 

This application was approved by the Planning Committee on 02 September 2021. The 
decision notice has been issued with an amendment to condition 8, removal of 
condition 1 and additional informative as follows: 

8. The external lighting shall be installed in accordance with the details submitted on 01 
September 2021 which specifies Zenon Lighting Collection Single Wall Light ZLC068B, 
providing it is fitted pointing downwards and fitted with an LED bulb with a suitable 
rating for the application. The lights should also be on a timer or sensor to prevent them 
being left on all night and maintained in accordance with the above specifications in 
perpetuity unless otherwise agreed in writing with the Local Planning Authority. 

Informative: 

In relation to condition 8 above, the applicant is advised that a suitable bulb for this 
situation would typically be a 6-10 Watt LED bulb (40-60W old standard equivalent) or 
500 lumens and a colour temperature of no greater than 3000k. 

Application reference:  NYM/2020/0941/FL 

Conversion of and extension to buildings to form 1 no. local needs dwelling, demolition 
of buildings and construction of 1 no. local needs dwelling and associated parking, 
amenity spaces and landscaping works at land and buildings to rear of Butchers Shop, 
Ingleby Greenhow 

This application was approved by the Planning Committee on 02 September 2021, 
subject to the agent confirming that the neighbour owns the hedge. Confirmation has 
been received and no additional conditions required as such the decision notice has 
been issued. 

Applications adjacent to the National Park (3024) 

Application reference:  21/00988/FUL 

Erection of an agricultural building for the housing of pigs and 2no. areas of additional 
hardstanding at Land off Westfield Lane Thornton-Le-Dale Pickering 

The Authority has assessed the details of the proposed development and advised that 
there are no objections. 
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Application reference: 21/01020/FUL 

Change of use and conversion of agricultural building to form 1 no. two bedroom holiday 
let and change of use of agricultural land to allow the siting of 6no. camping pods with 
associated parking and landscaping at West Cawthorne Farm, Cawthorne Lane, 
Cropton 

The Authority has assessed the details of the proposed development and advised that 
there are no objections. 

Application reference:  21/01865/FL 

Erection of a single storey workshop and storage building at Land and Buildings South 
of Caedmon New Gardens, Green Lane, Whitby 

The Authority has assessed the details of the proposed development and advised that 
there are no objections. 

Application reference:  21/01721/HS 

Construction of two and a half storey rear extension with balconies at 37 Birch Grove, 
Sleights 

The Authority has assessed the details of the proposed development and advised that 
there are no objections. 
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Appendix 3 

List of enforcement matters determined by the Director of Planning in accordance 
with the scheme of delegation for the period of 10 August 2021 to 1 October 2021. 

Reference 
number 

Development description and site 
address  

Decision taken 

12366 South House Farm, Boggle Hole. 
Siting of shipping container in side 
garden of bungalow used for storing 
equipment for gardening business 

Duplicate file to 16523. 

13159 The Cocoa Tree, 4 Castlegate. 
Alleged unauthorised advertisement 
on land to rear. 

Sign removed. 

13223 Pear Tree Cottage, Hambleton Lane, 
Wass. Unauthorised pond 

Permitted development. 

13317 Akitt House Farm, Chopgate. 
Earthmoving 

No records on the file and no 
further 
complaints/communication 
received since 2017. 

13324 11 Fairfield Road, Staithes. Alleged 
unauthorised demolition of 600mm 
high front and erection of a 
1500mmm high timber fence 

Immune from planning 
enforcement action. 

13658 Kingshead Cottage, Robin Hoods 
Bay. Deterioration of Listed Building 
at Kingshead Cottage, Robin Hoods 
Bay 

Improvement works 
underway/partly completed and 
consented. 

13836 Cross Farm Buildings, Egton. Alleged: 
use of building as gin distillery and 
alterations to building contrary to pp 

No breach found. Operating in 
accordance with planning 
permission. 

14211 Borrogate/Barkers Yard, Helmsley. 
Unauthorised signage 

Signs reduced and also due to 
pandemic and economic 
recovery. 

14552 Land at end of Lingrow Close, 
Runswick Bay. Alleged use as 
temporary car park at weekends and 
holidays 

Use of land ceased. New file 
under 16974 currently being 
dealt with. 

14554 Coxwold Crossroads. Concerns 
regarding signage in Conservation 
Area 

Not expedient to pursue. 

14565 Keasbeck Cottage, Harwoodale. 
Felling of trees and building 
work/horse Arena 

No development requiring 
planning permission had taken 
place and no further 
communication has been 
received from the original 
complainant. 

14774 Prebends, River Lane, High Kilburn. 
Alleged unauthorised creation of 
driveway 

Not expedient to pursue. 
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Reference 
number 

Development description and site 
address  

Decision taken 

15270 Whingroves Estates, Urra. Pheasant 
pens 

Development removed. 

15386 Lowdale Hall, Sleights. Alleged 
unauthorised uPVC windows in 
Listed Building and footpath 

Planning issues resolved. 

15471 Merrills Gift Shop, Main Street, 
Hutton Le Hole. Alleged unauthorised 
signage 

Removed. 

15561 Cropton Brewery, Cropton. Alleged 
unauthorised wagon access 

No further action required. Use 
ceased. 

15926 Rocket House, 14 Cowbar Cottages, 
Staithes. (P2) Monitoring of planning 
permissions NYM/2012/0750/FL and 
NYM/2017/0477/CVC for conversion 
of and extension to building to form 
ancillary annexe accommodation to 
14 Cowbar Cottages 

CVC approved and not 
expedient to pursue the minor 
discrepancies. 

16417 Brockrigg Farm, Goldsborough. 
Alleged removal of barn 

Not a protected building. 

16671 Whorlton House Farm. Potential 
unauthorised works 

Planning permission granted 
and no breaches identified 

16806 19 Ashwood Close, Helmsley. Private 
road surfacing 

No further action required, not 
deemed to be harmful. 

16908 Poplar Farm, Thorgill, Rosedale. 
Potentially unauthorised demolition 
of stone building and creation of 
hardstanding and concrete retaining 
wall 

Not deemed expedient to 
pursue. 

16990 Land to the east of Runswick Hotel, 
Lingrow Close, Runswick Bay. 
Potentially unauthorised use of land 
for camping/car parking  

The temporary camping/car 
parking use has now ceased. 

17121 Avery House Shell Hill Robin Hoods 
Bay. Unauthorised satellite dish 

Unauthorised dish removed. 

17189 13 Cowbar Cottages, Staithes. 
Potentially unauthorised works to 
garage 

The land owner was also 
notified on 28 July 2021 that it 
was not considered expedient 
to take action. No further 
comments have been received 
from the complainant or the 
land owner in relation to this 
case since the above letters 
were sent and it is therefore 
considered that the file can be 
closed. 
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Reference 
number 

Development description and site 
address  

Decision taken 

17209 Warren Moor Mine. Concerns 
regarding condition of building 

Not deemed harmful enough to 
warrant action, Building 
Conservation to continue to 
monitor structure under the 
Buildings at Risk scheme. 

17297 Vegamara, Broom House Lane, Egton 
Bridge. Potentially unauthorised 
summer house 

Summerhouse falls under 
permitted development. 

17345 Barn adjacent to Waingate Farm, 
Fadmoor. Renewal of temporary 
consent NYM/2018/0156/FL, use of 
land for the siting of 1 no. static 
caravan for residential purposes for a 
temporary period (24 months) 
together with construction of garage 

No static caravan on site, 
therefore renewal is not 
needed. 

17564 Wester House, Thirlby. Holiday 
cottage 

Application approved under 
NYM/2021/0503/CU 

17598 Rocket House, 14 Cowbar Cottages, 
Cowbar. Potentially unauthorised 
sewage pumping works 

No breach of planning control 
taking place. 

17617 Land Close to Esk View Pub, 
Castleton. Car park 

A site visit was made on 22 June 
2021, during visit it was 
observed that the temporary 
car park had been removed and 
there was no longer a surface 
coving the field. As there is no 
longer a car park or 
field covering there is no longer 
a breach of planning at the site. 
It is recommended that the 
case now be closed. What the 
car park was used for has still 
not been able to be established. 
However since the use has now 
stopped no further 
investigations are required. 

17621 32 Main Street, East Ayton. 
Extending outbuilding forward facing 
Main Street to come almost in line 
with two cottages 

Not deemed to be expedient to 
pursue. 

17628 Land to the rear of Rosehill Cottage, 
Oldstead. Potentially unauthorised 
excavations, erection of fence, 
creation of vehicular access and 
erection of building 

No further action necessary. 
Not deemed expedient to 
pursue. 

17719 17 Middlewood Close, Fylingthorpe. 
Insertion of new window into gable 
end of property 

Immune from enforcement 
action and not deemed to be 
harmful. 
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number 

Development description and site 
address  

Decision taken 

17835 3 Cowbar Cottages, Cowbar. Use of 
annexe building associated with 3 
Cowbar Cottages 

No breach taken place. 

17876 4 Castlegate, Helmsley. Potentially 
unauthorised tea garden 

Not deemed expedient to 
pursue. 

17961 Horse Shoe Hotel, Horse Shoe Hotel 
Lane, Egton Bridge. Potential 
unauthorised change of use from car 
park to camping site 

It was confirmed that there had 
been the occasional use of the 
car park for people to stay in 
overnight. Following 
discussions with colleagues it 
has been decided that no 
further action will be taken in 
this case. There is currently a 
precedence in the park that 
small scale camping activity like 
this would be allowed. However 
the owners will be informed the 
Authority is recommending that 
they apply for planning 
permission should they wish to 
operate this on a more 
permanent basis. 

17967 Green End Farm, Goathland. Works 
not in accordance with plans. 

Duplicate enquiry. 

17981 Danby Castle. Noise/light nuisance No further action, not deemed 
to be harmful. Recommended to 
contact Environmental Health 
Officer regarding light/noise 
nuisance.  

18022 Lodge Farm, Glaisdale Dale. 
Potentially unauthorised building 
works 

The development has planning 
permission under 
NYM/2020/0457/FL the case is 
recommended for closure. 

18054 Glendower, Sledgates. Unauthorised 
excavation works 

Works fall under permitted 
development Part 1 Class E. 

18065 44 Hermitage Way, Sleights. Parking 
of caravan on driveway 

No breach of planning. It is 
recommended that the case is 
closed. 

18073 Middlewood Farm, Fylingthorpe. 
Monitoring of consents for camping 
fields 

The use of the fields for up to 
56 days is permitted 
development. 

18092 Three Tuns, Osmotherley. 
Unauthorised storage of commercial 
bins/potential future works 

Bins not a planning matter and 
no breach with regards to 
further works. 

18149 The Green, Fadmoor. Replacement of 
windows 

Works are permitted 
development. 
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Development description and site 
address  

Decision taken 

18151 Hop House, Ellers Farm Lane, Fryup. 
Potentially unauthorised business 

Not development or harmful. 

18152 Thimbleby Shooting Lodge. Licensing 
application 

Notified the applicant that 
hours need to be in accordance 
with planning permission. 
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List of planning applications together with the Director of 
Planning’s recommendations 

The time period for responses to consultations/publicity carried out on individual 
applications may not have expired before the given closing date for such responses to 
be reported to the committee meeting. Any responses received within the various 
specified consultation periods but not reported to the meeting will be taken into 
account. If such responses are contrary to the Committee’s resolution and raise new 
matters the application will be presented for reconsideration by the Committee at a 
future meeting. 

The background papers taken into account when considering planning applications on 
this list include all or some of the following items. Items 1 to 4 are included on the file for 
each individual application. 

1. Application: includes, the application form, certificates under Section 65 of the 
Town and Country Planning Act 1990, plans, and any further supporting information 
submitted with the application. 

2. Further correspondence with applicant, including any amendments to the 
application: includes any letters to the applicant/agent with respect to the 
application and any further correspondence submitted by the applicant/agent 
together with any revised details and/or plans. 

3. Letters from Statutory Bodies – includes any relevant letters to and from the 
District Councils, Parish Councils, Departments of North Yorkshire County Council, 
Water Authorities and other public bodies and societies. 

4. Letters from Private Individuals – includes any relevant letters to and from embers 
of the public with respect to the application. 

5. Statutory Plans and Informal Policy Documents – some or all of the following 
documents will comprise general background papers taken into account in 
considering planning applications in the National Park. The Plans listed under (b), (c) 
and (d) comprise the Development Plan which forms the basis for determining 
planning applications 

Statutory Plans: 

a) North York Moors National Park Management Plan – December 2016 

b) North York Moors Local Plan Adopted July 2020 

c) Helmsley Local Plan – July 2015 

d) Whitby Business Park Area Action Plan (2014) and Design Brief (2016) 
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Supplementary Planning Documents (SPD): 

e) Renewable Energy SPD (April 2010) 

f) Design Guide SPD 

g) Osmotherley and Thimbleby Village Design Statement SPD (2011) 

h) Ampleforth Conservation Area Appraisal & Management Plan SPD 

i) Oswaldkirk Conservaton Area Appraisal & Management Plan SPD (2011) 

j) Hutton Buscel Village Design Statement (2010) 
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North York Moors National Park Authority 

Plans list item 1, Planning Committee report 14 October 2021

Application reference number: NYM/2021/0472/FL 

Development description: use of land for the siting of 3 no. shepherd’s huts for holiday 
letting purposes and associated parking 

Site address: Land off Sutherland Road, Cropton 

Parish: Cropton 

Case officer: Mrs Hilary Saunders 

Applicant: Mr and Mrs Stripling Scott, 3 Forestry Bungalows, Old Town, Cropton, YO18 
8EU 

Agent: KVA Planning Consultancy, 18 Westgate, Old Town, East Yorkshire, Bridlington, 
YO16 4QQ

Director of Planning’s Recommendation 

Refusal for the following reason: 

Refusal 
reason code 

Refusal reason text 

1 The proposed site for the three shepherd’s huts is not considered to be closely 
associated, physically linked or adjoining the site of the existing ‘managing 
dwelling’ and as such represents an undeveloped isolated parcel of land in the 
open countryside. The proposal would therefore represent sporadic 
development and be contrary to the spatial requirements of Strategic Policy B 
and Policy UE2 of the adopted North York Moors Local Plan. 
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Map showing application site context 
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Map showing application site 
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NYM/2021/0472/FL 

View into application site from Sutherland Road 
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Consultation responses 

Parish 

No objections 

Parish – Further Comments - In relation to the above planning application Cropton 
Parish Council originally submitted a no objection response. 

This week members of the Parish Council visited the site and subsequently met as a 
Council to review our original response. We now feel that we have reasonable grounds 
to reverse that decision and submit a response of an objection. 

Our objection is based on the following criteria:- 

1. In our view the original application is misleading in that it suggests that 
the shepherd’s huts would be placed behind the heavily dense wood on the east side 
of the field. This is not the case as they would be placed in front of those trees. 
Accordingly they will be very visible from Sutherland Road. The trees on the west 
side do not provide a sufficient screen to the proposed site. 

2. Having walked the route from the applicant’s address we are of the view that the 
site cannot be managed with the house being so far from the proposed site. 

I have read the response from Highways but I am struggling to understand who would 
be creating the passing places on Sutherland Rd and whether this would be a condition 
to achieve before the huts were situated in the field. 

The chair of the Parish Council Judy Smith and myself would like to attend the Planning 
Committee Meeting on 2nd September at 10am to raise our objection in person. I would 
like to represent our Parish Council to speak to the committee. 

Highways 

No objection subject to conditions. The carriageway in this locality is single car width 
and requires improvement by way of the installation of passing places to accommodate 
additional traffic movements generated by approved development and in terms of this 
application site improvement to the construction of the existing access is required.  

Forestry Commission 

No comments received 

Environmental Health 

No comments received 
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Third party responses 

The following people object to the proposal for all or some of the following reasons:- 

Dr Miriam Alcock, Pinewood, off Sutherland Road, 1 Forestry Bungalows, Cropton  
Mrs E Cummings, 5 Forestry Bungalows 
Mr Clive Ainley, Sutherland Lodge Cottage, Sutherland Road, Cropton 
Rod & Liz Cole, Peep o’ Day, Sutherland, Cropton 
James & Imogen Lloyd, Fall Rigg, 2 Forestry Bungalows, Sutherland, Cropton 

Will have a significant environmental impact on the surrounding area and are quite 
inappropriate for such a tranquil situation. 

The applicants don’t appear to have an agricultural business; they rent the land out to 
farmers. Only the farmers look after the sheep and they will lose access to this grazing 
field if this application goes through. 

Distance from applicant’s house gate to the field gate took four minutes 33 seconds, 
not the two-three minutes stated by the applicants. The distance from the applicant’s 
house to the entrance gate to the field is 389m not the 282m quoted by the applicants. 
The distance from the applicants’ house to the two furthest huts is 559m, which would 
take approximately another two minutes to walk. There is no way they can ensure 
adequate and active management to prevent any noise or disturbance to the nearest 
residents. 

If water is provided in plastic drums it will be a health hazard and unsafe to drink. 

This field can be very wet and surface water regularly flows out of the field into the road 
and then into Sutherland Beck. The ford over the beck has flooded regularly and can be 
impassable which is why the residents have keys to come into the forest via Cropton 
cabins. The occupiers of the huts would be unable to access their huts if the ford 
flooded. There is no footbridge. 

People walking and driving regularly over this field when it is very wet will leave a muddy 
mess as well as compacting the soil which makes it very difficult for grass or a wild 
flower meadow to grow. 

Composting toilet: The applicants say the waste from these toilets will be emptied and 
removed off site by licensed professionals but who would do this? 

There is very little tree screening currently along Sutherland Road so the huts will be 
plainly visible from the road. Not only is the site poorly screened from Sutherland Road 
but the trees belong to Forestry England not the applicants. The trees on the northern 
boundary are largely conifer plantations, not mature hardwood trees and could be felled 
whenever Forestry England chooses. 

Noise: There is a significant risk that with three huts in this field our peace and quiet will 
be threatened in the summer months. We live far nearer to this site than the applicants 
and will therefore be much more affected by any noise generated by the occupants of 
the huts. How do the applicants propose to enforce rules given that they are much 
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further from the site? Shouting, laughter, radios outside, dogs barking, people drinking 
and enjoying themselves outside are all part and parcel of a holiday. Even if there are no 
visitors the presence of three huts will encourage groups of friends, or families with 
grown up children, to make a block booking. This may lead to more noise outside. 

Sutherland Road: Part of the road is owned by the Forestry Commission and is usually in 
a pretty terrible state and is rarely maintained. 

Winter: The applicants state that the huts will be stored on their property in the winter. 
Where would this be? If it will be on the grassy area near to their Nissan hut, where there 
is no screening whatsoever, the huts will be plainly visible to all walkers and drivers 
using this track, which leads to four resident’s houses as well as several local footpaths. 

Site management: How do the applicants propose to plant the wildflower meadow and 
where this meadow will be located and how big it will be. If no hard core is used, the 
weight of three cars on the rubber mats when the ground is wet will make the mats sink 
into the ground. Where will rubbish be taken? 

Precedent: This will set a very unfortunate precedent which means the current or future 
occupants of our bungalows may also apply to put shepherd’s huts in their fields which 
will completely spoil this peaceful place. This area is not short of good holiday 
accommodation with proper access, mains water and electricity. There is no need to 
allow such risky development with its undoubted environmental impact. Nearby is Peat 
Rigg,  Keldy Cabins, Cropton Cabins, Sutherland Lodge, four x caravan and camping 
sites within 1 mile, Cropton New Inn and holiday lets with in the village. 

Although bonfires will not be allowed, what about barbecues? This will be a significant 
fire risk to the surrounding forest.  

The applicants say that food waste will be composted in their own compost bins but if 
the waste includes meat and cooked food the compost will attract rats. If the huts are 
occupied by cyclists or walkers arriving without a car they can’t be expected to remove 
their own recycling. 

Access into the forest is always an issue due to narrow road and the steep drop on the 
Peat Rigg side. Also the road is not maintained regularly. 

Am a local resident for many years, moving to this location to get away from the hustle 
and bustle of everyday life and been part of nature. Living a quiet and tranquil life style, 
but this will set a precedent and we will soon be inundated with applications for all kinds 
of disruptive aspects, camping/caravans/glamping/etc.  

There’s been no independent ecology survey which needs to be carried out as, if 
something is found, then ecologists will have to agree an approach to mitigate for any  
impact to the habitats or species. There’s nesting tawny owls, barn owls and a recent 
spotted little owls all residing in the forest, not to forget badgers and roaming dear and 
the recent addition of a pair of breeding beavers. 

Parking: Cars are not going to be able to drive on the field as it boggy and wet for most 
of the year.  
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There’s no mention of the colour of the three shepherd huts as these come in vivid 
colours and need to blend in to the local environment if planning is passed. 

Are we trying to saturate an area of natural beauty? 

The ground conditions in the two traditional permanent pasture fields of the proposed 
business development lie on a thick layer of clay subsoil which makes drainage an ever-
present issue. 

Other concerns include the lack of detail about the following: Where the huts will be 
parked out of season; arrangements for storage of gas supplies, spare batteries, extra 
water, wheelbarrows etc;  on site/in hut repositories for rubbish and sorted recycling; 
how the huts will be levelled without new groundworks given the slope of the fields; how 
the proposed wild flower meadow and woodland planting will be established and 
maintained successfully; enforcement of rules: e.g. ‘no external paraphernalia’ 
(tables/chairs etc); lighting; 9 pm ‘curfew’. 

This is an extremely sensitive area for biodiversity. Any development, will in fact be of 
adverse impact on such environment contrary to Policies E and H of the Local Plan. 

The land presently presents a vista between the trees to the uncultivated fields and 
woodland with the tabular hills beyond and represents a natural environment of some 
beauty within the forest setting. Furthermore such car-parking and line of visual huts 
will detract from the character of the immediate area which is open countryside of 
meadows surrounded by woodland. The dwellings/smallholdings in the local area are 
only noticeable if you turn off Sutherland Road, which most passers-by do not. 

The area is very quiet indeed, and whilst one hut may only have a double bed, three will 
enable groups of people to stay with the prospect of louder sociability arising. 

Dr Miriam E Alcock, Pinewood, off Sutherland Road, 1 Forestry Bungalows, Cropton 

The majority of local residents object to this misleading planning application because it 
does not comply with strategic policies B, E, G and H, policies UE2 and ENV2 and points 
5.10 and 6.12 of the Local Plan.  

The application site is an undeveloped greenfield site in the open countryside, currently 
used for grazing sheep. The huts and their occupants, who may well spend a 
considerable time outside in fine weather, will not be situated behind established dense 
woodland to the east and will be clearly visible from Sutherland Road where there are 
few trees. In addition, all the trees around the site are not under the applicants’ control 
as they belong to Forestry England and may be felled in the future. It will take years for 
the proposed hardwood trees to mature sufficiently to provide effective screening. The 
area is currently extremely quiet and a haven for a wide range of wildlife including turtle 
doves, barn owls, pine marten, and otters.  

If this application for three shepherd huts plus car parking was granted it would detract 
from the character, tranquillity and visual attractiveness of the landscape. It would not 
conserve, restore or enhance the wildlife or biodiversity and would undermine the 
quality of life of the local residents.  
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The site on which the huts would be situated is isolated from the residential unit which 
will be used to manage the accommodation; there are two houses, two areas of 
woodland, fields, and a road in between the managing dwelling (that is the applicants’ 
house) and the application site. Parcels of land isolated from the managing unit are not 
considered to be suitable locations for development: there needs to be adequate and 
active management of the site to prevent noise or other disturbance. The presence of 
three huts on this field will mean groups of people may stay at the same time 
(regardless of any ‘rules’) leading to increased noise levels as they socialise outside, 
particularly in good weather. No rules can overcome this problem. In addition the 
applicants cannot demonstrate that this application intends to supplement their core 
business: in reality, holiday accommodation would supplant the core business of sheep 
grazing.  

The arrangements for storing the three shepherd huts during the winter are totally 
unsatisfactory. The applicants claim they will store them in their ‘barn’ but the latter is 
actually a lambing shed with attached Nissen hut which isn’t high enough internally to 
house the huts and would be extremely difficult to access from the track. If these huts 
are stored instead on the grassy area in front of the shed, where there is no screening 
whatsoever, they will be plainly visible to all walkers and drivers using this track. 

As the Planning Committee report points out it would be difficult to prevent the number 
of huts on the application site increasing in the future and in principle this development 
would have a detrimental impact on the landscape of the National Park.   

Consultation expiry 

23 July 2021 

Background 

This application relates to a parcel of grassland located off Sutherland Road on the edge 
of Cropton and in the vicinity of Peat Rigg Outdoor Pursuit Centre.  

The field is located at the bottom of a steep hill and is bounded to the north, south and 
east by substantial tree planting and to the west by less dense tree and hedge planting. 

The applicants live at 3 Forestry Bungalows which is situated approximately 500m to 
the west on the other side of Sutherland Road.  

This application seeks full planning permission to site three shepherd’s huts to provide 
an off-grid glamping facility. 

It is proposed to site the huts adjacent the woodland to the eastern boundary at the 
back of the site (all more than 100m from the access gate at the road) and each 
shepherds hut would be located approximately 90m apart. The huts would not require 
foundations and would not have decking or any outside paraphernalia associated with 
them. A small area would be made available for car parking just inside the existing field 
gate. 
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The huts would not be connected to water or electricity and are intended to be simple 
self-contained eco-huts with gas stove, composting toilet and batteries for lighting. 

In addition to the application proposals, the applicants have secured a contract with the 
Woodland Trust to plant 1600 trees per hectare consisting of a mix of high and low 
density woodland using native broadleaved species and to also undertake wildflower 
meadow planting. However, these do not form part of the application and the 
application does not rely on these proposals for screening. 

In support of the application and in response to queries raised by third parties, the 
applicant’s agent has provided the following comments:  

A composting toilet will be installed in each shepherds hut, all waste from the toilet will 
be contained within a sealed chamber installed in the hut, and the waste will then be 
emptied and removed off site by licensed professionals. We will provide environmental 
friendly cleaning products and toiletries for each guest. 

The water provided in ‘plastic drums’ will not be for drinking purposes and will be clearly 
labelled. As the site is self-catering it will be up to the guests to provide their own 
drinking water as is the norm for such sites. 

We do not see how a maximum of two people visiting each hut during the summer 
months will affect the ability for the grass/meadow to grow. 

The western boundary alongside the road is planted with mature native trees along the 
entire length, they will provide highly effective screening in the summer months and we 
have carefully selected locations in the site ensuring their discrete positioning within 
the existing landscape. 

We have considered visibility and have adapted our business plan and propose to 
remove the huts during winter months when they would be more visible. 

Our website and other booking platforms will clearly state our noise policy and each hut 
will have a set of rules within them. We will not provide radios or TV’s. The purpose of 
our shepherd’s huts is to provide a quiet eco-retreat, free from noise. There is no Wi-Fi 
or mobile phone signal. The huts will only have one double bed and will cater for adult 
couples only we do not intend to cater for families. We believe the rustic, off-grid nature 
of the site will attract those visitors who truly wish to escape from modern distractions 
and retreat to the tranquillity of the location. 

We will also operate a strict no visitor rule. Should people wish to meet friends or family 
in the area they will be directed to do so away from the site. They are only one bed huts, 
so playing sports is unlikely. Bonfires will not be allowed. 

We will inspect the parking bays after each departure and lift and relay as required 
which will ensure that no digging out will be necessary as they won’t get the opportunity 
to become impacted. As the site would only be used in the summer months this highly 
unlikely to be an issue. 
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All waste will be removed in accordance with the local authorities’ guidelines, we also 
intend to encourage the use of recycling and reducing as much waste as possible. Food 
waste will be composted via our own compost bins situated in our garden. Guests will be 
asked to take recycling with them and will be provided with details of the nearest 
facilities (as is usual for this type of off-grid accommodation). 

We paid around £700 to have two land drains put in on our land to divert water from the 
road and subsequently contacted the Forestry Commission to replace a damaged 
culvert and clear a number of drainage ditches which was completed in early 2021. 

This application was deferred by Members at Planning Committee in September in 
order that a committee site visit could be undertaken. This took place on 1 October 
2021. 

Main Issues 

Local Plan 

Strategic Policy B (The Spatial Strategy) sets out the principle of development in the 
National Park according to spatial criteria. Development in the open countryside will 
only be permitted inter alia where it meets the requirements set out at Policy UE2. 

Strategic Policy G (Landscape) gives weight to the landscape impact of proposals and 
seeks to control the location, scale and detailed design of any proposal to ensure the 
scheme respects and enhances the local landscape character type. 

Strategic Policy J (Tourism and Recreation) seeks to support such development where 
it is consistent with the principles of sustainable tourism, does not lead to unacceptable 
harm to the local landscape character or an ecological or archaeological asset; provides 
opportunities for people to increase their awareness, understanding and enjoyment of 
the special qualities of the National Park; is of a quality, scale and design that takes into 
account  and reflects the sensitivity of the local landscape; any accommodation is used 
only for short term holiday stays; it does not compromise the enjoyment of existing 
tourism and recreational facilities or public rights of way. 

Policy UE2 relates specifically to Camping, Glamping, Caravans and Cabins. The policy 
states that development will only be permitted for small scale holiday accommodation 
(such as tents, pods, yurts, tepees, shepherd huts, cabins, chalets, caravans and 
motorhomes etc.) where it is within Helmsley or the main built up area of a settlement 
listed in the hierarchy outlined in Strategic Policy B and it is in close proximity to an 
existing residential unit which will be used to manage the accommodation, or; where it is 
in open countryside and is not isolated from an existing business or residential unit 
which will be used to manage the accommodation. The development must not cause 
unacceptable harm in terms of noise and activity on the immediate area or detract from 
the character, tranquillity or visual attractiveness of the area. The accommodation 
should be of a high quality design which complements its surroundings.  

Strategic Policy H (Habitats, Wildlife, Biodiversity and Geodiversity)  seeks to ensure 
the conservation, restoration and enhancement of habitats, wildlife, biodiversity and 
geodiversity in the North York Moors National Park is given great weight in decision 
making and goes on to state that development proposals that are likely to have a 
harmful impact on protected or valuable sites or species will only be permitted where it 
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can be demonstrated that there are no alternatives, there are suitable mitigation 
measures , any residual harmful impacts have been offset through appropriate habitat 
enhancement and the wider sustainability benefits of the development outweigh the 
harm to the protected or valuable interest.  

Material considerations 

Principle of glamping use 

When the current Local Plan was adopted in July 2020, one of the key changes from the 
previous plan was a conscious approach to allow more small scale off-grid camping and 
glamping provision in countryside locations where they would not be harmful to the 
character and appearance of the landscape and can be managed by an existing dwelling 
to meet the Management Plan aspiration for increasing visitor numbers to the National 
Park. However, policies recognises the importance of preventing sporadic development 
in the open countryside on areas of land that are otherwise undeveloped or separate 
from existing development such as farmsteads or other businesses. Criterion 2 of 
Policy UE2 specifically states that in the open countryside (i.e. outside the main built up 
area of listed settlements) such development must not be isolated from an existing 
business or residential unit which will be used to manage the accommodation. 

Although there will be an element of judgment about what constitutes isolation or 
separation from the main existing dwelling, farm or business, this element of the policy 
has two considerations. Firstly whether the existing dwelling unit is close enough to 
enable the site to be reasonably managed and secondly whether the site can be 
accepted as being part of an existing development as opposed to in a greenfield context 
or setting. 

On the first matter officers accept that 3 Forest Bungalows is sufficiently close to the 
site to enable supervision to take place so that any potential emergency or amenity 
issue could be dealt with in a matter of minutes. The second issue however, is different 
in that the physical separation between the ‘managing dwelling’ and the proposed site is 
such that even though it can be considered as close by, the site is separated from the 
managing unit by other dwellings, across a road and is as such is not considered to be 
associated with site of the dwelling. As such it represents an undeveloped isolated 
parcel of land in the open countryside and on balance this element of the policy is not 
met. 

Landscape Impact 

The application field is located at the bottom of a steep hill and screened from wider 
views by both substantial existing tree planting and topography, as it is located within 
the wider setting of Cropton Forest. 

The boundary of the site with Sutherland Road (which is also a pubic bridleway) is well 
treed but the site can be looked into from here, however, the three shepherd’s huts, 
which would be spaced approximately 90m apart would be approximately 100m to the 
east of the road side boundary and set against a backdrop of trees. 
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Although it is not considered that the proposed huts would be particularly visually 
prominent in the wider landscape, the character and appearance of the land would 
change to one that is subject to a degree of development and associated activity. 

The applicant is also proposing additional tree planting through a contract with the 
Woodland Trust, however, whilst this is something the applicant wishes to do, it is not 
required to sufficiently screen the proposed development, which is considered to be 
sufficiently screened with existing planting and topography which is an important 
requirement of Policy UE2. 

Car parking and highway safety 

Only a small area will be required for the parking of cars and this would be located just 
inside the field boundary to the north of the entrance gate. Car parking here would be 
adjacent the treed boundary and the small number of cars generated by the siting of 
three small shepherd’s huts is unlikely to have an unacceptable landscape impact. 

Furthermore, the level of traffic  generated is unlikely to have an impact on the safety of 
the bridleway and the Highway Authority have raised no objections to this small scale 
development, subject to the provision of additional passing places which the applicants 
have agreed to undertake, as required. 

Proximity to managers dwelling  

The site is located within easy walking distance (less than 10 minutes on foot) of the 
applicant’s dwelling and the operation of the three holiday units can therefore be 
conveniently managed from there without the need for additional permanent residential 
accommodation.  

Impact on residential amenity 

Whilst concern has been expressed by nearby residents that the development would 
have a detrimental impact on their residential amenity and peace and tranquillity they 
currently enjoy, only three, one bed shepherd’s huts are proposed which would be 
situated  over 100m from these properties. It is considered that the activity levels 
generated by this proposal as it stands would not be significant and would be unlikely to 
have an adverse impact on residential amenity. 

Ecology 

The Authority’s ecologist has been consulted and has not raised any objections to the 
proposed development.  

Conclusion 

Although the proposed three glamping units which are low key and are proposed to be 
used in situ for only part of the year it is nevertheless considered that the site is 
sufficiently separated from the managing unit to be considered isolated. The land 
therefore represents an existing undeveloped greenfield site in the open countryside 
and although this specific proposal is low key it is considered to represent sporadic 
development which is not supported by policy. Moreover, if the principle of the site 
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being used for camping/glamping under Policy UE2 were accepted, it would be difficult 
to prevent further development up to the policy limit of 12 units, which in this isolated 
and tranquil location would have a harmful impact on National Park special qualities. 

 In view of the above, it is considered that on balance the proposed development does 
not meet the spatial requirements of Strategic Policy B and Policy UE2 of the 
Authority’s adopted Local Plan. Therefore, the application is recommended for refusal. 

Contribution to Management Plan objectives 

Although the proposal would help meet the objectives of some of the tourism policies of 
the North York Moors Management Plan it is considered that in principle it would 
conflict with Policy E3 which seeks to ensure that new development will not have a 
detrimental impact on the landscape of the National Park.  
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Additional information from agent submitted for the September Committee meeting
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North York Moors National Park Authority 

Plans list item 2, Planning Committee report 14 October 2021 

Application reference number: NYM/2019/0684/FL 

Development description: removal of modern agricultural building at the rear, 
conversion of redundant agricultural building to 1 no. principal residence dwelling with 
associated access, parking, amenity space and landscaping works 

Site address: Centre Farm, Battersby 

Parish: Ingleby Greenhow 

Case officer: Mrs Hilary Saunders 

Applicant: The Snilesworth Trust c/o Agent 

Agent: Edwardson Associates fao: Thorfinn Caithness, 10 Paddock House, Middle 
Street South, Driffield, East Yorkshire, YO25 6PT 

Director of Planning’s Recommendation 

Approval subject to the following:  

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

1 TIME01 The development hereby permitted shall be commenced before 
the expiration of three years from the date of this permission. 

2 PLAN00 The development hereby permitted shall not be carried out 
other than in strict accordance with the following documents:  
Document Description          Document No.    Date Received 

Site Plan - proposed                               101 Rev A            13/07/2020 
Floorplans, roof plans, Elevations   102 Rev B           13/07/2020  
& Sections - proposed 
Conservation roof light details      104                            13/07/2020 

or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority. 

3 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 
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the Town and Country Planning (Use Classes) Order 2020 (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. 

4 WPDR01 Notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) Order 2015 (or any 
order revoking and re-enacting that Order), no development 
within Schedule 2, Part 1, Classes A to H Schedule 2, Part 2, 
Classes A to C and within Schedule 2 Part 14 Classes A to I of 
that Order shall take place without a further grant of planning 
permission being obtained from the Local Planning Authority. 

5 GACS07 No external lighting shall be installed in the development 
hereby permitted until details of lighting have been submitted 
to and approved in writing by the Local Planning Authority. The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 

6 CDLB00 This permission has been granted in accordance with the 
details specified in the survey prepared by Dudley Consulting 
(Hull) Ltd received on 3 October 2019. More extensive works of 
demolition and rebuilding that does not accord with these 
details may render the permission invalid and may require a 
further grant of planning permission from the Local Planning 
Authority. 

7 MATS00 The external face of the frame to all new windows shall be set in 
a reveal of a minimum of 60mm from the front face of the 
adjacent walling and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 
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8 MATS00 No work shall commence on the installation of any windows or 
doors (incl. stable doors/shutters) in the development hereby 
approved until detailed plans showing the constructional details 
and external appearance of all external windows, doors and 
frames (including glazing) have been submitted to and approved 
in writing by the Local Planning Authority. Such plans should 
indicate, on a scale of not less than 1:20, the longitudinal and 
cross sectional detailing including means of opening. All 
windows/doors shall be installed in accordance with the details 
so approved and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 

9 MATS00 The roof of the development hereby permitted shall be clad 
with traditional, handmade natural red clay pantiles the details 
of which shall be submitted to and approved in writing by the 
Local Planning Authority and shall be maintained in that 
condition in perpetuity unless otherwise agreed in writing with 
the Local Planning Authority. 

10 MATS00 No work shall commence on the laying of any external surfaces 
in the development hereby approved until a sample of the 
materials to be used in the construction of new external 
surfaces shall have been prepared on site for inspection and 
approved in writing by the Local Planning Authority. A sample 
panel showing the construction materials shall be at least 1 
metre x 1 metre and show the proposed material, coursing, 
jointing, method of tooling (if necessary), bond, mortar, pointing 
technique. A palette of other materials to be used in the 
development (including roofing, water tabling, new lintels and 
cills, cladding and render if necessary) shall also be made 
available. The development shall be constructed in accordance 
with the approved sample(s), which shall not be removed from 
the site until completion of the development. 

11 MATS00 Joints in stonework should be carefully raked out utilising hand 
tools narrower than the width of the joint to a minimum depth of 
1 ½ times the width of the joint or until sound mortar is reached. 
Power tools such a drills should not be used. 

12 MATS00 All pointing in the development hereby permitted shall accord 
with a specification which has been approved in writing by the 
Local Planning Authority. The mortar mix proposed should be 
based on a typical mix of a non-hydraulic quicklime mortar 
mixed at a ratio of 1:3 (dry non-hydraulic quicklime: sand) and 
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include the method of application and finish. A sample area may 
also be required by the Local Planning Authority. The pointing 
shall thereafter be so maintained unless otherwise agreed in 
writing by the Local Planning Authority. 

13 MATS00 No work shall commence on the installation of any external 
fixtures to the building to which this permission/consent relates 
until details of all external fixtures have been submitted to and 
approved in writing by the Local Planning Authority. The details 
should include for provision for any exterior fittings including 
but not limited to lighting, meter boxes, alarm fittings, security 
cameras, cabling, signage, wall or roof flues, television antennae 
and satellite dishes that may be proposed to be installed. The 
external fixtures shall be installed wholly in accordance with the 
approved details. 

14 MATS00 No work shall commence to lay hard or soft landscaping for the 
development hereby permitted until full details of any such 
landscaping such as paths, walls, driveways etc have been 
submitted to and approved in writing by the Local Planning 
Authority, including a timetable to implement the proposed 
works. The landscaping works shall then be implemented in 
accordance with the approved details. The landscaping shall be 
maintained in perpetuity unless otherwise agreed in writing by 
the Local Planning Authority. 

15 MATS00 The development hereby permitted shall be carried out in 
accordance with the mitigation measures set out in Section 9 of 
the Bat, Breeding Bird and Barn Owl report prepared by MAB 
Ecology dated June 2019 and submitted on 3 October 2020. 

16 MATS00 Before the development hereby permitted commences, the 
applicant/ecological consultant shall forward a copy of the 
Natural England European Protected Species Licence covering 
approved mitigation to the National Park Authority. 

17 MATS00 No building shall be inhabited to which this permission/consent 
relates until the building recording and analysis which has been 
carried out has been archived in accordance with the details in 
the approved Written Scheme of Investigation. 

18 HWAY00 There shall be no access or egress by any vehicles between the 
highway and the application site until full details of any 
measures required to prevent surface water from non-highway 
areas discharging on to the existing or proposed highway 
together with a programme for their implementation have been 
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submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority. The 
works shall be implemented in accordance with the approved 
details and programme. 

19 HWAY00 There shall be no access or egress by any vehicles between the 
highway and the application site (except for the purposes of 
constructing the initial site access) until splays are provided 
giving clear visibility of 43m measured along both channel lines 
of the main road from a point measured 2.4m down the centre 
line of the access road. The eye height will be 1.05m and the 
object height shall be 0.6m. Once created, these visibility areas 
shall be maintained clear of any obstruction and retained for 
their intended purpose at all times. 

20 HWAY00 Unless otherwise approved in writing by the Local Planning 
Authority, there shall be no excavation or other groundworks, 
except for investigative works, or the depositing of material on 
the site in connection with the construction of the access road 
or building(s) or other works hereby permitted until full details 
of the following have been submitted to and approved in writing 
by the Local Planning Authority in consultation with the 
Highway Authority: 
a) improvements to the surface of the access 

21 HWAY00 No part of the development shall be brought into use until the 
approved vehicle access, approved under condition number 20 
are available for use unless otherwise approved in writing by the 
Local Planning Authority. 

Once created these areas shall be maintained clear of any 
obstruction and retained for their intended purpose at all times 

22 HWAY00 No dwelling shall be occupied until the related parking facilities 
have been constructed in accordance with the approved 
drawing no. CAJO 2019.02 drawing no: 101 A .Once created 
these parking areas shall be maintained clear of any obstruction 
and retained for their intended purpose at all times. 

23 HWAY00 There shall be no access or egress by any vehicles between the 
highway and the application site until details of the precautions 
to be taken to prevent the deposit of mud, grit and dirt on public 
highways by vehicles travelling to and from the site have been 
submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority.  
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These facilities shall include the provision of wheel washing 
facilities where considered necessary by the Local Planning 
Authority in consultation with the Highway Authority. These 
precautions shall be made available before any excavation or 
depositing of material in connection with the construction 
commences on the site and be kept available and in full working 
order and used until such time as the Local Planning Authority 
in consultation with the Highway Authority agrees in writing to 
their withdrawal 

24 HWAY00 Unless approved otherwise in writing by the Local Planning 
Authority there shall be no establishment of a site compound, 
site clearance, demolition, excavation or depositing of material 
in connection with the construction on the site until proposals 
have been submitted to and approved in writing by the Local 
Planning Authority for the provision of: 
a) on-site parking capable of accommodating all staff and sub-

contractors vehicles clear of the public highway 

b) on-site materials storage area capable of accommodating all 
materials required for the operation of the site. 

c) The approved areas shall be kept available for their intended 
use at all times that construction works are in operation. 

Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF06 Listed Building consent has also been granted for this 
development. You are advised to obtain sight of the notice of 
Listed Building consent and the approved plans and ensure that 
the development is carried out strictly in accordance with the 
approved plans and the terms and conditions of the Listed 
Building consent. 

2 INF00 In relation to conditions above relating to visibility splays, an 
explanation of the terms used above is available from the 
Highway Authority. 

3 INF00 The proposals shall cater for all types of vehicles that will use 
the site. The parking standards are set out in the North 
Yorkshire County Council publication 'Transport Issues and 
Development - A Guide' available at www.northyorks.gov.uk 
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Map showing application site 

 

  

68



 

NYM/2019/0684/FL 

Photo showing front elevation of building to be converted as fronts onto road 
through Battersby 
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Consultation responses 

Parish – 18 November 2019 – Object subject to the resolution of the following issue. 

Water supply to the plots both during the development process and after is causing 
concern. 18 properties share a spring water supply owned and managed by the 
Snilesworth Estate whilst the remaining three properties are supplied by Northumbrian 
Water as the Snilesworth Estate declined the request to join the spring water supply.  A 
more recent request by one of these properties to join the Snilesworth Estate spring 
water supply from Northumbrian Water has also been declined. Last year the 
Snilesworth Estate spring water supply was found to be contaminated and the hamlet 
was without drinking water for almost 12 months whilst they negotiated with the 
estate. The residents of the 18 properties contributed to the estate to supply and install 
a central filtration system and they fully realise how unpredictable the quality and 
quantity of theses water courses can be. Whilst the villagers and Parish Council are in 
general pleased that the farm is to be re-generated and think the plans are sympathetic 
the facts are the farm house was lived in for over 25 years by one person.  So the total 
of 10 bedrooms over three houses the potential is an increases of 19 persons using the 
current spring water system. The villagers are concerned that their existing water 
supply may be jeopardised. 

12 February 2020 - In previous letter, there was concern about the lack of clarification 
in the planning application regarding the water supply to the plots during the 
development process and afterwards. Are you able to clarify will the water supply be 
from Snilesworth Estate Water or Northumbrian Water. 

Ward – No comments received 

Highways – 5 November 2019 - No objection subject to conditions 

Northumbrian Water - 22 October 2019 - In making our response to the Local Planning 
Authority Northumbrian Water will assess the impact of the proposed development on 
our assets and assess the capacity within Northumbrian Water’s network to 
accommodate and treat the anticipated flows arising from the development.  

At this stage we would have no comments to make. 

28 November 2019 - I understand why the Parish Council and some of the residents are 
concerned, but unfortunately this does not change our comments at planning. It would 
be the developer’s responsibility to agree where their water supply comes from. If some 
properties in the village already have a connection to Northumbrian Water’s network 
then I cannot see there being an issue with the developer getting a supply from us. 
However, the logistics and viability of a connection to Northumbrian Water’s network 
would only be discovered once the developer submits an application for a water 
connection or discusses the proposal with our water team.  
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Environmental Health Technical Support,  Hambleton District Council - 2 June 2020 - 
Regarding the Battersby Private Water Supply, I cannot comment on the sufficiency of 
the water supply, however I am not aware of the supply running low/dry in recent times.  

Significant works have been carried out to the collection and distribution system in 
recent years to better protect the water supply from contamination.   

Most comments made by Mr Hoddinott would appear accurate in my opinion and the 
supply once served Centre Farm, which housed a range of livestock. 

Have considered the potential impact on amenity and likelihood of the development to 
cause a nuisance and consider that there will be no negative impact. Therefore the 
Environmental Health Service has no objections. 

The applicant is proposing to install a new package treatment plant which will connect 
to the existing discharge point into a water course. Advice should be sought from the 
Environment Agency regarding this as this could require a permit. 

Police – Traffic – No comments received 

The National Amenity Societies – No comments received 

Consultation Expiry 

15 November 2019 

Third Parties 

M & JD Dunn, Moorside House, Old Battersby, Great Ayton – 21 January 2020 – Have 
concern regarding the water supply for this redevelopment. We have lived in one of the 
properties supplied by Northumbrian Water for 20 years and understand that our water 
pressure is adequate but not good so we have concerns that a further three dwellings 
will have a detrimental effect on our water pressure.  

Mr A & Mrs C Jacobs. Mrs D Kitching, Ingleside, Battersby – Deeply concerned about 
water supply and trust that this will be taken fully into account bearing in mind current 
water pressure.  

Background 

This application forms one of six concurrent applications for three different schemes at 
this site in the settlement of Battersby (classed as open countryside in the Local Plan). 
The three schemes relate to the renovation of the existing Farmhouse and the 
conversion of the Grade II listed outbuildings at the side and rear to provide two further 
dwellings.  

The three schemes are all subject to a full and Listed Building applications.  

This application relates to the stone and pantile traditional stone and pantile outbuilding 
located to the east of the main farmhouse and access to the rear of the site. This 
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building is listed in its own right and is attached to the adjacent dwelling known as 
Holme Farm, which is also listed. 

This application seeks full planning permission for conversion works to this building to 
enable it to be brought back into use as a single three bedroom principal residence 
residential unit. The proposals also include the creation of a domestic curtilage at the 
rear along with off street parking and turning along with the removal of a large portal 
framed agricultural building at the rear. The natural stone parts of this building will be 
retained to provide a garden wall. It is also proposed to erect stone and post and rail 
fencing to sub-divide the rear space and install a new bio-treatment plant.  

The agent has made the following comments in support of the application:- 

Para. 79 off the NPPF seeks to support opportunities for housing development in more 
isolated and less accessible locations. Including where development would represent 
the optimal viable use of a heritage assets or would be appropriate enabling 
development to secure the future of heritage asserts. As this building is both listed and 
a redundant agricultural building we consider that the proposal accord with para. 79 of 
the NPPF.  

In response to the policy requirement for a restriction to local occupancy we consider 
that this local needs approach must be balanced against the merits of other adopted 
policies such as those seeking to find new uses for built heritage assets to ensure their 
long term sustainability. In this particular case, and having regard to the fact that there 
will be significant costs associated with the re-use of the Grade II Listed Buildings we 
consider that a local occupancy restriction should not be applied. 

Placing local needs conditions on Listed Buildings will make it more difficult for 
individuals to secure finance or obtain mortgages. The greatest weight should be to 
finding new lives for such buildings. The objectives of preserving the significance and 
heritage values of assets very often attracts greater levels of time, resource and 
financial investment and placing occupancy restrictions on these historic assets will 
limit and prevent real opportunities for these important buildings to be safeguarded. 

The managing agent for the Estate, John Hoddinott (Carter Jonas) has provided the 
following clarification relating to the water supply: 

“A number of privately-owned properties in Battersby village are connected to a private 
water supply owned by the Snilesworth Trust (the applicants). 

 Following a failed water sampling test several years ago it was necessary to install a 
suitable water treatment plant on the outskirts of the village, to current regulations; the 
rest of the water catchment system having been inspected and passed fit for purpose. 

Centre Farm, up to 2016, was a mixed arable/livestock farm enterprise.  The farm 
buildings (currently the subject of the planning applications) housed both beef cattle 
and sheep, making use of the private water supply, which was always adequate to 
support such livestock numbers. 
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Given that the livestock would no longer be housed/accommodated here then the 
consumption of water will be considerably reduced, therefore putting no extra demands 
on the supply than have experienced previously. 

Any concerns as to the possibility of the village’s water supply being adversely affected 
are therefore, in my opinion unfounded” 

Main Issues 

Local Plan 

Policy ENV11 (Historic Settlements and Built Heritage) - This policy seeks to resist 
development that results in loss of or harm to the significance of designated and other 
heritage assets of national importance. In order to accept any loss or harm proposals 
will be required to present clear and compelling justification for the development, 
including the public benefits which will arise from the proposal. This includes assets 
which are recognised through formal designation such as Listed Buildings and 
Conservation Areas which benefit from statutory protection, but also non-designated 
assets of local or regional significance that contribute to the special qualities of the 
National Park.  

Policy CO12 (Conversion of Existing Buildings in Open Countryside) seeks to permit 
such development only where the building is of architectural or historic interest and 
makes a positive contribution to the landscape and special qualities of the National 
Park; is structurally sound and capable of conversion without substantial rebuilding, is 
appropriately sized for its intended use without the need for significant alterations, 
extensions or other new buildings; has reasonable access to necessary infrastructure, 
services and facilities; is of a high quality design retaining existing external features 
which contribute significantly to the character of the building including original 
openings and roofing materials; does not lead to changes in the building’s curtilage or in 
relation to any new vehicular access or parking area that would adversely affect the 
character and appearance of the building or the surrounding landscape; is located within 
an existing group of buildings that have a close physical and visual relationship to each 
other; and the proposed use is compatible in nature, scale and level of activity with the 
surrounding locality and any neighbouring buildings. 

New uses for rural buildings that may be permitted under this policy are employment, 
education or training; holiday accommodation or permanent local occupancy residential 
use; tourism facilities; community facilities (in exceptional circumstances) and purposes 
incidental to the residential use of the dwelling.  

Material considerations 

The application buildings lie to the west of Holme Farmhouse, the whole forming a linear 
range consisting of farmhouse, byres, stable, cart house and hayloft over and 
outbuilding. 

The farm buildings are separately listed at Grade II and are attributed to the mid-late 
eighteenth century, the lean-to to the rear being a twentieth century addition built in 
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stone and brick, although the 1853/6 edition OS map indicates an earlier structure 
attached to the rear (which may have been a horse engine house). The range of 
outbuildings is of high quality vernacular design and construction, retaining a number of 
distinctive architectural and historical features including a segmental-arched opening to 
the cart house; external stone steps with kennel beneath; moulded eaves band; original 
chamfered cross beam of remarkable dimensions, and joists with floorboards over, in 
excellent condition; and an inset Royal Mail Edward VII post box (1901-1910). The 
building has high aesthetic and historical heritage significances in its own right and 
contributes to the setting and heritage significance of the Holme Farmhouse.  

The proposed scheme as revised is sensitive and makes good use of the existing spatial 
arrangement and openings. It retains the existing 20th century lean-to to the rear.  

The proposed alterations to the outbuildings are designed sympathetically in relation to 
the character of the original dwelling and would retain the character and fabric of the 
listed outbuildings in accordance with Policy ENV11.  

The Building Conservation Officer has been consulted and has no objection to the 
details of the scheme, particularly with the revisions to the design detailing as 
requested. 

In terms of Policy CO12, Battersby is classed in the Local Plan as open countryside, and 
the proposed details of the conversion are considered to be in accordance with the 
criteria contained in this policy. However, it is proposed to attach a principal residence 
condition, rather than a local occupancy condition to the resultant dwelling, which isn’t 
in accordance with Policy CO12. The argument put forward is that due to the additional 
costs involved in the conversion of Listed Buildings, including the need for Historic 
Building Recording, greater care in materials and less intensive use of the space, the 
costs would render a local occupancy scheme unviable due to the impact on sales 
values. 

In January of this year the Authority took advice from an in-house general viability 
officer at SBC who confirmed that the applicants comments on the whether the 
difference from imposing a primary residence condition (estimated 5% reduction in 
market price compared to imposition of a local occupancy condition estimated 20% 
reduction in market price) were appropriate and commensurate with the additional 
costs involved with conversion of Listed Buildings. The Officer did caveat the advice 
that this was a specialist area and that greater comfort could be secured by appointing a 
specialist viability consultant with Listed Buildings. For the last nine months the 
Authority has been trying to secure that additional level advice however due to the large 
amounts of planning work in the system it has not proved possible to secure that 
specialist advice from consultants who are not already conflicted out having worked 
with larger NP land owners. 

It is considered that those concerns, in addition to the benefits to the Listed Building of 
finding a new and continuous use that will ensure the buildings long-term upkeep, in 
conjunction with the fact that whilst classed as open countryside, this particular farm 
group is located within the centre of this hamlet and surrounded on both sides by 
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residential properties, it is considered that in this particular case, the restriction to 
principal residence can be justified, and would ensure the occupants of the dwelling 
contribute to the vitality of the local community.  

In terms of the issues raised with regards to water supply, Northumbrian Water and 
Environmental Health have both commented, which has clarified that Northumbrian 
Water could supply properties in the area. Furthermore, Environmental Health concur 
with the comments made by the land agent, that the previous use of the buildings to 
house cattle had a significant draw on the water supply, which will no longer be the case. 

Consequently, it is considered that these issues have been satisfactorily address in 
relation to the material planning considerations relating to this proposal. 

Pre-commencement conditions 

Condition(s) 15 and 17-20 is a pre-commencement condition and have been agreed in 
writing with the applicant/agent. 

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policy C10 which seeks to ensure that all new 
development will be of a high quality design and will conserve and enhance the built 
heritage. 

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 recommended changes to the proposed design 
detailing so as to deliver sustainable development. 
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North York Moors National Park Authority 

Plans list item 3, Planning Committee report 14 October 2021 

Application reference number: NYM/2019/0686/FL 

Development description: removal of modern agricultural buildings, conversion of 
redundant agricultural buildings to 1 no. principal residence dwelling with annexe and 
associated parking, turning area, amenity space and landscaping works 

Site address: Centre Farm, Battersby 

Parish: Ingleby Greenhow 

Case officer: Mrs Hilary Saunders 

Applicant: The Snilesworth Trust c/o Agent 

Agent: Edwardson Associates fao: Thorfinn Caithness, 10 Paddock House, Middle 
Street South, Driffield, East Yorkshire , YO25 6PT 

Director of Planning’s Recommendation 

Approval subject to the following:  

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

1 TIME01 The development hereby permitted shall be commenced before 
the expiration of three years from the date of this permission. 

2 PLAN01 The development hereby permitted shall not be carried out 
other than in strict accordance with the following documents:  
Document Description          Document No.     Date Received 
Site Plan - proposed                               101 Rev B           16/07/2020  
Floorplans, & sections - proposed  102 Rev B          16/07/2020  
Roof plan & sections details              103 Rev B           16/07/2020 
Elevations as proposed                        104 Rev B           16/07/2020 
Site elevations as proposed              105 Rev B           16/07/2020 
Conservation roof light details        107 Rev B           16/07/2020 
Glazed vent details                                 108 Rev A           16/07/2020 

or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority 
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3 MISC00 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 2020 (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. 

4 MISC00 Notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) Order 2015 (or any 
order revoking and re-enacting that Order), no development 
within Schedule 2, Part 1, Classes A to H Schedule 2, Part 2, 
Classes A to C and within Schedule 2 Part 14 Classes A to I of 
that Order shall take place without a further grant of planning 
permission being obtained from the Local Planning Authority. 

5 MISC00 The annex accommodation hereby approved shall not be 
occupied as a separate independent dwelling and shall remain 
ancillary to the use of the main dwelling hereby approved and 
shall form and shall remain as part of the curtilage of this main 
dwelling as a single planning unit and shall be used only for 
members of the family of the occupier of the main dwelling. 

6 MISC00 No external lighting shall be installed in the development 
hereby permitted until details of lighting have been submitted 
to and approved in writing by the Local Planning Authority. The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 

7 MISC00 This permission has been granted in accordance with the 
details specified in the survey prepared by Dudley Consulting 
(Hull) Ltd received on 3 October 2019. More extensive works of 
demolition and rebuilding that does not accord with these 
details may render the permission invalid and may require a 
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further grant of planning permission from the Local Planning 
Authority. 

8 MISC00 The external face of the frame to all new windows shall be set in 
a reveal of a minimum of 60mm from the front face of the 
adjacent walling and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 

9 MISC00 No work shall commence on the installation of any windows or 
doors (incl. stable doors/shutters) in the development hereby 
approved until detailed plans showing the constructional details 
and external appearance of all external windows, doors and 
frames (including glazing) have been submitted to and approved 
in writing by the Local Planning Authority. Such plans should 
indicate, on a scale of not less than 1:20, the longitudinal and 
cross sectional detailing including means of opening. All 
windows/doors shall be installed in accordance with the details 
so approved and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 

10 MISC00 The roof of the development hereby permitted shall be clad 
with traditional, handmade natural red clay pantiles the details 
of which shall be submitted to and approved in writing by the 
Local Planning Authority and shall be maintained in that 
condition in perpetuity unless otherwise agreed in writing with 
the Local Planning Authority. 

11 MISC00 For those buildings where the roof is proposed to be raised in 
order to expose the timber roof structure internally, all existing 
water tabling shall be carefully removed and reused. If new 
water tabling is required these should be reclaimed stone to 
match those of the existing. 

12 MISC00 No work shall commence on the laying of any external surfaces 
in the development hereby approved until a sample of the 
materials to be used in the construction of new external 
surfaces shall have been prepared on site for inspection and 
approved in writing by the Local Planning Authority. A sample 
panel showing the construction materials shall be at least 1 
metre x 1 metre and show the proposed material, coursing, 
jointing, method of tooling (if necessary), bond, mortar, pointing 
technique. A palette of other materials to be used in the 
development (including roofing, water tabling, new lintels and 
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cills, cladding and render if necessary) shall also be made 
available. The development shall be constructed in accordance 
with the approved sample(s), which shall not be removed from 
the site until completion of the development. 

13 MISC00 Joints in stonework should be carefully raked out utilising hand 
tools narrower than the width of the joint to a minimum depth of 
1 ½ times the width of the joint or until sound mortar is reached. 
Power tools such a drills should not be used. 

14 MISC00 All pointing in the development hereby permitted shall accord 
with a specification which has been approved in writing by the 
Local Planning Authority. The mortar mix proposed should be 
based on a typical mix of a non-hydraulic quicklime mortar 
mixed at a ratio of 1:3 (dry non-hydraulic quicklime: sand) and 
include the method of application and finish. A sample area may 
also be required by the Local Planning Authority. The pointing 
shall thereafter be so maintained unless otherwise agreed in 
writing by the Local Planning Authority. 

15 MISC00 No work shall commence on the installation of any external 
fixtures to the building to which this permission/consent relates 
until details of all external fixtures have been submitted to and 
approved in writing by the Local Planning Authority. The details 
should include for provision for any exterior fittings including 
but not limited to lighting, meter boxes, alarm fittings, security 
cameras, cabling, signage, wall or roof flues, television antennae 
and satellite dishes that may be proposed to be installed. The 
external fixtures shall be installed wholly in accordance with the 
approved details. 

16 MISC00 No work shall commence to lay hard or soft landscaping for the 
development hereby permitted until full details of any such 
landscaping such as paths, walls, driveways etc have been 
submitted to and approved in writing by the Local Planning 
Authority, including a timetable to implement the proposed 
works. The landscaping works shall then be implemented in 
accordance with the approved details. The landscaping shall be 
maintained in perpetuity unless otherwise agreed in writing by 
the Local Planning Authority. 

17 MISC00 The development hereby permitted shall be carried out in 
accordance with the mitigation measures set out in Section 9 of 
the Bat, Breeding Bird and Barn Owl report prepared by MAB 
Ecology dated June 2019 and submitted on 3 October 2020. 
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18 MISC00 Before the development hereby permitted commences, the 
applicant/ecological consultant shall forward a copy of the 
Natural England European Protected Species Licence covering 
approved mitigation to the National Park Authority. 

19 MISC00 No building shall be inhabited to which this permission/consent 
relates until the building recording and analysis which has been 
carried out has been archived in accordance with the details in 
the approved Written Scheme of Investigation. 

20 MISC00 There shall be no access or egress by any vehicles between the 
highway and the application site until full details of any 
measures required to prevent surface water from non-highway 
areas discharging on to the existing or proposed highway 
together with a programme for their implementation have been 
submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority. The 
works shall be implemented in accordance with the approved 
details and programme. 

21 MISC00 There shall be no access or egress by any vehicles between the 
highway and the application site (except for the purposes of 
constructing the initial site access) until splays are provided 
giving clear visibility of 43m measured along both channel lines 
of the main road from a point measured 2.4m down the centre 
line of the access road. The eye height will be 1.05m and the 
object height shall be 0.6m. Once created, these visibility areas 
shall be maintained clear of any obstruction and retained for 
their intended purpose at all times. 

22 MISC00 Unless otherwise approved in writing by the Local Planning 
Authority, there shall be no excavation or other groundworks, 
except for investigative works, or the depositing of material on 
the site in connection with the construction of the access road 
or building(s) or other works hereby permitted until full details 
of the following have been submitted to and approved in writing 
by the Local Planning Authority in consultation with the 
Highway Authority: 
a) improvements to the surface of the access 

23 MISC00 No part of the development shall be brought into use until the 
approved vehicle access, approved under condition number 22 
are available for use unless otherwise approved in writing by the 
Local Planning Authority. 
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Once created these areas shall be maintained clear of any 
obstruction and retained for their intended purpose at all times. 

24 MISC00 No dwelling shall be occupied until the related parking facilities 
have been constructed in accordance with the approved 
drawing no. CAJO 2019.03 drawing no: 101 B .Once created 
these parking areas shall be maintained clear of any obstruction 
and retained for their intended purpose at all times. 

25 MISC00 There shall be no access or egress by any vehicles between the 
highway and the application site until details of the precautions 
to be taken to prevent the deposit of mud, grit and dirt on public 
highways by vehicles travelling to and from the site have been 
submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority. These 
facilities shall include the provision of wheel washing facilities 
where considered necessary by the Local Planning Authority in 
consultation with the Highway Authority. These precautions 
shall be made available before any excavation or depositing of 
material in connection with the construction commences on the 
site and be kept available and in full working order and used 
until such time as the Local Planning Authority in consultation 
with the Highway Authority agrees in writing to their 
withdrawal. 

26 MISC00 Unless approved otherwise in writing by the Local Planning 
Authority there shall be no establishment of a site compound, 
site clearance, demolition, excavation or depositing of material 
in connection with the construction on the site until proposals 
have been submitted to and approved in writing by the Local 
Planning Authority for the provision of: 
a) on-site parking capable of accommodating all staff and sub-

contractors vehicles clear of the public highway 
b) on-site materials storage area capable of accommodating all 

materials required for the operation of the site. 
c) The approved areas shall be kept available for their intended 

use at all times that construction works are in operation. 
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Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF06 Listed Building consent has also been granted for this 
development. You are advised to obtain sight of the notice of 
Listed Building consent and the approved plans and ensure that 
the development is carried out strictly in accordance with the 
approved plans and the terms and conditions of the Listed 
Building consent. 

2 INF00 In relation to conditions above relating to visibility splays, an 
explanation of the terms used above is available from the 
Highway Authority. 

3 INF00 The proposals shall cater for all types of vehicles that will use 
the site. The parking standards are set out in the North 
Yorkshire County Council publication 'Transport Issues and 
Development - A Guide' available at www.northyorks.gov.uk 
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Map showing application site 
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Photo showing range of farm buildings to be converted 

 

Building to be converted in the context of the main house 
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Consultation responses 

Parish – 18 November 2019 – Object subject to the resolution of the following issue. 

Water supply to the plots both during the development process and after is causing 
concern. 18 properties share a spring water supply owned and managed by the 
Snilesworth Estate whilst the remaining three properties are supplied by Northumbrian 
Water as the Snilesworth Estate declined the request to join the spring water supply. A 
more recent request by one of these properties to join the Snilesworth Estate spring 
water supply from Northumbrian Water has also been declined. Last year the 
Snilesworth Estate spring water supply was found to be contaminated and the hamlet 
was without drinking water for almost 12 months whilst they negotiated with the estate. 
The residents of the 18 properties contributed to the estate to supply and install a 
central filtration system and they fully realise how unpredictable the quality and 
quantity of theses water courses can be. Whilst the villagers and Parish Council are in 
general pleased that the farm is to be re-generated and think the plans are sympathetic 
the facts are the farm house was lived in for over 25 years by one person. So the total of 
10 bedrooms over three houses the potential is an increases of 19 persons using the 
current spring water system. The villagers are concerned that their existing water 
supply may be jeopardised. 

12 February 2020 - In previous letter, there was concern about the lack of clarification in 
the planning application regarding the water supply to the plots during the development 
process and afterwards. Are you able to clarify will the water supply be from 
Snilesworth Estate Water or Northumbrian Water. 

Ward Member – No comments received. 

Highways - 5 November 2019 - No objection subject to conditions 

Northumbrian Water - 22 October 2019 - In making our response to the Local Planning 
Authority Northumbrian Water will assess the impact of the proposed development on 
our assets and assess the capacity within Northumbrian Water’s network to 
accommodate and treat the anticipated flows arising from the development.  

At this stage we would have no comments to make. 

28 November 2019 - I understand why the Parish Council and some of the residents are 
concerned, but unfortunately this does not change our comments at planning. It would 
be the developer’s responsibility to agree where their water supply comes from. If some 
properties in the village already have a connection to Northumbrian Water’s network 
then I cannot see there being an issue with the developer getting a supply from us. 
However, the logistics and viability of a connection to Northumbrian Water’s network 
would only be discovered once the developer submits an application for a water 
connection or discusses the proposal with our water team.  

Environmental Health Technical Support,  Hambleton District Council  - 2 June 2020 -  
Regarding the Battersby Private Water Supply, I cannot comment on the sufficiency of 
the water supply, however I am not aware of the supply running low/dry in recent times.  
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Significant works have been carried out to the collection and distribution system in 
recent years to better protect the water supply from contamination.  Most comments 
made by Mr Hoddinott would appear accurate in my opinion and the supply once served 
Centre Farm, which housed a range of livestock. 

Have considered the potential impact on amenity and likelihood of the development to 
cause a nuisance and consider that there will be no negative impact. Therefore the 
Environmental Health Service has no objections. 

The applicant is proposing to install a new package treatment plant which will connect 
to the existing discharge point into a water course. Advice should be sought from the 
Environment Agency regarding this as this could require a permit. 

Police – Traffic – No comments received. 

The National Amenity Societies – No comments received. 

Consultation expiry  

15 November 2019 

Third party responses 

M & JD Dunn, Moorside House, Old Battersby, Great Ayton – 21 January 2020 – Have 
concern regarding the water supply for this redevelopment. We have lived in one of the 
properties supplied by Northumbrian Water for 20 years and understand that our water 
pressure is adequate but not good so we have concerns that a further three dwellings 
will have a detrimental effect on our water pressure.  

Mr A & Mrs C Jacobs. Mrs D Kitching, Ingleside, Battersby – Deeply concerned about 
water supply and trust that this will be taken fully into account bearing in mind current 
water pressure.  

Background 

This application forms one of six concurrent applications for three different schemes at 
this site in the settlement of Battersby (classed as open countryside in the Local Plan). 
The three schemes relate to the renovation of the existing Grade II Listed Farmhouse 
and the conversion of the outbuildings at the side and rear to provide two further 
dwellings.  

The three schemes are all subject to a full and Listed Building applications.  

This application relates to the stone, brick and pantile traditional outbuildings located to 
the rear of the original frontage farmhouse. This building is listed in its own right and is 
attached to the frontage farmhouse and part of this range of outbuildings already have 
planning and Listed Building consent to be converted and incorporated into the original 
farmhouse.  

This application seeks full planning permission for conversion works to this range of 
buildings to enable them to be brought back into use as a single three bedroom 

86



NYM/2019/0686/FL  

residential unit with an attached one bed annexe. The proposals also include the 
creation of a domestic curtilage to the side and rear along with off street parking and 
turning along with the removal of a large modern agricultural building at the rear.  

 It is also proposed to erect stone and post and rail fencing to sub-divide the rear space 
and install a new bio-treatment plant.  

The agent has made the following comments in support of the application:- 

Para. 79 of the NPPF seeks to support opportunities for housing development in more 
isolated and less accessible locations. Including where development would represent 
the optimal viable use of a heritage asset or would be appropriate enabling 
development to secure the future of heritage assets. As this building is both listed and a 
redundant agricultural building we consider that the proposal accord with para. 79 of 
the NPPF.  

In response to the policy requirement for a restriction to local occupancy we consider 
that this local needs approach must be balanced against the merits of other adopted 
policies such as those seeking to find new uses for built heritage assets to ensure their 
long term sustainability. In this particular case, and having regard to the fact that there 
will be significant costs associated with the re-use of the Grade II Listed Buildings we 
consider that a local occupancy restriction should not be applied. 

Placing local needs conditions on Listed Buildings will make it more difficult for 
individuals to secure finance or obtain mortgages. The greatest weight should be to 
finding new lives for such buildings. The objectives of preserving the significance and 
heritage values of assets very often attracts greater levels of time, resource and 
financial investment and placing occupancy restrictions on these historic assets will 
limit and prevent real opportunities for these important buildings to be safeguarded. 

The managing agent for the Estate, John Hoddinott (Carter Jonas) has provided the 
following clarification relating to the water supply: 

A number of privately-owned properties in Battersby village are connected to a private 
water supply owned by the Snilesworth Trust (the applicants). 

Following a failed water sampling test several years ago it was necessary to install a 
suitable water treatment plant on the outskirts of the village, to current regulations; the 
rest of the water catchment system having been inspected and passed fit for purpose. 

Centre Farm, up to 2016, was a mixed arable/livestock farm enterprise.  The farm 
buildings (currently the subject of the planning applications) housed both beef cattle 
and sheep, making use of the private water supply, which was always adequate to 
support such livestock numbers. 

 Given that the livestock would no longer be housed/accommodated here then the 
consumption of water will be considerably reduced, therefore putting no extra demands 
on the supply than have experienced previously. 
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Any concerns as to the possibility of the village’s water supply being adversely affected 
are therefore, in my opinion unfounded”. 

Main Issues 

Local Plan 

Policy ENV11 (Historic Settlements and Built Heritage) - This policy seeks to resist 
development that results in loss of or harm to the significance of designated and other 
heritage assets of national importance. In order to accept any loss or harm, proposals 
will be required to present clear and compelling justification for the development, 
including the public benefits which will arise from the proposal. This includes assets 
which are recognised through formal designation such as Listed Buildings and 
Conservation Areas which benefit from statutory protection, but also non-designated 
assets of local or regional significance that contribute to the special qualities of the 
National Park.  

Policy CO12 (Conversion of Existing Buildings in Open Countryside) seeks to permit 
such development only where the building is of architectural or historic interest and 
makes a positive contribution to the landscape and special qualities of the National 
Park; is structurally sound and capable of conversion without substantial rebuilding, is 
appropriately sized for its intended use without the need for significant alterations, 
extensions or other new buildings; has reasonable access to necessary infrastructure, 
services and facilities; is of a high quality design retaining existing external features 
which contribute significantly to the character of the building including original 
openings and roofing materials; does not lead to changes in the building’s curtilage or in 
relation to any new vehicular access or parking area that would adversely affect the 
character and appearance of the building or the surrounding landscape; is located within 
an existing group of buildings that have a close physical and visual relationship to each 
other; and the proposed use is compatible in nature, scale and level of activity with the 
surrounding locality and any neighbouring buildings. 

New uses for rural buildings that may be permitted under this policy are employment, 
education or training; holiday accommodation or permanent local occupancy residential 
use; tourism facilities; community facilities (in exceptional circumstances)  and purposes 
incidental to the residential use of the dwelling.  

Material considerations  

The application buildings lie to the rear of Centre Farmhouse, the whole forming a linear 
range of traditional outbuildings.  

The farm buildings are separately listed at Grade II and in terms of their historical 
background, the buildings lie in a linear north-south range behind Centre Farmhouse 
which consists of at least six distinct building phases.  

The southerly building is a cart lodge and is part of the separate permissions relating to 
the farmhouse. Identified in the list description as “northern byre”, a former granary is 
ascribed to the mid to late 18th century; the cow shed byre to its south as being c.1800, 
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the horse engine house attached to its western elevation as mid-19th century (with 
modern milking pump shed attached to north). The milking shed to the north of the 
granary is not identified in the list description but is attached to it and therefore “part 
of” the Listed Building as defined by S1(5) of the Planning (Listed Buildings & 
Conservation Areas) Act 1990. It is evident that this building is of two or three phases, 
the southern end being the earliest and predating the 18th century granary which 
incorporates its southern gable wall. All parts of the range including the horse engine 
house are in situ by the 1853/6 OS map. The buildings are of high quality vernacular 
design and construction, having a number of distinctive or unusual features and 
surviving fixtures of architectural and historic interest. These include a curved truss 
roof structure, large number of irregular vents and a bird hole to the granary; a series of 
roof trusses of varying design including a superbly curved tie beam in the earliest part of 
the building, scissor and collared trusses in the milking shed; and an unusually genteel 
design to the gable of the horse engine house which incorporates a blind oculus window. 
Throughout the range, areas of historic flooring survive; examples of historic wrought 
ironmongery and characteristic joinery fixtures. 

The proposed scheme as revised is sensitive and makes good use of the existing spatial 
arrangement and openings. 

The proposed alterations to the outbuildings are designed sympathetically in relation to 
the character of the original dwelling and would retain the character and fabric of the 
listed outbuildings in accordance with Policy ENV11.  

The Building Conservation Officer has been consulted and has no objection to the 
details of the scheme, particularly with the revisions to the design detailing as 
requested. 

In terms of Policy CO12, Battersby is classed in the Local Plan as open countryside, and 
the proposed details of the conversion are considered to be in accordance with the 
criteria contained in this policy. However, it is proposed to attach a principal residence 
condition, rather than a local occupancy condition to the resultant dwelling, which isn’t 
in accordance with Policy CO12.  

 The argument put forward is that due to the additional costs involved in the conversion 
of Listed Buildings, including the need for Historic Building Recording, greater care in 
materials and less intensive use of the space, the costs would render a local occupancy 
scheme unviable due to the impact on sales values.   

In January of this year the Authority took advice from an in-house general viability 
officer at SBC who confirmed that the applicants comments on whether the difference 
from imposing a primary residence condition (estimated 5% reduction in market price 
compared to imposition of a local occupancy condition estimated at least 20% 
reduction in market price) were appropriate and commensurate with the additional 
costs involved with conversion of Listed Buildings. The officer did caveat the advice 
that this was a specialist area and that greater comfort could be secured by appointing a 
specialist viability consultant with Listed Buildings. For the last nine months the 
Authority has been trying to secure that additional level advice however due to the large 
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amounts of planning work in the system it has not proved possible to secure that 
specialist advice from consultants who are not already conflicted out having worked 
with larger NP land owners.   

It is considered that those concerns, in addition to the benefits to the Listed Building of 
finding a new and continuous use that will ensure the buildings long-term upkeep, in 
conjunction with the fact that whilst classed as open countryside, this particular farm 
group is located within the centre of this hamlet and surrounded on both sides by 
residential properties, it is considered that in this particular case, the restriction to 
principal residence can be justified, and would ensure the occupants of the dwelling 
contribute to the vitality of the local community.  

In terms of the issues raised with regards to water supply, Northumbrian Water and 
Environmental Health have both commented, which has clarified that Northumbrian 
Water could supply properties in the area. Furthermore, Environmental Health concur 
with the comments made by the land agent, that the previous use of the buildings to 
house cattle had a significant draw on the water supply, which will no longer be the case. 

Consequently, it is considered that these issues have been satisfactorily addressed in 
relation to the material planning considerations relating to this proposal. 

 Pre-commencement conditions 

Conditions 18 and 20-26 are pre-commencement conditions and have been agreed in 
writing with the applicant/agent 

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policy C10 which seeks to ensure that all new 
development will be of a high quality design and will conserve and enhance the built 
heritage. 

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 recommended changes to the proposed design 
detailing so as to deliver sustainable development. 
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North York Moors National Park Authority 

Plans list item 4, Planning Committee report 14 October 2021 

Application reference number: NYM/2021/0518/FL 

Development description: construction of single storey rear extension to convenience 
store to form additional holding stock area and single storey rear extension to post 
office building to form additional staff room 

Site address: 12 - 14 Main Street, East Ayton 

Parish: East Ayton 

Case officer: Mrs Helen Stephenson 

Applicant: James Hall and Co fao: Mr A Bangs, c/o agent , 

Agent: Smith & Love Planning Consultants fao: Miss Abigail Kos, Rational House, 32 
Winckley Square, Preston, PR1 3JJ 

Director of Planning’s Recommendation 

Subject to no adverse comments from Yorkshire Water regarding development over 
the public infrastructure; approval subject to the following:  

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

1. TIME01 The development hereby permitted shall be commenced before 
the expiration of three years from the date of this permission. 

2. PLAN01 The development hereby permitted shall not be carried out 
other than in strict accordance with the following documents:  
Document Description Document No.   Date Received 
Location plan                                 1:1250                            05/07/2021 
Proposed plans  473 02 P4               05/07/2021 

or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority. 

3. GACS07 No external lighting shall be installed in the development 
hereby permitted until details of lighting have been submitted 
to and approved in writing by the Local Planning Authority. The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 
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4. MATS09 All new brickwork utilised in carrying out the development 
hereby permitted shall match that of the existing building 
unless otherwise agreed in writing with the Local Planning 
Authority. 

5. MATS00 All timber cladding to be used in the development hereby 
permitted shall match the existing timber cladding and 
thereafter be so maintained unless otherwise agreed in writing 
by the Local Planning Authority. 

6. GACS00 No deliveries of shop stock shall be made to the premises 
before 0700hrs or after 2000hrs on weekdays and Saturdays 
nor at any time on Sundays, with exception to the delivery of 
the Sunday papers only, without the prior written agreement of 
the Local Planning Authority. 

7. WPDR00 Notwithstanding the provision of any Town and Country 
Planning General Permitted or Special Development Order for 
the time being in force relating to "Permitted Development", 
the areas shown on the approved plan to be used for the 
provision of parking space, turning area and access shall be 
retained and kept available for those purposes at all times and 
shall not be used for any other purpose. 
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Map showing application site 
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Photo showing location of proposed store room extension; between the main 
convenience store to the left and the Post Office to the right. The area is currently 
screened by solid timber boarding. 

 

Photo showing location of proposed staff room extension to the rear of the Post 
Office. The extension would occupy the paved area.  
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Consultation responses 

Parish 

The application is of concern. The plan indicates that the shop extension will be built 
over a mains sewer. The new extractor fans are proposed at the boundary with the 
adjacent property which will increase noise and possibly odour nuisance. The fans 
should be relocated to the elevation facing the carpark. Parking is a major issue at the 
shop which will only increase to the detriment of residents. Expansion of the shop area 
will reduce staff parking and at the same time local buses are changing so it will make it 
harder for staff to get to work. Increased traffic will exacerbate existing safety issues as 
pedestrians and motor vehicles come into conflict as the white lines at the entrance to 
the parking area have not been renewed. 

Highways 

No objection. 

Yorkshire Water 

Comments awaited 

Environmental Health 

No comments to make from a Commercial Regulation – Environmental Health 
perspective. 

Further Comments 

I can confirm there are no further comments, I wish to add to my earlier consultation 
submission from an Environmental or Commercial Regulation perspective. 

Environment Agency – No comments received 

Forestry Commission – No comments received 

Third party responses 

Mr Malcolm Wigglesworth of 10 Main Street, East Ayton 

As property owner at 10 Main Street my only comment/complaint would be regarding 
disturbance from the new external refrigeration/air conditioning equipment to be 
installed adjacent to the boundary with No11. Confirmation that mitigating measures will 
be taken should sound be an issue would be appreciated. 

Mr Colin Bishop, 11 Main Street, East Ayton 

Object. I wish to object to the application on the following grounds: 
1. Car park; over the years the shop has got busier and busier. Therefore the car park 

can’t cope. 

2. Deliveries (lorries). 
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3. Main road; over the years the main road is busier and many times there are traffic 
jams. Cars park on the foot path which causes more problems including for cars 
coming out of spar car park. 

4. Noise; deliveries early morning ,fridges on a night, staff slamming doors in stock 
room, television sound turn up when staff are working night shift. 

5. Devalue my house. 

I live next door to the shop, the butcher counter will been about 50 yards away and the 
noise from more fridges and freezers will be very annoying, I suggest they make up 
fresh meat off site and display in fridge. 

They get deliveries every day so why do they need to make a bigger stock room? 

This application is not good for the village as the infrastructure is not set up for a 
supermarket. 

They have a post office set up in the shop so why don’t they use the post office as a 
stockroom as there is a lot of space. 

Mr and Mrs Dodds, 15 Main Street, East Ayton 

We are the only property that this proposal will affect.  Whilst we have no actual 
objection to this we do have concerns as to the height of this extension bearing in mind 
that when the post office was being built we were given the impression that this was 
going to be a one storey building.  This turned out to be a far higher building than we 
expected hence our concerns for this extension which will curtail the light into our 
conservatory where we spend much of our time.  From the ground level this extension 
would be no problem but once inside our home we would see at least 3 to 4 feet of the 
top of this building, possibly extending 8 or 9 feet. 

We already have a lack of light from the huge trees that overhang into the staff car 
park.  Whilst these trees are not on the Spar property, they do overhang considerably 
into the car park and as we understand it, the Playing Field Committee wish to cut these 
trees down but there seems to be lack of support from the Spar management to give 
the go-ahead for this procedure to be carried out, so we worry about more lack of light 
especially now winter is approaching. 

As there will be a creation of a new butchery and deli department, are we to expect an 
increase in the volume of delivery lorries these being very frequent at present parking at 
the side of our property. 

We gather there will a condenser attached to this extension, can this be guaranteed to 
run silently or at least be placed away from our home, possibly on the opposite side of 
the new building. 

Consultation expiry 

08 September 2021. 
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Background 

The application site; 13 to 14 Main Street, is located within the settlement of East Ayton 
close to the eastern boundary of the National Park.  The site comprises a petrol station 
with associated Spar convenience store and separate Post Office. The site was 
redeveloped in relatively recent years following the grant of planning permission in 
2007/08. A small part of the eastern side of the application site lies within the East and 
West Ayton Conservation Area and is set within an area of mixed uses ranging from 
residential, retail, hospitality and community uses.  

The application seeks full planning permission for the construction of a single storey 
extension to the convenience store to provide additional holding stock area, relocation 
of external plant, together with a single storey extension to the rear of the Post Office 
to provide an additional staff room. 

The proposed stock handling area is located on the south facing elevation of the store, 
infilling the open area between the convenience store and the Post Office building. 
Although this area is currently open, it is screened from view by a tall solid timber fence. 
The proposed extension is shown to be of lightweight timber construction under a 
shallow pitched roof. Following concern expressed by the Parish Council in relation to 
the presence of a mains sewer in this location, the applicant’s agent has confirmed that  
no foundations are needed for the extension at the existing bin store location; it is only a 
roof which is needed to cover the area.  

The rear extension to provide a staff room off the Post Office building is relatively 
small-scale and of flat roof design to minimise its mass. As submitted, the extension is 
shown to be of brick construction located on the existing paved area to the rear of the 
building. No windows are proposed and a single personnel door is shown in the south 
facing elevation. Due to its outward opening arrangement, the proposal will result in the 
loss of one parking space. Officers have sought amendments to the scheme, requesting 
the extension is amended to a timber clad structure with an inward opening door (or re-
located outward opening door) in order to retain the parking space. Members will be 
updated at the meeting.  

Other elements of the proposal include alterations to the window openings of the 
convenience store in the front (west facing) elevation and relocation of the ATM, the 
insertion of a new personnel door in the north elevation of the convenience store, 
together with replacement and relocation of the plant equipment taking it closer to the 
neighbouring boundary to the east. 

Policy context 

The main NYM Local Plan Policies to consider with this application are Strategic Policy 
C (Quality and Design of Development) and Policy BL8 (Shops, Offices and Food and 
Drink Services).  

Strategic Policy C relates to the quality and design of development within the National 
Park. The policy seeks to ensure that proposed development maintains and enhances 
the distinctive character of the National Park through appropriate siting, orientation, 
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layout and density together with carefully considered scale, height, massing and form. 
Proposals should incorporate good quality construction materials and design details 
that reflect and complement the architectural character and form of the original 
building and/or that of the local vernacular. 

BL8 is supportive of new retail development where: the proposal is in accordance with 
the Helmsley Local Plan; within the main built up part of larger villages; within the main 
built up area of smaller villages where they are compatible with the character of the area 
and of a scale which is appropriate to the community; or, in Open Countryside where 
new proposals are ancillary to an existing enterprise provided it would not result in a 
cumulative increase in activity which would have an unacceptable impact on the 
amenities or the vitality and viability of villages.  

In relation to the above policies, it must be noted that the village (combining both West 
and East Ayton) are categorised as a ‘Larger Village’ by Strategic Policy B (The Spatial 
Strategy) and under Strategic Policy K (The Rural Economy), amongst other things, 
development that promotes and protects existing business by providing flexibility for 
established rural business to diversify and expand will be supported in order to protect 
the economic and social well-being of local communities.  

The West and East Ayton Conservation Area Appraisal and Management Plan (adopted 
June 2014) acknowledges that the shop and Post Office buildings on the filling station 
site have been designed in a contemporary style using natural materials and at a similar 
time the adjacent c.1930s Walker’s Fish Restaurant building was also refurbished. 
Although the flat roofed extensions at Walker’s and the filling station forecourt detract 
from the appearance of the conservation area, on account of their central location, the 
sites have been included in the extended boundary to ensure that future change and 
development respects and enhances the streetscape.  

Main Issues 

The main issues to consider with this proposal are whether the proposed extensions 
and alterations are of an acceptable size, scale and design and whether the proposal is 
likely to result in unacceptable impacts on neighbouring amenities (i.e. increased 
activity, noise nuisance) or highway matters. 

Size, scale and design 

The proposed extensions are each of relatively small-scale. The visual impact of the 
stock holding extension is considered to be relatively minor as this open are is already 
screened by a tall wooden fence. The extension is of lightweight design, essentially 
comprising a roofed area between the two buildings and of a similar height to the 
existing fence, albeit with a shallow pitched roof.   

This part of the proposal has attracted concern from the Parish Council in relation to the 
belief that a mains sewer lies beneath the site. However, the applicant’s agent has 
confirmed that there will not be any foundations used to disturb the ground.  
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Other concerns from residents relate to the associated changes to the store layout and 
types of goods offered. However, the internal re-organisation of the store would not 
require planning permission.  

In relation to the proposed staff room extension to the Post Office is considered to be 
of an appropriate size, scale and position. The use of a flat roof is typically discouraged 
but in this case, it is considered acceptable on account of the fact it adjoins a 
contemporary designed building and ensures the overall mass is reduced thereby 
protecting neighbouring amenities. The use of vertical timber cladding as opposed to 
brick is considered to be more appropriate and therefore Officers have requested 
amendments to the proposed materials.  

Impact on amenities and highway  

Comments in relation to the likelihood of noise and odour nuisance have been raised in 
connection with the proposed replacement and relocation of plant to the eastern site 
boundary, together with the possibility of additional fridges within the store 
contributing to noise concerns. 

Although the Environmental Health Officer stated there were no comments to make at 
the initial consultation stage, in light of the neighbour concerns, Officers have sought 
further advice. The applicant’s agent has also confirmed that the replacement 
equipment will be quieter than the existing and therefore the proposal should represent 
an improvement. After further consideration of the proposal and consultation 
comments, the Environmental Health Officer has confirmed that “there are no further 
comments I wish to add to my earlier consultation submission from an Environmental or 
Commercial Regulation perspective”. 

During the consideration of the application, Officers have sought to ensure that the 
replacement equipment is acceptable however, it must be noted that in the granting of 
planning permission does not render the equipment immune from further investigation 
by the Environmental Health Officer should it become a statutory nuisance. 

Some concern relating to overshadowing of residential properties has been raised in 
connection to the proposed staff room extension. However, its relatively low height (i.e. 
eaves level and flat roof) and distance from neighbouring properties is not considered to 
result in an unacceptable impact on neighbouring amenities.  

Finally, in relation to a likely increase in activity such as deliveries, increased customer 
numbers, vehicle movements and loss of parking, it is not considered that the relatively 
small-scale proposal will result in significant harm. The applicant’s agent has confirmed 
that there will be an additional two to three butchers deliveries a week using a long 
wheel base van during normal working hours of the butcher (which are shorter hours 
than the opening hours of the store). There would be no additional deliveries for the deli 
as they would be fed via the usual, existing delivery arrangements. In order to maintain 
the existing arrangements, it is considered reasonable to impose the delivery condition 
included on the original application to ensure continuity at the site.  
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It is noted that the proposed staff room extension will result in the loss of one staff car 
parking space yet the proposal anticipates an increase in staff numbers. Officers have 
therefore requested an amended design to the extension in order to protect the 
existing parking space. Further comments and advice from the local Highway Authority 
have been requested in this regard and Members will be updated that the meeting. 

Summary 

The proposed extensions are considered to be of a size and scale which are compatible 
with the host building and wider setting. Due to their modest proportions and low height 
they are not considered likely to result in unneighbourly development. The concern 
raised by the Parish Council and neighbouring residents in relation to activity are noted 
and on balance, the proposal is not considered likely to result in an unacceptable level of 
activity which would be harmful to residential amenity. The site is a long established 
filling station and convenience store located in a larger village within an area of mixed 
development. The provision of a wider range of goods and continued provision of a 
range of other services (Post Office, ATM, groceries and fuel) is considered essential to 
serve the village and wider communities.  

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policy C6 which seeks to support the 
sustainability of local communities by supporting the provision of new facilities and 
resist the loss of existing facilities in villages such as pubs and shops. 

Explanation of how the Authority has worked positively with the applicant/agent 

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying matters of concern within the application (as originally 
submitted) and negotiating, with the Applicant, acceptable amendments to the proposal 
to address those concerns.  As a result, the Local Planning Authority has been able to 
grant planning permission for an acceptable proposal, in accordance with the 
presumption in favour of sustainable development, as set out within the National 
Planning Policy Framework.   

 

 

100



NYM/2021/0543/FL 

North York Moors National Park Authority 

Plans list item 5, Planning Committee report 14 October 2021 

Application reference number: NYM/2021/0543/FL 

Development description: proposed additional pitches with associated internal access 
roads and reconfiguration of existing pitches, siting of replacement play equipment and 
multi-use games area along with construction of 2 no. replacement amenity blocks, 
tractor store/workshop building, wardens utility building and Calor gas compounds, and 
alterations to existing games room 

Site address: West Ayton Caravan Club, Cockrah Road, West Ayton 

Parish: West Ayton 

Case officer: Mrs Jill Bastow 

Applicant: Caravan and Motorhome Club, fao: Mrs Awa Sarr, East Grinstead House, 
Wood Street, East Grinstead, RH19 1UA, West Sussex 

Director of Planning’s Recommendation 

Approval subject to the following conditions: 

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

1 TIME01 The development hereby permitted shall be commenced before 
the expiration of three years from the date of this permission. 

2 PLAN01 The development hereby permitted shall not be carried out 
other than in strict accordance with the following documents:  
Document Description      Document No.               Date Received 
Site location plan               WES-2021-P-010          19 August 2021 
Proposed site plan            WES-2021-P-103A      19 August 2021 
Play equipment details from Playdale                    19 August 2021 
Proposed tractor store   WES-2021-P-442B     24 August 2021 
plans and elevations               
Proposed games room   WES-2021-P-452A     24 August 2021 
plans and elevations  
Toilet Block Solar  21070_EEL-80TB-22-DR-OH-2000 P2 
Thermal Service Layout             24 Sept 2021 
Landscaping proposal   WES-2021-C-112          27 Sept 2021 
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Tree protection plan        WES-2021-P-111          27 Sept 2021 
Proposed upper and        WES-2021-P-304       12 July 2021 
lower toilet block plan and elevations 
Proposed assistant          WES-2021-P-401        12 July 2021 
warden utility pod 
Proposed standard           WES-2021-P-150        12 July 2021 
all-weather pitch details 
Proposed premium           WES-2021-P-152         12 July 2021 
pitch details 
Proposed standard            WES-2021-P-171         12 July 2021 
serviced pitch details 
Standard dog and bike     WES-2021-P-145        12 July 2021 
wash details 
Standard bin store              WES-2021-P-147        12 July 2021 
Proposed standard            WES-2021-P-160        12 July 2021 
gas compound 
Proposed standard             WES-2021-P-143       12 July 2021 
 service point 2017 
Proposed MVWP details WES-2021-P-141        12 July 2021 

or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority. 

3 MATS08 No work shall commence on the construction of the walls and 
roof of the amenity blocks hereby permitted until details of the 
brick and tiles, including samples if so required by the Local 
Planning Authority, to be used for the external surfaces of the 
development have been submitted to and approved in writing 
by the Local Planning Authority. The materials used shall accord 
with the approved details and shall be maintained in that 
condition in perpetuity unless otherwise agreed with the Local 
Planning Authority. 

4 MATS19 The external surface of the roof of the tractor store and 
wardens utility pod hereby permitted shall be coloured and 
thereafter maintained dark grey and shall be maintained in that 
condition in perpetuity unless otherwise be agreed in writing 
with the Local Planning Authority. 
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5 MATS28 No work shall commence on the timber cladding of the games 
room, tractor store and wardens utility pod hereby permitted 
until details, including the design and fixing of the timber 
cladding including samples if so required have been submitted 
to and approved in writing by the Local Planning Authority. The 
materials used shall accord with the approved details and shall 
be maintained in that condition in perpetuity unless otherwise 
agreed with the Local Planning Authority. 

6 GACS07 No external lighting shall be installed in the development 
hereby permitted until details of lighting have been submitted 
to and approved in writing by the Local Planning Authority. The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 

7 MISC12 The development hereby permitted shall not be brought into 
use until the approved renewable energy measures to generate 
energy on site from renewable sources to displace at least 10% 
of predicted CO2 emissions have been installed in accordance 
with the drawing titled Toilet Block Solar Thermal Service 
Layout (drawing no. 21070_EEL-80TB-22-DR-OH-2000 P2)  
and the Renewable Technology Report by Energy Engineering 
received on 24 September 2021 and thereafter maintained in a 
working condition. 

8 LNDS02A All hard and soft landscape works comprised in the approved 
details of landscaping as shown on drawing titled Landscaping 
Proposal (drawing no. WES-2021-C-112) received on 27 
September 2021 shall be carried out no later than the first 
planting and seeding seasons following the completion of the 
development or in accordance with a programme agreed by the 
Local Planning Authority. Any trees or plants planted in 
accordance with this condition which, within a period of five 
years from the completion of the development, die, are 
removed or become seriously damaged or diseased shall be 
replaced in the current or next planting season with others of 
similar size and species unless the Local Planning Authority 
gives written consent to any variation. 

9 LNDS00 The development hereby permitted shall be carried out in 
accordance with the Tree Protection Plan and Arboricultural 
Method Statement as set out on drawing no. WES-2021-P-111 
received on 27 September 2021. 
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10 RSU00 No caravans shall remain on the site between 4 January and 28 
February in any one calendar year and the site shall not be used 
for the stationing of static caravans but only for the siting of up 
to 166 touring caravans and/or motorhomes. 

Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF01 All bats and their roosts are fully protected under the Wildlife 
and Countryside Act 1981 (as amended by the Countryside and 
Rights of Way Act 2000) and are further protected under 
Regulation 39(1) of the Conservation (Natural Habitats etc.) 
Regulations 1994. Should any bats or evidence of bats be found 
prior to or during development, work must stop immediately 
and Natural England contacted on 0300 060 3900 for further 
advice. This is a legal requirement under the Wildlife and 
Countryside Act 1981 (as amended) and applies to whoever 
carries out the work. All contractors on site should be made 
aware of this requirement and given information to contact 
Natural England or the Bat Conservation Trust national helpline 
on 0845 1300 228. 

2 MISCINF12 Under Section 1 of the Wildlife and Countryside Act 1981 (as 
amended), wild birds are protected from being killed, injured or 
captured, while their nests and eggs are protected from being 
damaged, destroyed or taken. In addition, certain species such 
as the Barn Owl are included in Schedule 1 of the Act and are 
protected against disturbance while nesting and when they 
have dependent young. Offences against birds listed in 
Schedule 1 of the Wildlife and Countryside Act are subject to 
special penalties. An up-to-date list of the species in Schedule 1 
is available from Natural England 
http://www.naturalengland.org.uk/ourwork/regulation/wildlife/s
pecies/speciallyprotectedbirds.aspx. Further information on 
wildlife legislation relating to birds can be found at 
www.rspb.org.uk/images/WBATL_tcm9-132998.pdf. 

If advice is needed please contact the National Park Authority’s 
Conservation Department on 01439 772700 or 
conservation@northyorkmoors.org.uk. 

3 INF00 Swift (Apus apus) populations are declining in the UK due to the 
loss of nest sites in roof spaces as old buildings are renovated 
or demolished. Swifts occupy nest sites between May and 
August, making little noise and causing no mess or smell. Swift 
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populations can be supported by the inclusion of simple and 
affordable measures during building construction or renovation, 
such as purpose-made 'swift bricks' or the creation of small loft 
voids. Guidance can be found on the Swift Conservation 
website; https://www.swift-conservation.org/ with additional 
swift box ideas from Action for Swifts; 
http://actionforswifts.blogspot.com/search/label/nestbox%20d
esign 
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Context map showing application site 
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Map showing application site 
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Photo showing the recreation field with the existing play equipment and the location 
of the proposed additional play equipment and MUGA 

 

Photo showing the recreation field with the existing caravan storage area and the 
location of the proposed seven premium pitches 
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Photo showing one of the existing amenity blocks to be replaced 
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Consultation responses 

Parish 

Does not object in principle to the refurbishment plans for the toilet blocks and pitches 
within the current site area, or to the enclosing of the games room, as they are out of 
sight and do not impact on the landscape. The current site is well camouflaged by its 
boundary and does not impact on the visual attractiveness of this area to the north of 
West Ayton village. However, there will be an increase in water use and sewage 
disposal because of the increase in the number of serviced pitches and there are no 
plans for renewable energy sources to heat water and the toilet blocks. 

Does object for the following reasons: 

• Damage to the open landscape views. 
• Setting a precedence for further expansion into open space. 
• No renewable energy sources identified for power or heating. 
• Impact on overloaded village sewerage system. 
• Exacerbated traffic problems onto main road and narrow village streets. 

 
Strategic Policy G (Landscape) and Policy UE2 (Camping, Glamping, Caravans and 
Cabins) 

The site should not be allowed to expand outside of its existing wooded shelter belt 
boundary so it does not damage the landscape views in the area and the visual 
attractiveness of the open landscape. Seven new hard-standing pitches in the open 
grass field will not enhance the landscape. Previous attempts to plant screening trees 
on the north and west-facing slopes of the old quarry have failed because there is no 
soil, so it could take decades to achieve an acceptable new screen. Approving 
expansion into the open space will set a precedence for further expansion in the future.  

The green space is an open agricultural landscape in the National Park next to the 
Forge Valley National Nature Reserve. There are far reaching panoramic views from the 
well-used footpath along the ridge around the old quarry looking north to the Tabular 
Hills and south across the Vale of Pickering to the Yorkshire Wolds and Bempton Cliffs 
on the coast. There are also excellent local views of East and West Ayton, Ayton Castle 
and the medieval fish ponds adjacent to the River Derwent. Development within the 
green space would distract from all these panoramic views of open countryside. 

The existing large green and yellow play tower is an eyesore in the middle of the open 
green space and further bright green and yellow play equipment in this area would also 
be out of keeping in the landscape. 

The multi-use games area with a hard-tarmac surface and fencing in the middle of the 
grass field would also be totally out of keeping in the landscape. 

The existing caravan storage area is also an eyesore in the landscape when viewed 
from the footpath on the ridge. There is no caravan storage requirement identified in 
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this planning application so this area could be re-landscaped and used for the 
playground and the games area. This would have less visual impact on the landscape. 

Strategic Policy F (Climate Change Mitigation & Adaptation)  

There is no attempt to address climate change issues by adopting the use of renewable 
energy sources to power the refurbished toilet blocks. Calor gas is proposed as the 
main heating fuel. The use of solar panels for heating water and providing electricity, 
plus ground or air source heat pumps, should be compulsory. 

Strategic Policy L (Community Facilities) and Policy C01 (Developer Contributions & 
Infrastructure) 

Any increase in the numbers of pitches and the increased level of pitch services (water 
and waste) would lead to more overloading of the West Ayton Village sewerage system 
which is already not fit for purpose with daily problems being reported to Yorkshire 
Water. The current infrastructure is inadequate for the main village and the new 
housing estate is still not connected to the main sewerage system. Additional strain 
would also be put on the water supply from the River Derwent and aquifer. 

Policy C02 (Highways) 

Additional caravans and motorhomes visiting the expanded site will exacerbate the 
traffic problems at the junctions of Cockrah Road and Garth End Road with the A170 if 
there is no upgrading of the junction. This is a complicated junction onto a very busy 
main road and it is difficult to turn right onto the main road with long vehicles. 

Caravans and motorhomes are increasingly causing problems in the locality by 
following satnavs which lead them up the very narrow Yedmandale Road rather than 
the main route to the site via Cockrah Road. Drivers ignore the blue warning signs at the 
junction at the bottom of Yedmandale Road and numerous residents’ cars have been 
damaged by caravans and motorhomes squeezing through the gap between a stone 
wall and parked cars. 

Highways 

No objections as the site has a constructed access to the highway and the proposal 
does not propose a significant increase in the current number of pitches provided. 

Yorkshire Water 

No comments. 

Environmental Health 

No objections to the granting of planning consent on housing, caravan site licensing or 
commercial regulation grounds. 
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Environment Agency 

No comments received 

Forestry Commission 

No comments received 

Police – Designing out Crime 

No comments received 

Third party responses 

None received 

Consultation expiry 

18 August 2021 

Background 

West Ayton Caravan and Motorhome Club Site comprises a well-established touring 
caravan and motorhome site, situated just beyond the northern edge of the village and 
surrounded by open fields. The site includes formal caravan/motorhome pitches, most 
of which are all-weather pitches and an open grassed recreation area within a disused 
relatively shallow sand and gravel quarry to the east of the main site. Overall the site is 
well screened in the landscape owing to its established boundary hedging and also the 
local topography. 

There is limited planning history associated with the site with the most recent being 
planning permission granted in 2016 for the replacement of the former timber 
adventure play equipment located in the recreation field (a former quarry) to the east of 
the caravan pitches which has been partially implemented.  

The applicant is seeking to refurbish the site and as such this application seeks 
approval for the replacement/refurbishment of the facilities within the existing site 
comprising the replacement of the two toilet/shower/amenity blocks; provision of a 
wardens’ bathroom pod; replacement of the tractor shed/workshop; refurbishment of 
service/waste points; upgrading facilities on some pitches; replacement of some grass 
pitches with hardstanding (crushed stone chippings) pitches; a new soakaway; and 
upgrading of the internal access roads. In addition on the recreation field it is proposed 
to enclose the existing games room; provide additional children’s playground 
equipment; provide a multi-use games area (MUGA) with a green permeable surfacing; 
and provide seven new premium pitches to the south west corner with four of the 
pitches occupying the approved caravan storage, hard-standing area. 

The agent advises that as a result of the proposed refurbishment of the site the overall 
number of pitches will increase from 164 to 166, with a reduction in grass pitches from 
35 to 16 and the provision of more hard surfaced service pitches. 
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Main Issues 

Policy 

The relevant policies of the adopted Local Plan in the determination of this application 
are considered to be Policy ENV1 (Trees, Woodlands, Traditional Orchards and 
Hedgerows), Policy ENV8 (Renewable Energy) and Policy UE2 (Camping, Glamping, 
Caravans and Cabins). 

Policy ENV1 states there will be a presumption in favour of the retention and 
enhancement of existing trees, woodland, traditional orchards and hedgerows of value 
on all developments and where a development would result in the unavoidable loss of 
existing trees, orchard or hedgerow proposals will be expected to minimise harm and 
provide a net biodiversity and amenity gain, with appropriate replacement of lost trees 
or hedgerows.  

Policy ENV8 requires new development in the National Park to address the causes of 
climate change by generating energy from renewable sources where these are of a 
size, location and design appropriate to the locality and which contribute towards 
meeting domestic, community, or business energy needs within the National Park. In 
addition residential proposals of five units or more and other uses of 200 sq.m. or more 
are required to generate energy on-site from renewable sources to displace at least 
10% of predicted CO2 emissions. 

Policy UE2 supports small scale proposals for small scale holiday accommodation (such 
as caravans and motorhomes) where, if in the open countryside, it is not isolated from 
an existing business or residential unit which will be used to manage the 
accommodation. It requires that in order to respect the sensitivity of the local 
landscape character type all sites must be screened by existing topography, buildings 
or adequate well-established vegetation which is within the applicant’s control and 
where arrangements for its long term maintenance can be demonstrated. The policy 
also requires proposals not to lead to unacceptable harm in terms of noise and activity 
on the immediate area and not to detract from the character, tranquillity or visual 
attractiveness of the area.  

Principle 

Policy UE2 which sets out detailed criteria that proposals, either for new sites or the 
redevelopment/expansion of existing sites, must meet. In order to respect the 
sensitivity of the local landscape it requires all proposals to be screened by existing 
topography, buildings or adequate well-established vegetation which is within the 
applicant’s control and where arrangements for its long term maintenance can be 
demonstrated. In addition the policy expects proposals not to lead to unacceptable 
harm in terms of noise and activity on the immediate area and not to detract from the 
character, tranquillity or visual attractiveness of the area when considered in 
combination with the existing development. 
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Much of what is proposed constitutes refurbishment of the existing facilities provided 
and is contained within the main site which is effectively screened by the well-
established vegetation that surrounds the site. As such there is no objection in principle 
to the replacement of the 2 no. amenity blocks, the provision of a wardens bathroom 
pod, the replacement of the tractor shed/workshop to the rear of the reception, the 
provision of more all-weather pitches and the necessary access roads (within the 
existing site), the refurbishment of the service points/motorhome waste point, the 
installation of electrical car charging points and the installation of a soakaway. 

The recreation field, being a former quarry sits low in the landscape and as such any 
development here is well screened from longer distance views owing to the local 
topography. However it is visible in short distance views from the public rights of way 
immediately to the east and south which are elevated above the site. There is some 
tree and shrub screening along the bank which will be enhanced with additional planting 
which has been offered in support of the proposals. Initially there were some 
reservations regarding the proposed 7 no. premium pitches to the southern corner of 
the recreation field as, unlike the remainder of the site, these caravans/motorhomes 
would be clearly visible from the adjacent public footpaths. However more than half the 
pitches would occupy the tarmacked area approved for the storage of touring caravans 
which is enclosed by a high mesh fence. Whilst the applicant does keep this area tidy it 
is none-the-less rather unsightly and it is considered that there are benefits to 
replacing this area with the proposed premium pitches. Furthermore given the seasonal 
nature of the site, the pitches would only be in use for part of the year. As such, subject 
to a more detailed landscaping plan that seeks to reinforce the planting along the 
southern and eastern boundaries of the quarry field, it is considered that the expansion 
of the site with the provision of premium pitches in the recreation field would not 
detract from the character or visual attractiveness of the area in accordance with 
Policy UE2. The proposal would also help meet the current Management Plan aspiration 
for increasing visitor numbers to the National Park.  

Design 

The proposed design of the replacement amenity blocks is standard specification for 
the Club with wide gables and shallow pitch roofs. Whilst the buildings do not 
necessarily reflect the local vernacular, they are well contained within the site, screened 
from public view and are designed for purpose. Whilst stone is the predominant building 
material of the National Park, there are many examples of brick built and rendered 
structures and as such there is no objection to the construction of the replacement 
amenity blocks in a good quality, red multi facing brick. 

The proposed tractor shed/workshop is an almost like-for-like replacement and the 
warden’s utility pod is a small structure utility block located in close proximity to the 
tractor shed/workshop, reception building and other structures around the site 
entrance. Both are to be clad with timber under a felt roof and as such will complement 
the existing structures on the site. 
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The relocation of the smaller children’s play equipment from the southern corner of the 
site to the recreation field is acceptable in principle and it is proposed that this will be of 
similar colour to the existing play equipment. The provision of a multi-use games area 
on the recreation field is also considered acceptable and the applicant has agreed not 
to enclose the area with a high metal fencing and instead leave it open to the field to 
soften its appearance. Its visual impact will also be lessened by the use of green 
surfacing which will better blend in with the surrounding grass. 

Trees 

The submitted tree survey covers all the trees on the site and identifies a number of 
trees to be felled although this is part of a program of general site maintenance rather 
than directly relevant to the proposed development. As such the agent was asked to 
clarify what additional trees are to be removed or likely to be affected by the proposed 
works, particularly the proposed replacement toilet blocks and the soakaway by way of 
a plan showing all tree removals relating to the development and a tree protection plan 
for those areas where construction could be within the root protection areas of 
retained trees.  This has now been received and the agent has confirmed that the 
soakaway is no longer required and the trees in that area will remain.  

Furthermore although these trees are all within the existing site, their loss may have an 
adverse impact on the screening of the site in the wider landscape and as such a 
scheme of compensatory planting has been submitted at the request of Officers. This 
shows areas of new planting within the existing site and along the southern boundary of 
the recreation field where the new premium pitches are proposed. It is felt that these 
proposals are acceptable and sufficient to ensure that the wooded nature of the site is 
not lost and the proposal seeks to enhance biodiversity. 

Drainage 

Yorkshire Water have advised that on the basis that foul water is being drained to off-
site public foul/combined sewer via the club’s existing foul drainage system and surface 
water to existing watercourse, also via club’s existing drainage system, they have no 
comments to make. 

With regard to the Parish Council’s concerns, it is noted that they have already been in 
touch with Yorkshire Water to report problems with the network so this is classed as an 
ongoing operational issue and quite separate from this current planning application. 
The Planning Technician at Yorkshire Water advises that it is most likely that it will be 
historical surface water connections into the public foul sewer in the village that will be 
causing the problem and that the Parish Council should continue to raise their concerns 
with regard to the network as an operational issue with their contact so that Yorkshire 
Water can take any potential further action. 

Renewable Energy 

Policy ENV8 of the Local Plan requires all new development of 200 sq.m or more to 
generate energy on site from renewable sources to displace 10% of predicted CO2 
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emissions. The Parish Council have also raised the question as to why renewable 
energy sources have not been incorporated into the development.  

In support of the application the agent has now provided a Renewable Technology 
Report. This advises that the current site has low efficiency gas fired hot water 
cylinders, space heating provided by wall mounted boiler and radiators, low efficiency 
lighting and no water efficiency devices. The report considers multiple renewable 
technologies, with most being discounted as either not viable or not able to provide the 
required energy savings. As most of the CO2 generated by site is through the 
production of hot water, the report proposes a solar thermal system to supplement the 
hot water production, therefore reducing the boiler usage. The calculations in the 
report indicate that the use of solar thermal technology will displace 11% of predicted 
CO2 emissions, exceeding the 10% required by Policy ENV8. 

Furthermore the report advises that the current amenity blocks have minimal energy 
efficiency measures in place due to the age of the buildings whereas the proposals will 
incorporate low energy LED lighting, MVHR ventilation, high efficiency boilers and 
water saving devices to minimise water usage. 

Conclusion 

The main caravan site is well screened in short and long distance views by the existing 
tree cover about the site, and any loss of trees as a result of the proposed development 
will be compensated for with new areas of planting. The recreation field is well 
screened in longer distance views owing to the local topography however views are 
afforded from the public rights of ways immediately to the east and south. Additional 
landscaping is proposed to soften the impact of the proposed pitches although it is 
considered that these would be visually more attractive than the caravan storage area 
at present. The play equipment will also be visible and despite the proposed 
green/yellow colours, potentially quite bright. However regard has to be had to this 
being an established recreation field where one might expect to see such equipment. 

Furthermore the proposal will only result in an additional 2 pitches and as such it is not 
considered that this would lead to unacceptable harm in terms of noise and activity on 
the immediate area. With regard to the Parish Council concerns, none of the relevant 
statutory consultees have raised any concerns with regard to added pressure on the 
local water supply, sewerage network and road network and given the small increase in 
pitches and therefore potential users of the site, it would be difficult to justify a refusal 
on these grounds. 

As such the proposal is considered to meet the criteria of Policy ENV1, Policy ENV8 and 
Policy UE2 and approval is recommended.
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Contribution to Management Plan objectives 

Approval is considered likely to help meet Policy B4 which seeks to improve the quality 
and variety of tourism and recreation facilities and accommodation within 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.   
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North York Moors National Park Authority 

Plans list item 6, Planning Committee report 14 October 2021 

Application reference number: NYM/2021/0592/FL 

Development description: construction of access road and associated landscaping to 
serve zone 2 of the residential development at Broomfield Farm, Whitby (residential 
development outside National Park boundary) 

Site address: Land off Stainsacre Lane, Whitby 

Parish: Hawsker-Cum-Stainsacre 

Parish: Whitby 

Case officer: Mr Mark Hill 

Applicant: Keyland Development Ltd, fao: Beth McQue, 2 Bond Court, Leeds, LS1 2JZ 

Agent: Spawforths, fao: Stephen Courcier, Spawforths, Junction 41 Business Court, 
East Ardsley, Leeds, WF3 2AB 

Director of Planning’s Recommendation 

Approval subject to the applicant: demonstrating 10% biodiversity net gain, confirming 
public access to the land and landscaping maintenance, no adverse comments from the 
Highway Authority and following conditions: 

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

 1 TIME01 The development hereby permitted shall be commenced before 
the expiration of three years from the date of this permission. 

2 PLAN02 The development hereby approved shall be only carried out in 
strict accordance with the detailed specifications and plans 
comprised in the application hereby approved or in accordance 
with any minor variation thereof that may be approved by the 
Local Planning Authority. 

3 LNDS00 The access road hereby permitted shall not be brought into use 
to serve any residential dwelling until a construction 
Environmental management plan (CEMP) has been submitted in 
writing and approved by the Local Planning Authority to 
satisfactorily demonstrate how the landscaped area 
surrounding the access road will be maintained for landscape 
screening of the adjacent housing site, provides open space for 
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the local community and ecological connectivity. The 
landscaping shall be implemented in full in accordance with the 
approved CEMP and thereafter maintained for a period of 25 
years unless otherwise agreed in writing with the Local 
Planning Authority. 

4 GACS00 Notwithstanding the likely lighting requirements to create an 
adoptable residential access road, no external lighting of the 
access road shall be installed until details of the street lighting 
have been submitted to and approved by the local planning 
authority ( in liaison with the Local Highway Authority). The 
lighting shall be installed in accordance with the details so 
approved and maintained in that condition in perpetuity unless 
otherwise agreed in writing with the Local Planning Authority.  

5 HWAY00 Highway conditions awaited 
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Map showing application site 
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Photo showing site which lies behind the roadside hedge 
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Consultation responses 

Scarborough Borough Council – No comments received 

Parish 

Ask why a separate highways access is required from the rest of the new estate?  

Object to the development on three grounds, namely that; the access is too close to the 
30 mph zone/sign, loss of agricultural land to form landscape screening for housing, 
concerns that the drainage within the access road will not be able to cope with level of 
water flowing from agricultural fields onto the new access road.  

Highways 

In response to the Parish Council query about the position of the 30 mph zone & 30 
mph signs, the Local Highway Authority consider the accesses to serve the 
developments existing and proposed are well within the 30 mph area and there are no 
plans to change the 30 mph zone.  

Conditions for the proposed development are still under consideration.  

Police – Designing out Crime – No comments received 

Police – Traffic – No comments received 

North Yorkshire Moors Association – No comments received 

Campaign to Protect Rural England – No comments received 

Campaign for National Parks – No comments received 

Sustainable Urban Drainage – No comments received 

Third party responses 

None received 

Consultation expiry 

14 September 2021 

Background 

The application site comprises a 2.4 ha agricultural grazing field located immediately 
adjacent to the national park boundary on the opposite side of the road from Whitby 
Business park.  It has existing deciduous hedge planting around its perimeter and a field 
gate access onto Stainsacre Road within the 30 mph area. It slopes down from south to 
north towards the public highway. 

To the west of the site, within the Scarborough BC Planning area, lies a Housing 
allocation within the adopted SBC Local Plan site ref   HA18. The majority of the site has 
planning permission ( Zone 1) for a mix of up to 290 market and affordable houses , 
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public open space, new roundabout onto Stainsacre lane and an internal loop road , the 
allocated site is partly subdivided by the existing access to the Whitby waste water 
treatment works. Beyond the sewage works road the applicants own a separate field 
(Zone 2) of site HA18 which it is envisaged will eventually be served from a spur off the 
loop road when Zone 1 is developed sufficiently. The applicants have indicated that this 
application seeks to explore whether a separate access could be acceptable to facilitate 
the earlier development of Zone 2 by creating a small new link road off Stainsacre Lane 
rather than link off the Zone 1 loop road to serve up to 60 dwellings in a carbon neutral 
eco village type development with the vast majority of the field not required for the 
access link but being landscaped to provide a public open space and landscaped soft 
edge to the urban fabric of Whitby.  

The size of the site being over 1 hectare, means the development is classed as a ‘major 
development application’ under the development management regulations.  As the 
nature of the site could be described as an urban development project in a National Park 
(which in terms of EIA regulations is a ‘Sensitive Area’), the Authority has screened the 
development for EIA and has assessed it as not likely to have significant effects and 
therefore does not represent EIA development.  The application documentation 
includes; a Planning Statement, Flood Risk Assessment, Heritage Assessment, a 
Preliminary Ecological Assessment, Hedgerow Regulations Assessment, Preliminary 
(Hydrology & Hydrogeology) Risk Assessment and a Transport Assessment.  

The application follows on from pre-application advice when officers indicated that any 
scheme would need to represent a net environmental improvement to this part of the 
National Park. 

The Authority’s ecologist welcomes the commitment within the application to 
demonstrate a 10% Biodiversity Net gain ahead of it becoming a legal requirement but 
feels the information should be submitted at the determination stage rather than being 
a post decision matter given the nature of the access road is to facilitate urban 
development on the other side of the National Park boundary.  

The agent has written in support of the application, in brief they state: 

The Broomfield farm site is split into two parts Zone 1 and Zone 2, separated by the 
access to the Whitby waste water works. It was always envisaged that Zone 2 would be 
served from a spur off the Zone 1 (290 market & affordable homes) internal circulation 
loop but this could take years to come forward.  Zone 2 is an exciting Carbon Neutral 
village homes proposal and has been submitted as one of nine projects as part of the 
£25m Whitby Town Deal (WTD) bid for which there are tight time targets of delivery in 
2022.  This proposal is seeking a way to unlock the potential of this first zero carbon, 
community self and/or custom build project in Yorkshire by delivering an early access 
solution. Without the WTD bid funding the viability of the project is in doubt. 

To answer the Parish Council concerns, the highway statement submitted with the 
application explains in detail why it is not considered that the position of the new access 
in relation to the 30 mph zone will have any adverse impact on highway safety.  The 
drainage proposals have been designed (with all the extra tree planting and soft 
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landscaping) to improve the position as water can currently flow off the fields onto the 
public road. Whilst it is accepted there would be a small loss of agricultural land, it is 
considered the wider public benefits of green space for the local community and the 
significant softening of the urban edge of Whitby adjacent to the National Park 
represents a net environmental improvement and public benefit. 

Main Issues 

Local Plan 

Strategic Policy G dealing with landscape seeks to give great weight in planning 
decisions to conserving and enhancing the diverse and distinctive landscape character 
areas of the National Park. The application site lies within Landscape Character area 4b: 
Whitby to Cloughton coast and coast hinterland where one of the identified detractors 
is suburban style development.  

Local Plan Policy CO2 deals with highway developments, it explains that new road 
schemes and significant road widening schemes can have an adverse impact on the 
landscape and natural environment and proposals will only be permitted where they are 
in scale with the local environment, where the local road network has capacity to 
accommodate the proposal without detriment to highway safety, the design takes into 
account the needs of all road users , there is a compelling need for the development and 
the development would be acceptable in landscape terms.   

Given the road is sought to service a housing development outside the National Park 
but within the adjacent District , there is a tension with  Policy CO2 in respect of there 
being a compelling need.  However, officers have afforded significant weight to the 
potential for improving the landscape character of the National Park setting at this 
urbanised location and arguably this tension is eased by the nature of the proposed zero 
carbon housing scheme. 

In response to the case officer’s query about whether the land is to be dedicated for 
public use and what maintenance arrangements are to be put in place to ensure the plan 
is kept in a state compatible with the biodiversity gains claimed, the applicants are in the 
process of drawing up plans to show a linking footpath through the area and will submit 
a 25 year management plan to demonstrate how well the site will be maintained for the 
benefit of local communities and the wider landscape.  

The objective of Policy CO2 is to resist harmful highway development in the National 
Park. The proposed development is considered relatively modest, would assist delivery 
of highly sustainable housing development in the wider area, provide local communities 
with green open space, improve ecological connectivity but most importantly could 
significantly reduce the suburban detraction of this relatively hard urban edge of Whitby 
and thus accord with Strategic Policy G in respect of enhancing the Whitby landscape 
character area.  

The Parish Council concerns are noted. In respect of highway safety concerns, the local 
Highway Authority has confirmed they have carefully assessed the impact on highway 
safety from a new access but feel the access is well within the 30mph zone and the 
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junctions have the capacity needed to accommodate the development without 
impinging on highway safety along Stainsacre Road. In terms of drainage arrangements 
overwhelming the new road, the Highway Authority would normally recommend 
conditions which include submission of drainage details, including flow calculations to 
ensure the drainage runs and diameters are capable of dealing with the bulk of pluvial 
flooding conditions.  

In respect of the loss of agricultural land, officers consider the landscape and 
biodiversity benefits likely to accrue from 2.4 ha of landscaped area against the 
suburban urban edge of Whitby carry more weight than the principle of resisting loss of 
agricultural land and approval is recommended.  

Pre-commencement conditions 

There are no pre-commencement conditions. 

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policy C11 which seeks to development 
outside but close to the Park Boundary minimises harm to the setting of the Park. 

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 confirmed to the applicant/agent that the 
development is likely to improve the economic, social and environmental conditions of 
the area. 

 

125


	05. Planning Minutes September - item 2
	North York Moors National Park Authority
	Item 2, Public minutes of the meeting held on Thursday 2 September 2021, 10am
	Present:
	Apologies:

	Copies of all documents considered are in the minute book
	39/2021 Minutes
	40/2021 Public question time
	41/2021 Members interests
	42/2021 Emergency evacuation procedure
	43/2021 Miscellaneous items
	44/2021 Applications for planning permission
	Plans list item 1
	Plans list item 2
	Plans list item 3
	Plans list item 4
	45/2021 Other business - Tree Preservation Order 2021/1, Park Hill Farm, Harwood Dale.
	46/2021 Other business - Tree Preservation Order 2021/2, Land adjacent to the Old School House, Fangdale Beck, Bilsdale.
	47/2021 Other business - Bilsdale Mast



	Committee Site Visit Minutes.doc - item 3
	North York Moors National Park Authority
	Item 3, Public site visit minutes of the meeting held at land off Sutherland Road, Cropton, on Friday 1 October 2021, 10am


	Public Question Time Planning - item 4
	North York Moors National Park Authority
	Item 4, Public Question Time
	When?
	What?
	How?
	Exclusions?
	Notice of questions should be sent to:



	Miscellaneous Items Template - item 7
	North York Moors National Park Authority
	Item 7, Miscellaneous items
	Appeals

	Appendix 2
	Hambleton
	Ryedale
	Scarborough
	Redcar and Cleveland
	Hambleton
	Ryedale
	Scarborough
	Redcar and Cleveland

	Appendix 3


	Planning Pre-plans list items standard text
	List of planning applications together with the Director of Planning’s recommendations
	Statutory Plans:
	Supplementary Planning Documents (SPD):


	Plans List Item 1
	North York Moors National Park Authority
	Plans list item 1, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Map showing application site
	View into application site from Sutherland Road
	Consultation responses
	Third party responses
	Consultation expiry
	Background
	Main Issues
	Local Plan
	Material considerations
	Principle of glamping use
	Landscape Impact
	Car parking and highway safety
	Proximity to managers dwelling
	Impact on residential amenity
	Ecology
	Conclusion
	Contribution to Management Plan objectives
	Additional information from agent submitted for the September Committee meeting



	Plans List Item 2
	North York Moors National Park Authority
	Plans list item 2, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Condition(s)
	Informative(s)
	Map showing application site
	Photo showing front elevation of building to be converted as fronts onto road through Battersby
	Consultation responses
	Consultation Expiry
	Third Parties
	Background
	Main Issues
	Local Plan
	Material considerations
	Pre-commencement conditions
	Contribution to Management Plan objectives
	Explanation of how the Authority has worked positively with the applicant/agent



	Plans List Item 3
	North York Moors National Park Authority
	Plans list item 3, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Condition(s)
	Informative(s)
	Map showing application site
	Photo showing range of farm buildings to be converted
	Building to be converted in the context of the main house
	Consultation responses
	Consultation expiry
	Third party responses
	Background
	Main Issues
	Local Plan
	Material considerations
	Pre-commencement conditions
	Contribution to Management Plan objectives
	Explanation of how the Authority has worked positively with the applicant/agent



	Plans List Item 4
	North York Moors National Park Authority
	Plans list item 4, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Condition(s)
	Map showing application site
	Photo showing location of proposed store room extension; between the main convenience store to the left and the Post Office to the right. The area is currently screened by solid timber boarding.
	Photo showing location of proposed staff room extension to the rear of the Post Office. The extension would occupy the paved area.
	Consultation responses
	Third party responses
	Consultation expiry
	Background
	Policy context

	Main Issues
	Size, scale and design
	Impact on amenities and highway
	Summary
	Contribution to Management Plan objectives
	Explanation of how the Authority has worked positively with the applicant/agent



	Plans List Item 5
	North York Moors National Park Authority
	Plans list item 5, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Condition(s)
	Informative(s)
	Context map showing application site
	Map showing application site
	Photo showing the recreation field with the existing play equipment and the location of the proposed additional play equipment and MUGA
	Photo showing the recreation field with the existing caravan storage area and the location of the proposed seven premium pitches
	Photo showing one of the existing amenity blocks to be replaced
	Consultation responses
	Third party responses
	Consultation expiry
	Background
	Main Issues
	Policy
	Principle
	Design
	Trees
	Drainage
	Renewable Energy
	Conclusion
	Contribution to Management Plan objectives
	Explanation of how the Authority has worked positively with the applicant/agent



	Plans List Item 6
	North York Moors National Park Authority
	Plans list item 6, Planning Committee report 14 October 2021

	Director of Planning’s Recommendation
	Condition(s)
	Map showing application site
	Photo showing site which lies behind the roadside hedge
	Consultation responses
	Third party responses
	Consultation expiry
	Background
	Main Issues
	Local Plan
	Pre-commencement conditions
	Contribution to Management Plan objectives
	Explanation of how the Authority has worked positively with the applicant/agent



	NYM2020-0618-FL - PINS Decision and Costs.pdf
	Despatch Cover Letter - Costs - J Cavanagh - 26 Aug 2021
	Appeal decision 3273197
	Costs decision 3273197

	October Planning Agenda Front Sheet.pdf
	Meeting:  Planning Committee
	Venue:  The National Park Office, The Old Vicarage, Bondgate, Helmsley
	Date:  Thursday, 14 October 2021, 10am
	Business




