
Agenda 
Meeting: Planning Committee 

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

Date: Thursday, 2 September 2021, 10am 

Business 

1. Apologies for absence

2. Public minutes of the meeting held on 22 July 2021

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

4. 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.

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

emergency evacuation procedure.

6. 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

7. To consider applications, together with the Director of Planning recommendations

thereon:-

Plans List 
Item Number 

Application 
Reference 

Development description and site address 

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 
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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 

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 

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

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). 

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

Chris France 
Director of Planning 

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

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.

• Vanessa Burgess 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
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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 22 July 
2021, 10am 

Present: 

Jim Bailey, Malcolm Bowes, Ena Dent, Alison Fisher, Janet Frank, David Hugill, David 
Jeffels, Shaun Moody, Heather Moorhouse, Abida Nayyar, Sarah Oswald, Caroline 
Patmore, Clive Pearson Andrew Scott, Subash Sharma, Colin Williamson 

Apologies: 

Peter Berry, Patrick James, Bob Marley 

Copies of all documents considered are in the minute book 

28/2021 Election of Chair 

That Mr David Hugill be elected Chair of the Planning Committee, to take office until the 
first meeting of the Planning Committee following the Annual General Meeting of the 
Authority. 

Mr David Hugill in the Chair 

29/2021 Election of Deputy Chair 

That Mrs Janet Frank be elected Deputy Chair of the Planning Committee, to take office 
until the first meeting of the Planning Committee following the Annual General Meeting 
of the Authority. 

30/2021 Minutes 

That the public minutes of the virtual meeting held on Thursday 06 May 2021, having 
been printed and circulated, be taken as read and be confirmed and signed by the Chair 
as a correct record. 

31/2021 Site visit minutes 

That the site visit minutes of the meeting held on Friday 2 July 2021, having been 
printed and circulated be taken as read and be confirmed and signed by the Chair as a 
correct record. 

32/2021 Public question time 

There were no questions from members of the public. 

33/2021 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. 
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34/2021 Emergency evacuation procedure 

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

35/2021 Castleton Conservation Area Article 4 Direction 

Recommendation 

That Members note and comment on the contents of the report and advice officers of 
their preferred response. 

Resolved 

That Members noted and commented on the contents of the report and advised 
officers that their preferred response is to exclude permitted development rights in 
relation to the installation of satellite dish/aerial; and the painting/staining of windows 
and doors, with such changes to be made as part of the Conservation Area boundary 
changes in due course, as set out on the Members update sheet. 

36/2021 Miscellaneous items 

Considered: The report of the Director of Planning 

Resolved: That the report be noted. 

37/2021 Applications for planning permission 

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

Plans list item 1: Simon Dunn spoke as the applicant. 

Plans list item 3: Maggie Barraclough spoke as the applicant. 

Plans list item 6: Gemma Edwardson spoke as the applicant’s agent. 

Plans list item 7: Jake Hunt spoke as the applicant. 

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

Plans list item 1 

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 for BHE Agricultural Contractors. 

Declaration of interest: Jim Bailey declared that he had been lobbied. 

Decision: Approved contrary to officer recommendation as notwithstanding an element 
of policy conflict Members considered that there is an identified domestic storage 
service need in the National Park demonstrated by the current demand and use and 
reflected by the lack of storage provision in new housing development and that the 
development was considered not to result in unacceptable landscape harm. 

Plans list item 2 

NYM/2021/0326/FL: Creation of secondary access, construction of timber carport and 
enlargement of existing store at 8 Dikes Lane, Great Ayton for Mr A Ayres. 

Decision: Approved as recommended. 

Plans list item 3 

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 for Mrs Margaret 
Barraclough. 

Declaration of interest: Janet Frank and Ena Dent both declared personal interests in 
this item as they had been lobbied. 

Decision: A proposal for a site visit was moved and seconded, however the vote was 
lost. A further proposal for temporary approval was moved, seconded and the vote 
carried. The application was approved contrary to officer recommendation for a 
temporary three year period as Members considered that this would enable the farm 
business to recover economically following the pandemic and allow the applicant to 
seek a site which is policy compliant; with conditions requiring the close boarded fence 
to be removed, the hut to be stained a dark colour and condition relating to external 
lighting. 

Plans list item 4 

NYM/2021/0175/FL: Alterations, construction of single storey side extension and 
replacement detached garage at 2 Railway Cottages, Goathland for Mr R Wood. 

Decision: Deferred for officers to negotiate with the applicant/agent to seek an 
alternative design of extension that does not compromise the character of the non-
designated heritage asset and the Conservation Area. 

6



Plans list item 5 

NYM/2020/0623/FL:  Removal of steel portal frame agricultural building and erection 
of replacement building in revised location, conversion of barn to form 1 no. holiday 
letting cottage together with construction of single storey extensions to existing 
dwelling at Tofta Farm, Brown Rigg Road, Staintondale for Mr & Mrs D Dobson. 

Decision: Approved as recommended. 

Plans list item 6 

NYM/2021/0182/FL: Use of land for the siting of 6 no. holiday lodges with associated 
hard surfacing and landscaping works (revised scheme following refusal of 
NYM/2020/0203/FL) at Runswick Bay Caravan & Camping Park, Hinderwell Lane, 
Runswick Bay for Mr James Welch. 

Decision: Approved with the decision delegated to the Director of Planning to clear an 
additional/amended condition to maintain and strengthen planting of hedgerows and to 
maintain them at a certain height. 

Plans list item 7 

NYM/2021/0168/CU: Use of land for the siting of 12 no. fixed bell tents for holiday 
letting purposes at Abbey Inn, Byland Abbey for Mr Jake Hunt. 

Decision: Approved temporary period of three years to reflect the local concern relating 
to the potential parking impact of the development. 

38/2021 Other business 

Members requested more information on committee site visit maps to assist in locating 
the site together with the reintroduction of the applicant/agent details on committee 
reports to assist in making declarations of interests and red/blue lines on maps to be 
consistent and clear. Officers advised that internal discussions will take place to 
consider and address these points. 
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North York Moors National Park Authority  

Item 3, 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 6, 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 

Reference number Appellants 
name and 
location 

Development description Date, time 
and venue 

NYM/2019/0431/FL Edwards 
Silpho Brow 
Farm West 
Silpho 
Scarborough 
YO13 0JP 

Change of use of agricultural 
buildings for the purposes of 
stabling horses and commercial 
storage in connection with the 
use of the site as a horse rescue, 
rehabilitation and horse 
rehoming charity, retention of 
touring caravan for workers rest 
room, retention of portacabin for 
use as workers accommodation, 
siting of toilet block, replacement 
summerhouse and gravel 
surfacing of field entrance to 
assist with drainage together 
with fenced external storage 
area (part retrospective) 

To be 
confirmed 

Appeals received 

Reference number Appellants 
name and 
location 

Development description  

NYM/2021/0147/CU 
 

Mrs Lorraine 
Howell 
21 Dalehouse, 
Staithes 

Change of use of part of domestic garden to 
form commercial tea garden for walkers and 
cyclists (revised scheme to 
NYM/2020/0431/CU) 

Appeals determined 

None   
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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  
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(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 A. 

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 B.  

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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Appendix A 

List of applications determined by the Director of Planning in accordance with the 
scheme of delegation for the period of 02/07/2021 to 10/08/2021.  

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/2021/0333/FL 

Removal of 2 existing timber shooting huts and construction of 1 no. stone and timber 
bothy at Bransdale High Moor, Bransdale for The Farndale Estate 

Approved on 05/08/2021 

Application reference: NYM/2021/0365/FL 

Erection of 3 no. field shelters and 1 no. garden shed (retrospective) at Fangdale Beck 
Farm, Fangdale Beck for Dr Nicky Mayes 

Approved on 09/07/2021 

Application reference: NYM/2021/0373/FL 

Installation of replacement door to north east elevation at Beech House, Carlton In 
Cleveland for Marcus Ramsden 

Approved on 05/07/2021 

Application reference: NYM/2021/0397/FL 

Alterations and construction of single storey rear extension at Brackenburn, Ingleby 
Greenhow for Ms Whittaker 

Approved on 09/07/2021 

Application reference: NYM/2021/0406/FL 

Erection of replacement agricultural livestock building at Hall Barn Farm, Old Deer Park 
Track, Ingleby Arncliffe for Mr John Bell 

Approved on 16/07/2021 

Application reference: NYM/2021/0411/FL 

Construction of building comprising activity area and bunk rooms following demolition 
of existing timber building (revised scheme to NYM/2018/0031/FL and 
NYM/2019/0679/FL) at Watson Scout Centre, Carlton in Cleveland for North Yorkshire 
County Scout Council 

12

http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0333/FL
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0365/FL
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0373/FL
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0397/FL
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0406/FL
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/DisplayAppDetails.aspx?AppNo=NYM/2021/0411/FL


Approved on 22/07/2021 

Application reference: NYM/2021/0418/FL 

Variation of condition 2 (material amendment) to planning approval 
NYM/2020/0617/FL to allow omission of lean-to store and installation of doors to car 
port at Greystones, Cowesby for Victoria Snook 

Approved on 20/07/2021 

Application reference: NYM/2021/0438/FL 

Variation of condition 2 (material amendment) of planning approval 
NYM/2021/0166/FL to allow a change of summerhouse design at Southbrook, Dikes 
Lane, Great Ayton for Mr Simon Calgie 

Approved on 29/07/2021 

Ryedale 

Application reference: NYM/2021/0067/FL 

Refurbishment works to outbuilding including replacement windows and doors, 
opening up of blocked up windows and doors and construction of external steps at 
Beck House Farm, Cropton for Mr Andrew Rogers 

Approved on 29/07/2021 

Application reference: NYM/2021/0227/FL 

Retention of extractor flue and erection of trellis screen at 12 Bridge Street, Helmsley 
for Mr S Pili 

Approved on 06/07/2021 

Application reference: NYM/2021/0228/FL 

Conversion of redundant building to form holiday letting accommodation and seasonal 
shop/café at Rawcliffe Bank Top Farm, Newton on Rawcliffe for Mrs Keren Macmillan 

Approved on 14/07/2021 

Application reference: NYM/2021/0269/FL 

Construction of dry stone wall at Mount Pleasant Farm, Cold Kirby for Mr Stewart 
Mechie 

Approved on 05/07/2021 
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Application reference: NYM/2021/0284/FL 

Siting of memorial bench at west of Wether Hill, Daleside Road, Farndale for Mrs Mary 
Brill 

Approved on 05/07/2021 

Application reference: NYM/2021/0337/FL 

Conversion of attached building to form gym, construction of link extension to dwelling, 
construction of water storage extension together with erection of greenhouse at 
Deepdale Farm, Langdale End for Mr Kevin Ingram 

Approved on 30/07/2021 

Application reference: NYM/2021/0362/FL 

Erection of timber shed at 13 Orchard Way, Helmsley for Mr Ted Pozniak 

Approved on  05/07/2021 

Application reference: NYM/2021/0368/AD 

Advertisement consent for the display of 1 no. non-illuminated fascia sign and 1 no. 
non-illuminated pole mounted sign at 12 Castlegate, Helmsley for The Fat Chef Co 

Granted on 28/07/2021 

Application reference: NYM/2021/0391/FL 

Alterations, installation of 2 no. additional rooflights and replacement windows and 
doors at Oak House, Main Street, Cold Kirby for Mr Sam Pickard 

Approved on 02/08/2021 

Application reference: NYM/2021/0423/FL 

Removal of condition 1 of planning approval NYM/2016/0428/FL to allow permanent 
siting of Larch clad container or variation of condition to allow siting for a further 5 year 
period  at Go Ape Cabin near Forestry England Visitor Centre for Adventure Forest Ltd 

Approved on 21/07/2021 

Application reference: NYM/2021/0426/FL 

Construction of single storey extension at Ellerbeck House, Priestmans Lane, Thornton 
le Dale for Mr David Calum 

Refused on 30/07/2021 
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Application reference: NYM/2021/0432/FL 

Construction of single storey extension to provide residential annexe accommodation 
(revised scheme following refusal of NYM/2020/0933/FL) at Pineview Lodge, Low 
Moor Road, Stape for Mr Andrew Watkinson 

Approved on 14/07/2021 

Application reference: NYM/2021/0465/CLLB 

Certificate of lawfulness for re-roofing works to Grade II Listed Barn at Elm Barn, 
Bransdale for National Trust 

Issued on 22/07/2021 

Application reference: NYM/2021/0467/FL 

Alterations, construction of link extension and replacement garden room following 
removal of lean-to together with alterations to outbuildings to provide ancillary 
accommodation at Sand Lane House, Main Street, Oldstead for Mr and Mrs C Burrows 

Approved on 02/08/2021 

Application reference: NYM/2021/0470/FL 

Alterations and construction of single storey extension following removal of porch at 
Mount Pleasant, High Leir Lane, Old Byland for Mr Ellis 

Approved on 02/08/2021 

Scarborough 

Application reference:  NYM/2019/0730/FL 

Construction of two storey side extension to dwelling, creation of car park to serve 
holiday park and alterations to site entrance at Lady Cross Plantation Caravan Park, 
Egton for Mr & Mrs Robinson 

Approved on 05/07/2021 

Application reference:  NYM/2019/0731/AD 

Advertisement consent for the repositioning of existing sign and the display of 2 no. 
non-illuminated signs at the site entrance at Lady Cross Plantation Caravan Park, Egton 
for Mr & Mrs Robinson 

Granted on 05/07/2021 
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 Application reference: NYM/2020/0360/FL 

Conversion of existing redundant agricultural buildings to either 2 no. holiday letting 
cottages or annexes with associated parking and landscaping works at Home Farm, 
Dunsley Lane, Dunsley for Paul and Alison Hodgson 

Approved on 05/07/2021 

Application reference:  NYM/2020/0631/FL 

Alterations together with single storey garage extension at East Farm, Lease Rigg, 
Grosmont for Mr & Mrs Krenn 

Approved on 07/07/2021 

Application reference:  NYM/2020/0885/FL 

Change of use of upper floors to 1 no. principal residence dwelling or holiday cottage 
together with relocation and replacement of extractor flue at Maryondale Cottage and 
Chip Shop, Albion Street, Robin Hoods Bay for Mr I Ford and R Cuthbertson 

Approved on 05/07/2021 

Application reference:  NYM/2020/0887/LB 

Listed Building consent for relocation and replacement of extractor flue and internal 
alterations to enable use of upper floors as 1 no. principal residence dwelling or 1 no. 
holiday cottage at Maryondale Cottage and Chip Shop, Albion Street, Robin Hoods Bay 
for Mr I Ford and R Cuthbertson 

Granted on 05/07/2021 

Application reference:  NYM/2020/0969/FL 

Installation of replacement uPVC windows and door at Robin Hill, Raven Hall Road, 
Ravenscar for Mrs Elizabeth Dixon 

Approved on 06/07/2021 

Application reference:  NYM/2020/1018/FL 

Change of use of sawmill timber yard to visitor car park with associated works including 
surfacing, installation of associated infrastructure (pay stations, cctv poles, cycle 
stands/lockers, electric vehicle charging points, boundary treatment and signage) 
construction of vehicle bridge and creation of section of footpath at Former Saw Mill 
Timber Yard, East Row, Sandsend for The Mulgrave Estate 

Approved on 09/08/2021 
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Application reference:  NYM/2021/0022/FL 

Subdivision of and alterations to existing dwelling to create additional unit for local 
occupancy occupation or holiday letting purposes at Brook House Barn, Hawsker for Mr 
D Trotter 

Approved on 09/07/2021 

Application reference:  NYM/2021/0025/FL 

Conversion of attached outbuildings to form additional living accommodation to 
existing dwelling together with change of use of land to extend associated garden at 
Fairfax Farm, Dunsley for The Mulgrave Estate 

Approved on 16/07/2021 

Application reference:  NYM/2021/0026/LB 

Listed Building consent for internal and external alterations to dwelling and conversion 
of attached outbuildings to form additional living accommodation at Fairfax Farm, 
Dunsley for The Mulgrave Estate 

Granted on 28/07/2021 

 Application reference: NYM/2021/0105/FL 

Demolition of stable building and construction of office/garden room building at 
Croftlands, Church Lane, Fylingthorpe for Mr & Mrs P & S Hinchliffe 

Approved on 14/07/2021 

Application reference:  NYM/2021/0193/FL 

Erection of general purpose agricultural building at Heystones Manor Farm, Egton 
Road, Aislably for Mr Cliff Jowsey 

Approved on 29/07/2021 

Application reference: NYM/2021/0195/FL 

Construction of access track (retrospective) at Spikers Hill Farm, Cockrah Road, West 
Ayton for Mr Mark Hutchinson 

Approved on 22/07/2021 

Application reference:  NYM/2021/0245/FL 

Relocation and installation of oil tank (part retrospective) at Birch Hill Farm, Roxby for 
Mr Richard Lyth 

Approved on 07/07/2021 
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Application reference:  NYM/2021/0273/CLLB 

Certificate of lawfulness for installation of replacement front door to Grade II Listed 
Building at 18 Main Road, Aislaby for Mrs Joanne Hicks 

Issued on 07/07/2021 

Application reference:  NYM/2021/0350/FL 

External repairs and alterations at Fishermans Cottage, Gunn Gutter, Staithes for Mrs 
Brenda Reeve 

Approved on 05/07/2021 

Application reference:  NYM/2021/0353/FL 

Alterations, removal of porch and construction of single storey side extension with 
storage area below at Nookside, Whitby Road, Robin Hoods Bay for Mr Stephen Mann 

Approved on 07/07/2021 

Application reference:  NYM/2021/0360/FL 

Alterations and construction of single and two storey extensions following demolition 
of conservatory at 40 Iburndale Lane, Sleights for Mr Martin Harrison 

Approved on 05/07/2021 

Application reference:  NYM/2021/0371/FL 

Alterations, construction of single storey rear extension and dormer window to front at 
75 High Street, Castleton for Sandy Fitton 

Refused on 28/07/2021 

Application reference:  NYM/2021/0376/FL 

Alterations to garage/workshop/store to form annexe accommodation at The Retreat, 
Sewage Works, Newholm for Mr C Baker 

Approved on 22/07/2021 

Application reference:  NYM/2021/0395/FL 

Demolition of outbuildings, alterations and construction of two storey extension to 
dwelling, dormer windows and conservatory, erection of part stable/part agricultural 
storage building and change of use of land to form manege at Deanside, Littlebeck 
Lane, Sneaton for Mr Matthew and Mrs Cheryl Billson Hodges 

Approved on 22/07/2021 
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Application reference:  NYM/2021/0398/FL 

Temporary use of land for the siting of a touring caravan for residential occupancy at 
Lodge Hill Farm, Egton Grange for Mr Robert Dillon 

Temporary Consent on 12/07/2021 

Application reference:  NYM/2021/0401/FL 

Replacement of existing French doors and window with bi-fold doors at Voebroch, 
Kettleness for Mr & Mrs Heaney 

Approved on 02/08/2021 

Application reference:  NYM/2021/0409/FL 

Variation of condition 4 of planning approval NYM/2018/0029/FL to include a 
mortgagee in possession clause at Land between No's 21 and 23, Rosedale Lane, Port 
Mulgrave for Mr R J Hare and Miss E E Foster 

Approved on 05/07/2021 

Application reference:  NYM/2021/0414/FL 

Demolition of conservatory and construction of single storey extension to provide 
office/reception/utility at St Hildas Farm, 3 High Street, Hinderwell for St Hildas 
Complex 

Approved on 06/08/2021 

Application reference:  NYM/2021/0420/FL 

Alterations, construction of porch and replacement single storey extension at Ellerby 
Crossing Cottage, Coverdale Lane, Mickleby for Ms Romany Woodman 

Approved on  21/07/2021 

Application reference:  NYM/2021/0433/FL 

Alterations, construction of link extension and installation of solar PV panels at 1 Mill 
Lane, Iburndale for Jane Cornforth 

Approved on 23/07/2021 

Application reference:  NYM/2021/0435/FL 

Installation of door to side elevation of garage at 19 Hermitage Way, Sleights for Miss 
Maria Whittle 

Approved on 02/08/2021 
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Application reference:  NYM/2021/0455/FL 

Erection of structure to provide covered entrance, installation of replacement windows 
and doors, cladding and installation of solar panels to reception building at Whitby 
Holiday Park, Saltwick Bay for Normanhurst Enterprises 

Approved on 06/08/2021 

Application reference:  NYM/2021/0457/FL 

Construction of single storey rear extension along with alterations to fenestration and 
cladding of adjoining outbuilding at Gowland Lodge, Gowland Lane, Cloughton for Mr & 
Mrs Lunn 

Approved on 09/08/2021 

Application reference:  NYM/2021/0504/FL 

Variation of condition 4 of planning approval NYM/2020/0757/FL to include a 
mortgagee in possession clause at Land at Toft House Caravan Site, Main Road, Aislaby 
for Mr Craig Hall 

Approved on 04/08/2021 

Redcar and Cleveland 

Application reference:  NYM/2021/0174/FL 

Alterations and construction of first floor rear extension and rear pergola at 
Broadmeadows, Hutton Village Road, Guisborough for Mr Johnson 

Approved on 05/07/2021 

Application reference:  NYM/2021/0454/FL 

Installation of solar pv panels to garage roof at Boulby Lodge, Boulby for Mr Kevin 
Stock 

Approved on 02/08/2021 

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) 

Hambleton 

None  

Ryedale 

None  
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Scarborough 

None  

Redcar and Cleveland 

Application reference:  NYM/2021/0424/AGRP 

Prior notification for creation of road for forestry purposes under Part 6 (revised 
proposal to NYM/2020/0312/AGRP) at Grinkle Park Woods, Grinkle Park for Grinkle 
Park Estate 

Approved on 28/07/2021 

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

Application Reference:  NYM/2021/0182/FL 

Use of land for the siting of 6 no. holiday lodges with associated hard surfacing and 
landscaping works (revised scheme following refusal of NYM/2020/0203/FL) at 
Runswick Bay Caravan & Camping Park, Hinderwell Lane, Runswick Bay 

This application was approved by the Planning Committee on 22 July 2021, subject to 
an amendment to condition 12 to maintain and strengthen planting of hedgerows and 
to maintain them at a certain height. The decision notice has now been issued with 
condition 12 reading as follows: 

12. No trees, shrubs or hedges along the north east and north western boundaries of
the site shall be felled, uprooted, wilfully damaged or destroyed, cut back or removed 
without the prior written consent of the Local Planning Authority. All existing hedging 
along these boundaries shall be maintained at a minimum height of 2.5m. 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. 

Applications adjacent to the National Park (3024) 

Application Reference:  21/01431/FUL 

Change of use of land for an extension of existing holiday park to provide space for 14 
additional holiday lodges with associated landscaping, parking and new access at Toft 
Hill Caravan Park Hill Road Kirkby In Cleveland 

The Authority has assessed the details of this proposal and note the site is immediately 
adjacent the National Park boundary and there are footpaths and bridleways on the 
rising land to the south that is within the National Park. The site is also within the open 
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countryside and is not particularly well screened so the caravans would be visible and 
associated lighting could lead to light pollution both of which would affect the setting of 
the National Park and views out of it. Whilst some additional landscaping is proposed, 
this is not yet established. As the development proposal would encroach into the 
countryside and represent more sporadic development that would harm the character 
and appearance of the locality, the Authority has expressed concerns in relation to this 
proposal for the above reasons. 

Application Reference:  21/00888/FUL 

Change of use of land to allow for the siting of up to 15 no. motor homes, tents, 
caravans or moveable accommodation units at Oak Tree Farm, Yatts Road, Pickering 

The Authority has assessed the details of the proposed development and advised that 
as the site is well screened from the road by a substantial hedge and by existing farm 
buildings, the National Park Authority has no objections. However the site could benefit 
from some additional planting along the northern boundary as such the Authority has 
requested that additional boundary planting is a condition of any approval. 

Application Reference:  R/2021/0607/FF 

Installation of two dormer extensions at front; part two storey / part single storey 
extension at side / rear including porch to existing farmhouse at Kateridden, Stanghow 
Road, Stanghow, Saltburn By The Sea 

The Authority has assessed the details of the proposed development and made no 
objections. 
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Appendix B 

List of enforcement matters determined by the Director of Planning in accordance 
with the scheme of delegation for the period of insert to insert. 

Reference 
number 

Development description and site 
address  

Decision taken 

12366 Lindholme, Mill Beck, Fylingthorpe, 
siting of shipping container in side 
garden of bungalow used for storing 
equipment for gardening business 

Duplicate file 

13159 4 Castlegate, Helmsley, alleged 
unauthorised advertisement on land 
to rear 

Breach removed 

13317 Akitt House Farm, Chop Gate, earth 
moving 

No further action, old complaint 

14211 Borrogate/Barkers Yard, Helmsley, 
unauthorised signage 

Not deemed expedient to 
pursue 

14552 Land east of 7 Lingrow Close, 
Runswick Bay, alleged use as 
temporary car park at weekends and 
holidays 

Previously advised 28 day use, 
newer file now open on matter 

14554 Coxwold Crossroads, concerns 
regarding signage in Conservation 
Area 

No further action, not expedient 
to pursue 

14565 Keasbeck Cottage 
Harwoodale, felling of trees and 
building work/horse arena 

No further action,  not deemed 
expedient to pursue 

14774 Prebends, River Lane, High Kilburn, 
alleged unauthorised creation of 
driveway 

Not expedient to pursue, 
permitted development 

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

Development in compliance 
with approval, public rights of 
way issues referred to ranger 

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

No further action, breach 
removed 

16739 Carlton Lane, Helmsley, potentially 
unauthorised business 

Use of site has ceased 

16927 Delves Farm Cottage 
Egton Grange, potentially 
unauthorised timber summerhouse 

Summerhouse moved into 
curtilage- permitted 
development 

17009 Staithes Car Park, potentially 
unauthorised ANPR Cameras 

No further action, not deemed 
expedient to pursue. Poles 
removed and cameras re-sited 

17172 Flats on Hall Garth Lane, West Ayton, 
potentially unauthorised CCTV 
camera 

No further action, not deemed 
harmful 
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Reference 
number 

Development description and site 
address  

Decision taken 

17458 Wragby Farm Cottage, Fylingdales, 
potentially unauthorised 
extension/porch and car port 

No further action, car port not 
deemed to be harmful and 
extension immune from 
enforcement action 

17500 Wragby Manor, Fylingdales, potential 
breach of local occupancy conditions 

No further action- immune from 
enforcement action 

17528 Fangdale Beck Farm, erection of field 
shelters 

Applications approved under 
NYM/2021/ 0365/FL and 
NYM/2021/0342/CLE. 

17594 The Chapel, Lockton, potentially 
unauthorised works 

No breach found 

17600 Cannon Garth Mews, Helmsley, stone 
owl 

No further action, no planning 
issue found 

17617 Land Close to Esk View Pub 
Castleton, car park 

Breach removed 

17711 Holmfield, 87 Ainthorpe Lane, 
Ainthorpe, Whitby, potential change 
of use of domestic property to care 
facility/community hub 

No further action, no breach 
found 

17832 6 Hill Cottages, Rosedale East, 
potential works not in accordance 
with NYM/2020/0193/FL 

No further action required, no 
breach found 

17851 Brook House, Middlewood Lane, 
Fylingthorpe, replacement of timber 
windows with UPVC windows 

No further action, no breach 
found 

17904 Upton Hall Farm, Goldsborough Lane, 
Lythe, widening of driveway 

No further action, works not 
deemed to be harmful, 
permitted development 

17966 The Old Meeting House, Laskill, 
potentially unauthorised satellite dish 
over public highway 

Breach removed 

17995 RAF Fylingdales, noise from aircraft 
flying 

Not a planning matter 
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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 02 September 2021 

Application number: NYM/2020/0941/FL 

Development description: 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 

Site address: land and buildings to rear of Butchers Shop, Ingleby Greenhow 

Parish: Ingleby Greenhow 

Case officer: Mrs Hilary Saunders 

Applicant: A.V. Fawcett and Sons, Butchers Shop, Ingleby Greenhow, TS9 6LL 

Agent: ELG Planning, Princes House, 8 Princes Street, Harrogate, HG1 1NH 

Director of Planning’s Recommendation 

Approval subject to the following: 

Conditions 

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 layout detail                         DWG 3 Rev B      16/06/2021  
Floor plan and elevations DWG 4 Rev B      16/06/2021   
(conversion) 
New dwelling floor plan          DWG 5 Rev B       21/06/2021 
and elevation  
or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority. 
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3 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. 

4 RSUO00 The occupation of the dwellings hereby permitted shall be 
limited to: 
i. a qualifying person; and 

ii. a wife or husband (or person living as such), licensee, 
dependant or sub tenant of a qualifying person. 

For the purpose of the above, a person is a qualifying person in 
relation to the dwelling if he/she has an interest in the dwelling 
(see Note A) and, immediately prior to occupying the dwelling, 
he/she has satisfied the Local Planning Authority that he/she 
was in need of local needs housing in term of the criteria set out 
in Policy CO13 of the adopted North York Moors Local Plan, 
namely that he/she is: 

1. Currently resident in the National Park, having been 
resident in the Park for at least the previous 3 years; or 

2. Currently in employment in the National Park; or 

3. Having an essential need to live close to relative(s) who 
are currently living in the National Park; or 

4. Having an essential requirement for substantial support 
from relatives who are currently living in the National Park; or 

5. Former residents whose case for needing to return to 
the National Park is accepted by the Authority. 

Prior to the occupation of the development the qualifying 
person shall have obtained confirmation in writing from the 
Authority that they satisfy the local need criteria outlined in 
points 1 to 5 above.  

Note A: For the purpose of the above, a person has an interest 
in the dwelling if he/she has a freehold or leasehold interest in 
the whole or any part of it, or is a secure tenant or statutory 
tenant within the meaning of the Housing Act 1985 or the Rent 
Act 1977.  
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Note B: For the purpose of the above, resident within the 
National Park will include the whole of parishes split by the 
National Park boundary with the following exceptions: 

Allerston; Beadlam; Burniston; East Harlsey; Ebberston and 
Yedingham; Great Ayton; Great and Little Broughton; Great 
Busby; Guisborough; Irton; Kirkby in Cleveland; Kirkbymoorside; 
Lockwood; Nawton; Newby; Pickering; Potto; Scalby; Snainton; 
Sutton under Whitestonecliffe.  

Note C: A mortgagee of the owners exercising its statutory 
power of sale, a receiver appointed thereby, or a successor in 
title thereto is not bound by the provisions of this Condition, 
(provided always that any such mortgagee must be a body 
corporate registered with and regulated by the Prudential 
Regulation Authority (or any successor body whose function is 
to regulate mortgages and loans)). 

The local occupancy restriction shall however be replaced by a 
principal residence restriction as follows:- 

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 

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. 
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6 CDLB01 No work shall commence on site to clear or strip out the 
building to which this permission relates (conversion element 
only) until a programme of building recording and analysis in 
accordance with a written scheme of investigation has been 
submitted to and approved in writing by the Local Planning 
Authority. The work shall not be carried out otherwise than in 
accordance with the approved scheme of investigation. 

7 MATS00 No work shall commence in relation to external surfaces in the 
development hereby approved until a sample of the materials to 
be used in the construction of the 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. 

8 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. 

9 MATS00 All pointing in the development (conversion only) 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. 
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10 MATS00 No work shall commence on the installation of any windows or 
doors 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. 

11 MATS00 External trickle vents shall not be incorporated into any new 
windows hereby approved and shall not be installed thereafter 
unless otherwise agreed in writing with the Local Planning 
Authority. 

12 MATS00 No work shall commence to paint or stain external joinery in the 
development hereby approved until a scheme for the painting 
or staining of all external joinery has been submitted to and 
approved in writing by the Local Planning Authority. The 
scheme shall include details of the proposed treatment for 
doors, windows, shutters, stable doors and any other exterior 
joinery fixtures. The works shall be carried out in accordance 
with the approved details and shall be maintained in that 
condition in perpetuity unless otherwise agreed in writing with 
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 The external face of the frame to all new windows shall be set in 
a reveal of a minimum of 100mm (conversion element) and 
60mm (new build element) 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. 

15 MATS00 No work shall commence on the installation of any rooflights in 
the development hereby approved until full details have been 
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submitted to and approved in writing by the Local Planning 
Authority. The rooflights shall be fixed or top-hung metal 
conservation style and shall be installed in accordance with the 
approved details and maintained in that condition in perpetuity 
unless otherwise agreed in writing with the Local Planning 
Authority. 

16 MATS00 The guttering to the development hereby permitted shall be 
directly fixed to the masonry by means of gutter spikes with no 
fascia boarding being utilised in the development and shall 
thereafter be so maintained in that condition in perpetuity 
unless otherwise agreed in writing with the Local Planning 
Authority. 

17 MATS00 All rainwater goods shall be painted cast iron in a colour to be 
agreed in writing by the Local Planning Authority and thereafter 
be so maintained in that condition in perpetuity unless 
otherwise agreed in writing. 

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 
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 No dwelling must be occupied until the related parking facilities 
have been constructed in accordance with the details approved 
in writing by the Local Planning Authority. Once created these 
areas must be maintained clear of any obstruction and retained 
for their intended purpose at all times. 

20 LNDS00 No work shall commence to clear the site in preparation for the 
laying of hardsurfacing in relation to the development hereby 
permitted until full details of the hard surfacing to be utilised on 
the site have been submitted to and approved in writing by the 
Local Planning Authority, including a timetable to implement 
the proposed works. The details should include the 
identification and proposed reuse of historic surfaces which are 
existing at the site as well as details of new materials to be 
used. The hard landscaping works shall then be implemented in 
accordance with the approved details. The hard landscaping 
shall be maintained in perpetuity unless otherwise agreed in 
writing by the Local Planning Authority. 
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21 LNDS03 No trees, shrubs or hedges along the south west and south east 
boundaries of the site 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. 

22 MISC00 Prior to any works commencing on the stone and pantile 
outbuilding (building 2 as identified in the report), a copy of the 
obtained European Protected Species Licence covering the 
works or a valid, up-to-date survey report by a suitably qualified 
ecologist demonstrating no roosts present, must be submitted 
to the Authority and approved in writing. 

23 MISC02 The development hereby permitted shall be carried out in 
accordance with the mitigation measures set out in paragraphs 
section 10 of the Bat, Breeding Bird and Barn Owl report dated 
January 2021. 

24 DRGE00 No work shall commence on the construction of the new 
dwelling until full details of the proposed means of surface 
water drainage have been submitted to and approved in writing 
by the Local Planning Authority. The development shall not be 
brought into use until the drainage works have been completed 
in accordance with the approved details. 

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. 
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Map showing application site 
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Photo showing front of site from main road through village and adjacent the Dudley 
Arms 

 

Photo showing views up to site from Marsh Lane with property known as Shelton on 
left hand side 
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Consultation responses 

Parish 

Objection to proposed new build dwelling. 

15 January 2021: Welcome the proposal to make good use of the redundant 
butchers/farm buildings to provide a local needs dwelling and believe this will make a 
positive contribution to the village. However, it is noted that the extension on the 
eastern side elevation appears to be developed on the boundary with Church Bank 
House where concerns have been raised as to its proximity to the curtilage and we note 
that the amenity area around the development appears tight and restricted. 

However have a number of concerns with regard to the proposal to replace the existing 
small scale low farm buildings with a much larger four bedroom two storey dwelling. 

There is particular concern with the position of the proposed dwelling in terms of the 
potential detrimental impact it would have on the amenity of immediate neighbours and 
adverse impact on the elevated site when viewed from Marsh Lane & St Andrews 
churchyard. It would directly sit above Shelton (to the south) on a steep embankment 
and appear to overlook that dwelling, especially from first floor windows of the 
proposed dwelling. 

As all surrounding farm buildings and the proposed Listed Building conversion dwelling 
are single storey it is suggested a single storey, smaller scale dwelling may be better 
accommodated and be more sympathetic on what is a fairly tight back land site and still 
contribute positively as a smaller local needs dwelling. It could also reduce the visual 
impact of the development on the elevated site. 

It is also noted that to the immediate west of the proposal is the pub car park and back 
dining room windows that would be overlooked by the proposed dwelling which is not 
ideal and may cause amenity and neighbour difficulties. 

There is concern that it appears that all of the on-site parking (four) spaces have been 
taken up by the proposed additional dwellings and on-site parking previously available 
for both The Butchers House and commercial Butchers Shop have been removed, only 
leaving off site roadside parking available for these remaining properties. This is seen as 
having a potentially detrimental impact on parking within the village pushing existing 
parking provision off site. 

A further issue of concern is the safety to pedestrians of increased traffic crossing the 
footpath immediately in front of the archway, leaving the site without visibility in either 
direction along the path with a potential health & safety impact. It is suggested that 
traffic calming mitigation may help and should be included as part of the scheme. 

It is also noted that there may be surface water issues/drainage that may need to be 
addressed with the increase in hardstanding. 
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21 July 2021: It should be noted that there were no objections to the re-development of 
the existing buildings but purely to the construction and position of the four-bedroom 
house with reasons set out below.  

The construction of a new four-bedroom house shall: 

a) We feel strongly go against the Strategic Housing Policy (Ref NYMPA Policy CO8
points 1 and 2) and would also result in an overdeveloped site, lacking in amenity
space and have a negative impact on the quality of the surrounding area.

b) Be incongruent with the linear form and character of Ingleby Greenhow and may set
a precedent for future development further eroding the character and appearance
of the village.

c) The proximity of the proposed house to properties on Marsh Lane, the Dudley Arms
public house and also the proposed development of the existing barn all give rise to
a poor-quality development. Specific concerns have been raised as to the possibility
of future complaints directed towards the public house.

d) Be overbearing. The properties sited on Marsh Lane shall be overlooked and
dwarfed to the extent that privacy shall be greatly impacted alongside a
deterioration to the amenity space at the rear of the properties.

e) Given the topography of the site and adjoining area there are concerns regarding the
management of the drainage for the properties on Marsh Lane and the Parish
Council would request assurances in the form of planning conditions that drainage
shall be sufficient to overcome any issues should the authority be minded to
approve the application.

The above points have been raised due to a number of complaints and comments which 
have been passed to the Parish Council since the revised plans were made public and 
we would request that as a minimum the application goes before the committee which 
would enable a site visit to occur. 

Highways 

1 February 2021: No objections subject to conditions. 

Northumbrian Water 

11 January 2021: Northumbrian Water actively promotes sustainable surface water 
management across the region. The developer should develop their surface water 
drainage solution by working through the following, listed in order of priority: 

• Discharge into ground (infiltration)

• Discharge to a surface water body

• Discharge to a surface water sewer, highway drain, or another drainage system

• As a last resort, discharge to a combined sewer
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Environmental Health 

7 January 2021: No objections. Ingleby Greenhow is served by two water supplies; one 
mains supply and a second private water supply stemming from a local spring. The 
butchers premises associated with this application is served by the private water 
supply. The agent for the application has confirmed that the proposal is to make a 
connection for the new development to the mains water supply. I can confirm that this is 
the Council's preferred option from a public health perspective, and would avoid the 
need for any secondary treatment at the dwellings themselves. 

Third party responses 

19 July 2021: Simon and Kathryn Palmer, Randybell, Marsh Lane, Ingleby Greenhow 

Object to new two storey dwelling as follows: 

1. The impact of water soaking away close to the properties of Shelton and Close Burn
on Marsh Lane. It appears that there is the potential for land slippage. Given the
potential of such an occurrence (actual or otherwise) it could deter prospective
buyers for any of the properties on Marsh Lane and / or affecting the market value of
said properties.

2. It is not sufficient that profit be a key driver of an application to build a large
property, without regard to the practical impacts voiced in objection to this planning
application the local residents, rather than converting the existing buildings in that
location instead.

3. A narrow strip of land exists between Ingleby Avenue and Marsh Lane in Ingleby
Greenhow. Should this be approved it could set a precedent for others to build in any
other part of this narrow and delicate strip of land, and therefore creating a
significant loading impact on the sloping land towards Marsh Lane and an imbalance
to the quality of life enjoyed by the residents who choose to live in this peaceful
village.

We are also supportive of the many other and well-articulated concerns raised by the 
local residents in writing to object to this planning application. 

12 July 2021: Mrs J Baldwin, The Heights, Marsh Lane, Ingleby Greenhow 

Support the conversion of the Listed Building to a dwelling but have concerns about the 
new build, listed these below: 

Strategic Housing policy confirms that larger dwellings are precluded. The Authority’s 
Policy CO8 stipulates that developments in smaller villages must be smaller dwellings 
meeting the housing needs for smaller households. Although it doesn’t stipulate an 
exact size, I would suggest that a four bedroom detached house is not a small dwelling 
for a small household and if planning permission was to be granted would set a 
precedent for other large dwellings being built in the village. 

The agent says that smaller dwellings would not make the best or effective use of the 
site and also not provide an economic return for the developer given the works required 
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to prepare the site as well as physically convert and build the new accommodation. I 
would see this as being irrelevant and profitability should have no bearing upon the 
Strategic policy or the Local Plan. 

The agent mentions that the properties are not likely to be beyond the capabilities or 
aspirations of National Park residents. If planning for the four bedroom detached house 
is given (with residential restrictions), it would also go completely against the Park 
policy of building smaller, affordable housing for the growing need of smaller 
households and addressing the imbalance in existing housing stock within the National 
Park.  

The footprint of the new four bedroomed, two storey house at the top of a steep hill, is 
larger than the current buildings, falls out of line with current housing in the main street 
and in Marsh Lane and, with being in an elevated position, the scale and height of the 
property will have an adverse impact on existing residents. 

It would appear the detached house backs onto Shelton on Marsh Lane and to a lesser 
extent, Close Burn. Is there no direct overlooking of Shelton or limited overlooking? 
Because the houses on Marsh Lane are built into the slope of a hill many have a 
habitable, living area on the first floor and I am aware that Shelton has an upstairs living 
room and patio area. It would seem to me that Shelton will be overlooked and that it 
would have a meaningful impact on that resident’s wellbeing and privacy. 

I feel strongly that the plans for the building of a four bedroom detached house go 
against the Strategic housing policy and, if planning permission is granted, will set a 
precedent for the building of other larger properties in Ingleby Greenhow. 

15 January 2021: Anthony and Sheila Simpson, Shelton, Marsh Lane, Ingleby 
Greenhow 

We are totally against the building of the new two story, four-bedroom house at the 
back of our house. 

In the past there has been some landslides possibly due to poor drainage. This shows 
that building a large house and having soakaways for the surface water close to the 
steep embankment could have many problems. 

Also how would the proposed new house look on the elevated site? 

We are in favour of converting the existing farm buildings into single story dwellings, 
but totally against the building of the new two story house so close to the back of our 
house as it would be looking down on to the back of our house and patio area, also it 
would be built only approx. 25 feet from our house and only a few feet from the steep 
slope down to the back of our house. Could this cause a land slide? 

We are also concerned with surface water going into soakaways again this would 
course problems with water coming out of the bank side at the back of our house. 

06 July 2021: How will all the vehicles, machinery and equipment needed to clear and 
develop the site enter and exit will this be through the arch way?  Would they use the 
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strip of field which is very steep and right next to our property? I would have thought 
that it would be too steep for any vehicles and it goes out on to the main road where it is 
very narrow against the church wall and very close to the sharp corner. 

Our main bedroom looks out of the south east of our property  

1 July 2021: The revised proposal would still look down on the back of our house. Our 
rear garden is usable and my family play and sunbath on the grassed embankment and I 
also have the garden to the north east or my property between "Close Burn" and the 
"Dudley Arms". 

We have a first floor living room which has French doors at the rear going out to a large 
patio area and my disabled wife virtually, lives on the first floor, also on their plans they 
have the boundary as a straight line again this is incorrect the boundary at the north 
east of our property goes at a slight angel and then down to the "Dudley Arms" 
boundary. The new property would look down on to our living room and patio and affect 
our privacy. 

We are concerned about the surface water from all the site going into soakaways. When 
we built our house on the bank side all our surface water goes into drains, if we had used 
soakaways all of our surface water would have run on to the road. We currently have 
water standing at the back of property when we have very heavy rain. 

The proposed property is not in line with any other properties if approved would this set 
a precedent? 

Finally building a two-story detached house at the back of our property on top of a steep 
bank would impact on the views from the Church and Marsh Lane.  

 19 January 2021: Christine Ellerton, Close Burn, Marsh Lane, Ingleby Greenhow 

I oppose the proposed two storey house. I have no issues regarding the conversion and 
limited extension to the existing traditional building. 

“Close Burn” is a single storey bungalow set on the side of the steeply sloped hill 
between Main Street and the beck. The current “modern agricultural outbuildings”, 
proposed to be demolished are set back from the site boundaries, and are all of a single 
storey. These buildings are screened by the current intervening vegetation.  

The proposed detached house: 

• Has a footprint extending significantly beyond the current agricultural buildings, and 
in close proximity to the northern boundary of the site, and in significant view of 
“Close Burn”. 

• Is situated at the summit of the steep hill from Marsh Lane. 

• Is a two storey house (with additional utilization of the roof space) replacing single 
storey low rise buildings. 

• Has a large ground floor window at its rear aspect closest to “Close Burn”, plus 
windows upstairs directly looking down onto Close Burn’s rear garden and windows. 
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• is set out of line compared to the other houses on Main Street or Marsh Lane

• Given all these factors I believe the detached new house will directly overlook the
rear of my property, including garden, terrace and look down into the windows of my
kitchen and living-dining rooms. I consider the height of the building at the top of the
steeply sloped hill will not only be visible, but will dominate obtrusively over “Close
Burn”, “Shelton” and when seen from Marsh Lane.

• The run-off of rain water down my rear garden is already significant, despite land
drains and the scrubs and trees I have planted. I understand there has been
significant land slippage in some of the back gardens of Marsh Lane properties in the
past.

• The churchyard’s view may also be impacted.

• Neither property seem to cater for affordable “starter homes”.

30 June 2021: I object to the replacement of the non-residential low-rise agricultural 
buildings with a significantly larger two-storey detached house which would adversely 
impact on my property. With regard to the amended plans the direct impacts on "Close 
Burn" have been mitigated. I do still have some concerns and questions on the effect it 
will have on the local community. Therefore I am unable to support this application. 

Comments in regard to the proposed new build detached four bedroom house: 

• The reduced footprint moves the rear corner of the property which is closest to
“Close Burn” half a metre further away than in the original plan. However, the
boundary to the south western aspect does not seem to replicate the existing
angulated border.

• It is a two storey house replacing single storey low-rise non-residential buildings.
The amended plans describe it as of comparable height but its proposed position is
significantly out of line with other properties. This will result in the detached house
occupying a dominant position.

• The modifications replacing the proposed upper floor three rear-facing windows
with two low positioned roof-lights significantly reduces the prospect of my
property being directly overlooked.

• My previous concern regarding the church area view of the proposed fully glazed
rear corner to the detached house has been addressed.

Surface water drainage: 

• Taking into account modern lifestyles both properties are likely to consider some
hard landscaping to their gardens of decking or terrace.

• Neither of the proposed new properties has a garage or utility room for storage of
garden equipment and furniture, bikes etc. - so sheds may be erected, unless the
“Outbuilding” services all of them.

• Is there an area for the additional council wheelie bins for each property (including on
the kerbside around collection days)?
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Other questions arising from the proposals: 

• There is no indication as to the planned heating system for these properties

• Who owns these roadside forecourt areas? Do the neighbouring shop and cottage
have shared ownership of the parking area in the site? Do the new buildings share
the ownership of the roadside forecourt area? The answers influence the potential
of increased kerbside parking in the village. This includes visitors and deliveries to
the four properties, and consideration of their parking during wintery conditions.

• The volume of traffic (pedestrian or vehicle) through the access may be significantly
increased.

• Future changes to the type of business occupying the former butcher’s shop may
impact on the parking issues and the pedestrian flow through the archway.

Consultation expiry 

26 February 2021 

Background 

The application site lies within the centre of Ingleby Greenhow on the southern side of 
the main street and adjacent the Dudley Arms Public House. 

The site area is approximately 0.1ha and comprises a range of traditional buildings 
fronting onto the main street and which abuts the former butcher’s shop. The Butcher’s 
shop, public house, and cottages along the road frontage are all Grade II Listed 
Buildings. 

To the rear of the site are a range of buildings which have been used for a variety of 
purposes, including livestock accommodation and management of the applicant’s land 
holding and are a mixture of modern and ‘traditional’ structures. 

Both the former butcher’s shop and land/buildings to the rear share a 
vehicular/pedestrian access through the frontage archway with access gained from the 
north via the main street. The applicant also owns the adjacent dwelling which lies to the 
south of the arched access into the wider site.  To the south east is an open paddock 
with the land sloping down towards Church/Marsh Lane and St Andrews Church 
beyond. 

This application seeks full planning permission for the conversion of the range of Listed 
Buildings with the addition of a glazed link, to provide a single storey three bed local 
occupancy dwelling and the removal of the more modern buildings to the rear and 
construction of a modest four bedroom one and a low height two storey dwelling (with 
first floor incorporated into roof space).  

In terms of the proposed conversion it is proposed to demolish the adjoining timber 
agricultural structure and replace with a single storey extension including 
stone/zinc/partly glazed link element and a more vernacular addition constructed in 
cut/coursed stonework and incorporating clay pantile roof to match the existing range. 
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The proposed new build dwelling would be within the existing rear yard, in the place of 
the existing group of modern agricultural buildings. The proposed dwelling would be a 
modest building with first floor accommodation being provided within the roof space.  

The floorspace of the proposed dwelling would be approximately 140 sq. m with lounge 
and open plan kitchen/dining room and utility at ground floor and four bedrooms 
upstairs with one ensuite and one main bathroom. The bedrooms are modest in size, 
with floor areas of approximately 10 sq. m or less and the main bathroom of around 3.5 
sq. m 

The new dwelling would measure approximately 2 metres closer to the southern 
boundary than the existing buildings and would measure between 9.1m and 10.9m  to 
the north eastern boundary of the adjacent dwelling “Shelton” and between 
approximately 17m and 15m to the rear wall of that adjacent dwelling. This existing 
dwelling to the south is located at significantly lower ground level as there is a steep 
bank between the two sites.  

The new proposed dwelling would measure 6.1m to the ridge, approximately 60cm 
higher than the ridge of the Listed range at the front of the site.  The first floor windows 
facing the southern boundary would comprise two rooflights to the bedrooms. 

The design of the dwelling has been amended as requested through negotiations with 
officers .The design seeks to have a more agricultural appearance to reflect the 
character of the site and characteristics of a former working building as opposed to 
‘typical’ dwelling and would be constructed using cut /coursed stonework with a clay 
pantile roof and have limited rooflight openings serving the second floor to south facing 
roof plane (towards Sheldon)  

The dwelling would have its own defined curtilage and garden area, separated from the 
converted dwelling by a 1.2 metre stone wall, and from the surrounding properties by a 
close boarded fence/existing hedgerow. 

The existing yard would be used to provide a parking and turning area, providing four car 
parking spaces and would be accessed via the existing archway from the main street. 

In support of the application the applicant’s agent states that: 

The agricultural activity on site would all be based at the applicant’s modern farm 
building at Willow Tree Farm (outside the Park) as part of the consolidation of their 
continuing farming activities.  

The new build dwelling would provide a family dwelling and makes the scheme viable 
given the underlying works needed both of conversion and to render the site 
developable (demolition, new services, remediation etc.). The revised proposal now 
indicates a smaller dwelling than originally proposed of modest height with use of the 
roof space to accommodate an upper floor. The footprint of the dwelling has been 
reduced in width and length to reflect the neighbouring buildings more closely. 
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Main Issues 

Local Plan 

Strategic Policy B: The Spatial Strategy sets out how development will be guided by 
the settlement hierarchy  including smaller villages where small scale housing 
developments  will be supported to meet local and affordable needs, small scale 
employment and training premises and new facilities and services for the immediate 
locality only. 

Strategic Policy C (Design) seeks to maintain and enhance the distinctive character of 
the National Park, and states that development will only be supported where it is of a 
high quality design; incorporates good quality construction materials and design details 
that reflect architectural character and form of the original building or the local 
vernacular; the siting, orientation, layout and density complement existing buildings; the 
scale, height, massing and form are compatible with surrounding buildings and not have 
an adverse impact upon the amenities of adjoining occupiers; sustainable design and 
construction techniques are incorporated; there is a good quality landscaping and 
planting scheme; local wildlife and biodiversity is enhanced; provision is made for 
adequate storage, cycling facilities and car parking are provided and the proposal 
ensures the creation of an accessible, safe and secure environment for all potential 
users. 

Strategic Policy I (The Historic Environment) seeks to ensure that developments 
affecting the historic environment should make a positive contribution to the cultural 
heritage and local distinctiveness of the National Park and that development should 
conserve heritage assets and their setting in a manner appropriate to their significance, 
especially those assets which contribute most to the distinctive character of the area.  

Strategic Policy M (Housing) seeks to ensure the delivery of new homes to help meet 
the needs of local communities, including through the development of sites allocated on 
suitable small sites in listed settlements.  

It goes on to set out that the Authority will support proposals for a variety of tenures, 
types and sizes of dwellings within the National Park, including accommodation for 
older people and those needing special facilities, care or support at home. Schemes will 
be expected to meet the need for smaller dwellings, with local needs housing on 
suitable small sites in smaller villages. 

Policy CO8 (Housing in smaller villages) sets out that in order to maintain the tranquil 
rural character of smaller villages, local needs and affordable housing will only be 
permitted on suitable small sites within the main built up area of the village, where 
development respects the form and character of the settlement  and meets the need 
for smaller dwellings; or as a conversion of an existing building which lies within the 
main built up area and makes a positive contribution to the character of the settlement. 

Policy ENV11 (Historic Settlements and Built Heritage) 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 
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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 CO13 (Local Connection Criteria for Local Needs Housing) sets out that the 
occupancy of local needs dwellings will be restricted to those currently resident in the 
National Park, having been resident in the Park for at least the previous three years; or 
currently in employment in the National Park; or have an essential need to live close to 
relative(s); have an essential requirement for substantial support from relatives or are 
former residents whose case for needing to return to the National Park is accepted by 
the Authority.  

The policy text sets out that local connection conditions represent a long-term strategy 
to ensure that at least part of the housing stock of the National Park remains available 
to meet the current and future needs of local communities.  

Material considerations 

Heritage impact 

The proposals have been assessed by the Authority’s Building Conservation team and 
the details amended in accordance with their advice. It is considered that the proposed 
new build and alterations and conversion would not harm the setting of the Listed 
Buildings or detract from their historic interest or fabric. 

In terms of the impact on the setting of and views out from the Listed Church, St 
Andrews, the new dwelling due to its height, positon and materials would not be visually 
intrusive as it would be visible but would integrate into the existing roofscape.  

The proposals are considered to be in accordance with Policy ENV11 of the Local Plan. 

Highway safety and access 

The existing access through the archways is used in association with a working 
farmyard. The intensity and nature of use would be replaced by two dwellings and 
retained service access to the neighbouring cottage and shop. Off street parking would 
be provided for the two dwellings. 

The Highway Authority has been consulted and have raised no objections to the 
proposals as it is not considered that the proposal would result in an intensification of 
the use.  

Impact on neighbours amenity 

It is considered that the proposed scale of development would not be out of keeping 
with existing development in the locality. The new dwelling would have residential 
development on three sides and is considered to integrate well into the form and grain 
of the village. The height of the development reflects the range to the site frontage, 
being only slightly taller than the single storey range at the front of the site. 
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Concerns have been expressed that the development would have an overbearing 
impact on the amenities enjoyed by the occupiers of the property at the bottom of the 
bank, at Shelton. Whilst this significant difference in ground levels would lead you to 
believe that the new development would be overbearing; having assessed on site, it is 
considered that in fact, the steep bank and existing hedge would screen the new 
development as the existing buildings on the site are not visible from the rear of that 
dwelling. For the same reason it is not considered that the development would result in 
unnecessary levels of overlooking as the only first floor windows in the south elevation 
are two rooflights to serve the bedrooms. 

Furthermore, the proposed dwelling would be sited to the north and so have no impact 
in terms of overshadowing. 

Size of proposed dwelling 

Whilst the proposed new build dwelling is for a four bed dwelling, it is considered that 
the development would provide a smaller family home, as the ground floor space is not 
extensive, the bedrooms are not large and neither are the bathroom facilities.  It is 
considered that this proposed dwelling would meet the needs for a larger family 
requiring modest accommodation, in line with Strategic Policy M which seeks a range of 
dwelling sizes. 

Land stability and drainage 

Due to concerns raised regarding the impact the development might have on the 
stability of the embankment, officers have sought advice from North Yorkshire Building 
Control (NYBC). NYBC have advised that land stability this isn’t something that they 
would get involved with. Any resultant impact would be a civil legal matter and the 
developer may wish to employ an engineer to carry out an appraisal of the adjacent land 
and to satisfy themselves if there are any structural concerns. Consequently this 
concern cannot be dealt with through the planning application. 

In terms of surface water drainage, Northumbrian Water has been consulted and hasn’t 
raised any concerns. However, a condition is recommended to require details of how 
surface water drainage will be managed. 

Impact of location adjacent public house and garden 

Concerns have been raised that the proposed development may result in complaints in 
the future from residents of the proposed dwelling, due to both the pub garden and 
existing oil tanks. 

Environmental Health has been consulted and hasn’t raised any concerns in relation to 
the proposals. Furthermore, wider planning advice is that such existing uses should not 
be compromised by new development. 

Conclusion 

The proposed development is considered to be in accordance with the adopted policies 
outlined above and would not have an unacceptable impact on the character of the 
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locality, the Listed Buildings or neighbouring amenity. In view of the above, 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 C10 which seeks to ensure all new 
development 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 proposal including the 
scale of the proposed dwelling and fenestration details, so as to deliver sustainable 
development. 
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North York Moors National Park Authority 

Plans list item 2, Planning Committee report 02 September 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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View into application site from Sutherland Road 
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Consultation responses 

Parish 

No objections 

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 

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 
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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 
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.  
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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.  

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. 
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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. 

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. 

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. 
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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. 

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. 

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 
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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 
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 
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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. 

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 
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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 
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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North York Moors National Park Authority 

Plans list item 3, Planning Committee report 02 September 2021

Application reference number: NYM/2021/0482/FL 

Development description: use of land for the siting of 1 no. shepherd’s hut for holiday 
letting purposes with associated hardstanding (retrospective) 

Site address: Highfield, High Hawsker 

Parish: Hawsker-Cum-Stainsacre 

Case officer: Mrs Helen Stephenson 

Applicant: Mr Guy Coulson, Highfield, High Hawsker, Whitby, YO22 4LF 

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 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 RSUO11 The dwelling unit 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 RSUO14 The holiday unit hereby permitted shall form and remain part of 
the curtilage of the existing dwelling known as Highfield 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. 
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5 WPDR12 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 LNDS03 No trees, shrubs or hedges to the north, east and west of the 
site 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. 

7 MISC14 If the use of the shepherd's hut hereby approved permanently 
ceases it shall be removed from the land within six months of 
that cessation and the land shall, as far as practical, be restored 
to its condition before development took place. 

8 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. 

Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 INF00 The applicant is advised that it is necessary to obtain a caravan 
site licence for the unit from Scarborough Borough Council.  An 
application form can be obtained by contacting the 
Environmental Health Officer, Stephanie Baines via e-mail: 
stephanie.baines@scarborough.gov.uk or telephone: 01723 
232530 
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Map showing application site 
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Photo showing view of shepherd’s hut taken from the embankment of the Cinder 
Track, against a backdrop of mature evergreen trees. Newly planted pine trees can 
be seen to the side of the hut and additional hedge planting has taken place along the 
post and rail fence boundary in the foreground 

 

 

Photo showing view of shepherd’s hut taken from the main road, prior to tree 
planting. The hut can be seen beyond the field in the foreground, against a backdrop 
of mature evergreen trees. To the right of the trees the properties on Prospect Field 
can be seen 
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Consultation responses 

Parish 

Object. Concerns have been raised that the siting of the hut will increase noise and light 
pollution, the toilet/shower block is located away from the hut, noise and light pollution 
will increase especially when visiting the toilet in the night. The hut is also visible from 
the Cinder Track. 

Highways 

Request clarification of guest parking. 

Environmental Health 

No objections to the granting of planning consent on housing or caravan site licensing 
grounds. The applicant should be made aware that he will need to obtain a caravan site 
licence for the unit. An application form can be obtained by contacting me.  

Consultation expiry 

25 August 2021 

Background 

Highfield is a relatively modern, detached property of artificial stone construction under 
a pantile roof. It occupies an elevated position and is set back from the road on the north 
side of the road in Hawsker, approximately 50m from the junction with the main road 
(A171). The property is the first/last property on entering/leaving the village and is 
bound to the east by the properties on Prospect Field. The dwelling benefits from a 
parcel of land stretching back (to the north) where it meets the cinder track.  

Planning permission was granted in 2004 for the erection of a block of three kennels 
located adjacent to existing kennels and stables to the immediate north west of the 
house. In 2020, planning permission was granted for the change of use of land from 
grazing purposes (horses) to a manège.  

This application seeks retrospective planning permission for the siting of a shepherd’s 
hut and further permission for its use as a single unit of holiday accommodation for up 
to two people. The applicant has explained that the hut has been restored on its original 
chassis and together with the mature backdrop of trees along the eastern boundary, 
further planting of pine trees and native hedging has taken place to the west and north 
to improve the existing screening. The hut will be accessible on foot and bicycle from 
the cinder track or alternatively by car via the access to the main house where toilet and 
shower facilities are also available. The applicant intends to manage the unit from the 
main address; Highfield.  
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Main Issues 

The main issues are considered to be whether the shepherd’s hut is of a size, scale and 
in a location which are compatible with the setting and wider National Park landscape. 
To help make this judgement, the following planning policies will be considered: 

Local Plan 

The relevant NYM Local Plan Policies to this application are Strategic Policy G 
(Landscape), Strategic Policy J (Tourism), Policy UE2 (Camping, Glamping, Caravans 
and Cabins) and Policy ENV4 (Dark Night Skies). 

Strategic Policy G gives weight to the landscape impact of proposals and seeks 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 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 is supportive of a range of small scale holiday accommodation, favouring 
small units of high quality design (i.e. pods, yurts, cabins, chalets, caravans and 
motorhomes) rather than static caravans which significantly detract from the 
landscape. In the open countryside, the policy advises that development will be 
permitted provided it is not isolated from an existing business or residential unit from 
which the site can be managed. In order to respect the sensitivity of the local landscape, 
all sites must be screened by existing topography, buildings or adequate well-
established vegetation. 

ENV4 seeks to ensure the darkness of night skies above the National Park are 
maintained and all development will be expected to minimise light spillage. No external 
lighting will be permitted in remote areas and in the open countryside, lighting (which 
meets adopted lighting guidelines) will only be permitted where it can be demonstrated 
it is essential for safety or security reasons. 

Size, scale and design 

The proposed shepherd’s hut is understood to be a traditional structure, restored on its 
original chassis. It is therefore small-scale (measuring 3.5 metres by 2.1 metres, 2.6 
metres to ridge) and painted the original dark ‘Oxford’ blue. The applicant has stated 
that it will only be available to up to two guests at a time.  
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The structure is simple and an attractive example of a shepherd’s hut. Window openings 
are limited to the ‘gable’ ends and therefore the solid nature of the hut helps ensure it 
appears utilitarian and recessive. Its design is therefore considered to be acceptable 
under the requirements of Policy UE2. 

Setting and use 

Although the shepherd’s hut is not well screened by established trees, topography or 
existing buildings to wholly the meet the requirements of Local Plan Policy UE2, it is 
seen in the context of the rail trail, neighbouring developments and has a mature tree 
belt as a backdrop and some limited foreground tree screening. It is also seen in the 
context of the applicant’s workshop building and dwelling. Consequently, although 
publicly visible the development is not considered to be unacceptably harmful to the 
landscape character of this locality which has a main road and a number of large 
commercial units in close proximity. It is not therefore, a particularly remote or tranquil 
area of the National Park. 

The applicant has already planted a number or trees (although it is regrettable that they 
are not native, broadleaved specimens) together with adding native species to enhance 
and improve the hedge.  

The position of the hut is at the lower end of the applicant’s field, close to the Cinder 
Track and quite detached from the host property. However, the paddock is used for 
horse/pony grazing and therefore has a moderately domestic appearance and the 
eastern boundary to the field is shared with the domestic gardens of the properties on 
Prospect Field.  

Immediately behind the mature tree backdrop is a range of outbuildings associated with 
the property at the head of the cul-de-sac and other gardens also continue to back onto 
the Cinder Track beyond the shepherd’s hut. Officers are therefore satisfied that there 
is sufficient built form and general activity in the vicinity to provide a suitable context 
for this small-scale development. It is noted that the Parish Council is concerned that 
the hut is visible from the Cinder Track but by reason of the dark blue paint colour and 
considerations outlined above, the shepherd’s hut is not considered to result in an 
unacceptable level of harm.  

Having regard to the use and likely level of activity arising from the development, in the 
wider context of the village and nearby commercial and community facilities (including 
the village hall and village pub), the small-scale use of the hut is not considered likely to 
result in unacceptable level of harm to neighbouring amenities. The accommodation is 
within sight and sound of the host property and lighting has been kept to a minimum to 
address concerns relating to light pollution and also to comply with Local Plan Policy 
ENV4. The applicant has explained that, other than the external lamps on the hut to 
illuminate the steps, guests will be provided with a torch to help guide them along the 
footpath to the toilet and shower facilities. 

The Authority’s Ecologist has raised some concerns with aspects of the lighting and 
requested amendments which are currently in negotiation. However, subject to suitable 
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amendments, it is not considered that the development will give rise to unacceptable 
harm to neighbouring amenity or dark night skies.  

Car parking is proposed to be accommodated within the curtilage of the main dwelling, 
accessed from the existing driveway with only pedestrian access to the hut. Therefore, 
the level of ancillary development associated with the hut is minimal. 

On balance it is not considered that the shepherd’s hut to be used for holiday 
accommodation would have an adverse impact on the landscape character of the 
setting and in this location the balance is considered to weigh in favour of approval. 

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policies B3, B4 and B5 which seek to 
promote overnight tourism, improve the quality and variety of tourist accommodation 
and reduce the environmental impact of tourism businesses. 

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 areas of the application which required further 
information/clarification with the applicant and requesting the submission of additional 
information 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. 
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North York Moors National Park Authority 

Plans list item 4, Planning Committee report 02 September 2021 

Application reference number: NYM/2021/0469/FL 

Development description: installation of replacement windows and doors 

Site address: 5 Dreaken Fold, West Ayton 

Parish: West Ayton 

Case officer: Miss Kelsey Blain 

Applicant: Mrs Jane Thomas, 5 Dreaken Fold, West Ayton, Scarborough, YO13 9JR 

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 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 MATS00 All new window frames in the development hereby approved 
shall be coloured white and shall be maintained in that condition 
in perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 
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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. 
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Map showing application site 
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Photo showing the front elevation of 5 Dreaken Fold, West Ayton with 6 and 7 
Dreaken Fold to the right of the terrace 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo showing 5 Dreaken Fold to the right with 4 and 3 Dreaken Fold to the left 
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Consultation responses 

Parish 

Objection. Councillors understand that there was a requirement for replacement 
windows and doors to be made from timber. This requirement has already been 
overridden in No’s 1 (partial), 2, 3, 4, 5, 8 and 9 in contradiction to the original planning 
approval. The uPVC replacements also contradict the recommendations of the 2008 
NYM Design Guide Part 2: Extensions and Alterations to Dwellings, which regards them 
as inappropriate especially in a Conservation Area. Nos. 5 and 6 currently still have their 
original timber windows, No. 7, at the north end, has uPVC replacements. All three 
cottages in the terrace still have their original timber doors as shown in the picture. The 
doors are an attractive feature of the terrace which can be seen from Yedmandale 
Road, part of the street scene in the Conservation Area in the village. 

Parish Council requests that the timber framed windows and especially the timber door 
are retained on the front elevation. uPVC window frames and a composite back door 
can be used on the rear elevation of the property with no detriment to the street view. 

Third party responses 

Mr Keith D Taylor at 4 Dreaken Fold, West Ayton, Scarborough, YO13 9JR  

The application receives my unqualified support for these renewals which will improve 
and enhance the property in line with other properties in Dreaken Fold. 

Consultation expiry 

11 August 2021 

Background 

5 Dreaken Fold is a modern two-storey, end of terrace property located to the west of a 
residential development that is accessed from Yedmandale Road. The development lies 
within the East and West Ayton Conservation Area and was constructed following the 
granting of planning permission in 1987 for 5 no. houses and 4 no. bungalows. The 
properties are constructed of natural stone under a pantile roof with a mixture of white 
painted timber and uPVC windows and doors. 

Condition 7 of the original approval states that all window and door frames in the 
development shall be painted or stained white and maintained in that condition. 
Permitted development rights were removed from the properties under condition 8 of 
that approval and the East and West Ayton Conservation Area is protected by an Article 
4 (2) Direction which further restricts permitted development rights. 

This application seeks full planning permission for the replacement and installation of 
uPVC windows and doors throughout the property. The existing windows were installed 
when the property was constructed and consist of white painted vertically sliding 
timber sashes. 
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uPVC windows were installed into 3 Dreaken Fold prior to the introduction of the Article 
4 (2) Direction. Planning permission for the replacement of all windows within 4 Dreaken 
Fold with white uPVC was granted at appeal in 2010. Subsequently, planning permission 
has been granted for the installation of replacement uPVC windows in 2 Dreaken Fold in 
2013, 9 Dreaken Fold in 2014 and 7 Dreaken Fold in 2019. 

Main Issues 

The most relevant policies contained within the North York Moors Local Plan to 
consider in relation to this application are Strategic Policy C (Design of the 
Development), Strategic Policy I (The Historic Environment) and Policy CO17 
(Householder Development). 

Strategic Policy C seeks to maintain and enhance the distinctive character of the 
National Park by requiring that developments are of a high quality design and 
incorporate good quality materials that reflect and complement the architectural 
character and form of the original building. Strategic Policy C also supports the use of 
sustainable design and construction techniques which minimise waste and energy use.  

Strategic Policy I states that all developments affecting the historic environment 
should make a positive contribution to the cultural heritage and local distinctiveness of 
the National Park through the conservation and, where appropriate enhancement of the 
historic environment.  

Policy CO17 states that development within the domestic curtilage of dwellings should 
take full account of the character of the local area, the special qualities of the National 
Park and will be permitted where among other things, the form, position and design of 
the new development does not detract from the character and form of the original 
dwelling or its setting in the landscape.  

The Authority’s Building  Conservation team has been consulted on this application and 
has advised that while they would have preferred the use of a better detailed uPVC 
window which replicated traditional features, given the past appeals and approvals 
within the residential development, they do not wish to make any comments on the 
proposed windows and doors. 

West Ayton Parish Council have objected strongly to the loss of the timber windows 
and door within the property’s front elevation on the grounds that it would harm the 
street scene within the East and West Ayton Conservation Area and would be contrary 
to the intentions of the original 1987 permission and the recommendations within Part 2 
of the Authority’s Design Guide. 

The existing timber windows and doors are traditional in style and their retention would 
better accord with the recommendations within the Authority’s current but dated  
Design Guide which states that uPVC should be avoided as timber is a more sustainable 
and traditional material.  

However, it should be noted that the principle of uPVC windows and doors has already 
been accepted in five other properties within Dreaken Fold, most recently in 7 Dreaken 
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Fold, where no objections were raised to the proposal. As the design and construction of 
the proposed windows would match those installed at 7 Dreaken Fold and elsewhere 
within the residential development, officers consider  that given the context of the 
planning history it would be unreasonable to maintain an objection in principle to the 
change in material.  

This is in accordance with the Inspector’s 2010 decision to grant planning permission 
for the insertion of uPVC windows in 4 Dreaken Fold as it was felt that the character of 
the modern property would not be harmed and the appearance of the wider 
Conservation Area would be preserved, largely due to the existing uPVC windows in 3 
Dreaken Fold.  

These remarks have become more relevant since the subsequent installation of uPVC 
windows and doors elsewhere on Dreaken Fold, meaning that 5 Dreaken Fold is now one 
of only two properties within the residential development that has retained its timber 
windows and doors.  

As highlighted by the Authority’s Building Conservation team, the use of better detailed 
uPVC windows would have been preferred. However, as the proposed windows and 
doors would match those found elsewhere within the development, it was not felt to be 
reasonable to insist upon amendments in this instance. The proposed fenestration 
would match the form, material and design of the windows and doors found in 
neighbouring properties and would not detract significantly from the architectural 
character of this modern property, nor would it have any additional negative impact 
upon the character and appearance of the Conservation Area. As such, this application 
is considered to accord with Strategic Policy C, Strategic Policy I and Policy CO17.  

For the reasons outlined above, this application is recommended for approval. 

Pre-commencement conditions 

There are no pre-commencement conditions 

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. 
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North York Moors National Park Authority  

Planning Committee 

2 September 2021 

Item 8, Any other business 

Tree Preservation Order 2021/1, Park Hill Farm, Harwood Dale 

1. Purpose of the report 

1.1 To seek Members’ approval to confirm Tree Preservation Order 2021/1. 

2. Background 

2.1 A Tree Preservation Order (TPO) was made on 9 March 2021 relating to four Oak 
trees situated on land to the south of Park Hill Farm, Harwood Dale. This order 
took provisional effect from the date it was made and requires to be confirmed 
within six months. The Authority can take either of the following actions; 

• not confirm and allow protection of the trees to lapse; 

• confirm and continue the current protection of the trees; 

• confirm with a modification to specify individual trees as directed by 
members. 

2.2 The trees form a linear group adjacent to bridleway 30.42/008/1 approximately 
140m south of Park Hill Farm. 

2.3 The decision to consider serving a provisional order was taken after the owner of 
Park Hill Farm made an enquiry regarding the pruning of the trees to provide 
clearance over the bridleway. The Woodland Officer undertook a site visit on the 
19 February 2021  

2.4  A TPO was authorised under delegated authority by Tom Hind, Chief Executive 
on the 4 March 2021. 

3. Site details 

3.1 The trees are all mature oaks growing on open land adjacent to the property 
boundary, beyond which is the public bridleway. The trees form a discrete group 
in an area of generally open plateau farmland. The trees are in reasonable 
condition and have attractive wide spreading crowns characteristic of open 
grown trees in an elevated and exposed location. Their predicted remaining 
lifespan should be many decades. A map is provided in Appendix 1 and a 
photograph in Appendix 2. 

3.2 The trees’ canopies overhang the adjacent bridleway and there has been some 
pruning in the recent past to accommodate passage. 
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3.3 The Woodland Officer carried out an assessment using the Tree Evaluation 
Method for Preservation Orders (TEMPO) in line with Authority guidance. The 
TEMPO score produced was 19 where a score of 16 or more indicates the tree 
“Definitely merits a TPO”. 

4. Objections and representations 

4.1 The public have 28 days to comment on new Orders, which are publicised in 
accordance with Authority procedures and the TPO Regulations. Objections and 
representations must be taken into account by planning authorities before they 
decide whether or not to confirm an Order, or whether or not to modify it upon 
confirmation.  

4.2 There has been a single representation from an adjacent landowner. Although 
they have no objection to the TPO they are concerned that the trees do not 
provide sufficient clearance for horse riders causing them to divert around the 
trees canopy and away from the line of bridleway. 

5. Comment 

5.1 The trees form an attractive group and are clearly visible from the public 
bridleway over some distance. They make a positive contribution to the local 
landscape character.  

5.2  There is no immediate threat of removal but there is a risk that the landowner, 
adjacent land managers or third parties may carry out insensitive pruning, which 
will reduce visual amenity and potentially impact on tree health. The TPO will also 
ensure that if any of the trees are lost or need to be removed on safety grounds 
replacement trees will be planted. 

5.3 The landowner has agreed to carry out additional and ongoing pruning to ensure 
that all users of the bridleway can do so safely without needing to stray onto 
adjacent farmland. The detail of this pruning will be subject to formal consent by 
the Authority which will ensure that it is carried out with due regard for the trees 
themselves and for bridleway users. 

5.4 As no objections have been raised and the trees merit protection the officer 
recommendation is that the Order is confirmed as set out in the provisional TPO.  

6. Financial and staffing implications 

6.1 None. 

7. Contribution to National Park Management Plan 

7.1 The relevant Management Plan policies are: 

• E40. Individual and groups of trees that are of amenity and conservation 
value will be protected and new tree planting will be encouraged, where 
appropriate. 
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8. Legal and sustainability implications 

8.1 An authority cannot confirm an Order unless they have first considered any duly 
made objections or other representations. 

8.2 The legislation provides no right of appeal to the Secretary of State against an 
authority either making or confirming an Order. 

8.3 The validity of an Order cannot be challenged in any legal proceedings except by 
way of application to the High Court on a point of law. 

9. Recommendation  

9.1 That Members confirm Tree Preservation Order 2021/1 Park Hill Farm, Harwood 
Dale. 

Contact Officer: 
Mark Antcliff 
Woodland Officer 
01439 772546 
 
Background documents to this report 

None. 
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Appendix 1 – Location map of trees subject to TPO 2021/1 
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Appendix 2 – Photograph of trees subject to TPO 2021/1 

 

79



North York Moors National Park Authority  

Planning Committee 

2 September 2021 

Item 8, Any other business 

Tree Preservation Order 2021/2, Land adjacent to the Old School 
House, Fangdale Beck, Bilsdale 

1. Purpose of the report 

1.1 To seek Members’ approval to confirm Tree Preservation Order 2021/2. 

2. Background 

2.1 A Tree Preservation Order (TPO) was made on 18 March 2021 relating to a 
Sycamore tree situated on land adjacent to the Old School House at Fangdale 
Beck. This order took provisional effect from the date it was made and requires 
to be confirmed within six months. The Authority can take either of the following 
actions; 

• not confirm and allow protection of the tree to lapse; 

• confirm and continue the current protection of the tree. 

2.2 The tree is located on an area of land east of the Old School House within the 
settlement of Fangdale Beck. The tree is a large mature specimen and is a 
prominent and reportedly valued feature. 

2.3 The decision to consider serving a provisional order was taken after a member of 
the public raised a concern that the tree may be affected  by changes in 
management following  the sale of the land on which the tree stands. The 
Authority’s contracted arboricultural consultant made a site visit on the 1 March 
2021.  

2.4  A TPO was authorised under delegated authority by Tom Hind, Chief Executive 
on the 10 March 2021. 

3. Site details 

3.1 The tree is a mature open grown sycamore sited alongside the beck in a small 
area of pasture land. The tree is adjacent to the grounds of the Old School House 
and on the other side of the beck lies an area of open ground which some 
residents refer to as the village green. The tree is in reasonable condition and 
although undercut on one side by the action of the beck it is considered to be 
stable and should be retainable for the foreseeable future. The tree is large with a 
highly attractive wide spreading crown and low branches typical of a tree 
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developing naturally in an open location. A map is provided in Appendix 1 and a 
photograph in Appendix 2. 

3.2 The Authority’s arboricultural consultant carried out an assessment using the 
Tree Evaluation Method for Preservation Orders (TEMPO) in line with Authority 
guidance. The TEMPO score produced was 17 where a score of 16 or more 
indicates the tree “Definitely merits a TPO”. 

4. Objections and representations 

4.1 The public have 28 days to comment on new Orders, which are publicised in 
accordance with Authority procedures and the TPO Regulations. Objections and 
representations must be taken into account by planning authorities before they 
decide whether or not to confirm an order, or whether or not to modify it upon 
confirmation.  

4.2 No objections or representations have been received. Informal discussions have 
taken place with the new owners of the land and advice provided on suitable 
management of the tree and in particular appropriate locations for new fencing 
and gates nearby. 

5. Comment 

5.1 The tree is clearly of very high amenity value. It is also clear that the tree is not 
under any immediate threat as the new owners have expressed their wish to 
retain it and have no intention to prune or otherwise cause disturbance to the 
tree.  

5.2 Although no immediate threat is present the officer recommendation is that the 
Order is confirmed as a longer term precautionary measure.  The tree should be 
retainable for many decades and adjacent land use or ownership may change 
over that time. If the tree requires management in the future it will be important 
to ensure that works are carried out to the appropriate standard. Ultimately if the 
tree fails or cannot be safely retained the order can ensure that a replacement 
tree is planted. 

6. Financial and staffing implications 

6.1 None. 

7. Contribution to National Park Management Plan 

7.1 The relevant Management Plan policies are: 

• E40. Individual and groups of trees that are of amenity and conservation 
value will be protected and new tree planting will be encouraged, where 
appropriate. 
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8. Legal and sustainability implications 

8.1 An authority cannot confirm an Order unless they have first considered any duly 
made objections or other representations. 

8.2 The legislation provides no right of appeal to the Secretary of State against an 
authority either making or confirming an Order. 

8.3 The validity of an Order cannot be challenged in any legal proceedings except by 
way of application to the High Court on a point of law. 

9. Recommendation  

9.1 That Members confirm Tree Preservation Order 2021/2 Land adjacent to the Old 
School House, Fangdale Beck, Bilsdale. 

Contact Officer: 
Mark Antcliff 
Woodland Officer 
01439 772546 
 
Background documents to this report 

None. 
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Appendix 1 – Location map of tree subject to TPO 2021/2 
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Appendix 2 – Photograph of tree subject to TPO 2021/2 
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