
 
 

 

Agenda 
 

Meeting:  Planning Committee 

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

Date:  Thursday 10 February 2022 at 10am 

Business 

1. Apologies for absence. 

2. Public minutes of the meeting held on 2 December 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. Tree Preservation Order 2021/3, Croft Court, Kilburn. 

7. 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 

8. To consider applications, together with the Director of Planning recommendations 
thereon:- 

Plans List 
Item Number 

Application 
Reference 

Development description and site address 

1 NYM/2021/0647/FL Erection of 2 no. holiday lodges with 
associated access, parking and landscaping 
works at land south of Middlewood Farm 
Holiday Park, Middlewood Lane, Fylingthorpe 



 

Plans List 
Item Number 

Application 
Reference 

Development description and site address 

2 NYM/2021/0600/FL Demolition of existing building and erection 
of 14 no. holiday lodges with associated 
internal access road, parking and 
landscaping works at Trig Point 49, 80 
Staithes Lane, Staithes 

3 NYM/2021/0722/FL Creation of parking area with electric vehicle 
charging points, construction of cafe/kiosk 
building, alterations to existing structure to 
facilitate use as electric cycle charging store 
and use of land as outdoor seating at land at 
Fox and Hounds Inn, Slapewath, Guisborough 

4 NYM/2021/0820/FL Change of use of annexe to dual use of 
annexe or holiday letting accommodation 
together with erection of canopy above 
existing French doors on the south elevation 
(part retrospective) at The Old Rectory, 
Station Road, Kildale 

5 NYM/2021/0175/FL Alterations, construction of single storey 
side extension and replacement detached 
garage at 2 Railway Cottages, Goathland 

6 NYM/2021/0747/FL Use of land for the siting of 2no. camping 
pods adjacent to Lawns Farm, Ugthorpe at 
Lawns Farm, Barry Bank, Ugthorpe  

 

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). 

9. 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. 

• Judith Seaton should be notified of any apologies. 

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

• This agenda is available in large print on request. 

http://www.northyorkmoors.org.uk/
mailto:planning@northyorkmoors.org.uk


North York Moors National Park Authority 

Item 2, Public minutes of the meeting held on Thursday 02 
December 2021, 09.30am 

Present: 

Jim Bailey, Peter Berry, Ena Dent, Janet Frank, Alison Fisher, David Hugill, Patrick James, 
David Jeffels, Bob Marley, Shaun Moody, Sarah Oswald, Caroline Patmore, Clive 
Pearson, Andrew Scott, Subash Sharma, Colin Williamson 

Apologies: 

Malcolm Bowes, Heather Moorhouse, Abida Nayyar 

Copies of all documents considered are in the minute book 

55/2021 Minutes 

That the public minutes of the meeting held on Thursday 14 October 2021, having been 
printed and circulated, be taken as read and be confirmed and signed by the Chair as a 
correct record. 

56/2021 Public question time 

There were no questions from members of the public. 

57/2021 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. 

58/2021 Emergency evacuation procedure 

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

59/2021 Miscellaneous items 

Considered: The report of the Director of Planning 

Resolved: That the report be noted. 

 60/2021 Ingleby Arncliffe Neighbourhood Plan adoption 

Considered: The report of the Head of Strategic Planning 

Declaration of interest: David Hugill declared a personal interest in this item as Ward 
Member for the area and due to having chaired the Steering Group. 

Resolved: That Members adopted the Ingleby Arncliffe Neighbourhood Plan bringing it 
into full legal force as part of the Development Plan for the North York Moors National 
Park. 
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61/2021 Fryup Gill Farm, Yorkshire Cycle Hub, Fryup variation to Section 106 
Agreement 

Considered: The report of the Head of Development Management 

Resolved: That Members noted that the Section 106 Agreement associated with 
decision NYM/2015/0826/FL is to be varied in accordance with the wording set out in 
the report (or as agreed by the Authority’s solicitor) and as verbally advised by Officers 
with the addition of a formalised planning/recreation  notification process and that once 
agreed and signed/sealed the decision notice for planning application 
NYM/2020/0500/FL will be issued with any conditions to be varied to accord with the 
above Deed of Variation. 

62/2021 Applications for planning permission 

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

Plans list item 1: Susan Stevenson spoke as the applicant. Elizabeth Carter registered to 
speak in objection to the application however was unable to attend as such a statement 
was read out by the Head of Development Management on her behalf. 

Plans list item 2: Adam Tinsley spoke as the applicant. 

Plans list item 4: Andrew Fulton spoke on behalf of 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: 

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

Plans list item 1 

NYM/2020/0990/FL - Re-sheeting, re-cladding, installation of roller shutter door and 
enlargement of second access to agricultural building (Building 1), erection of 
replacement building to form stables (Building 2) together with removal of greenhouse 
and erection of general purpose agricultural building (Building 3) (part retrospective) at 
Land south of Wardles Farm, Egton. 

2



Decision: Approved as recommended. 

Plans list item 2 

NYM/2021/0524/FL - Use of land for the siting of 4 no. camping pods with associated 
access, parking area and linkage paths at land adjacent The Old Carriage House, 
Mowthorpe Road, Hackness. 

Decision: Approved as recommended with amendments to conditions 2 and 8 as set out 
on the Member’s update sheet: 

2. The development hereby permitted shall not be carried out other than in strict
accordance with the following documents: 

Document Description Date Received 
Location Plan  30 June 2021 
Proposed Layout 29 Nov 2021 
Proposed Pod 30 June 2021 
Proposed Drainage  29 Nov 2021 
Landscaping   29 Nov 2021 

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

8. The development hereby permitted shall be carried out in accordance with the
Arboricultural Method Statement and Tree Protection Plan as set out in the 
Arboricultural Report by Quants Environ dated November 2021. 

Plans list item 3 

NYM/2021/0670/FL - Construction of single storey in-fill extension to rear at 16 The 
Mount, Thornton-Le-Dale. 

Decision: Approved as recommended. 

Plans list item 4 

NYM/2019/0764/MEIA - Application in respect of the winning and working of polyhalite 
and salt over a 25 year period from 2023, temporary importation of muriate of potash 
(MOP) to allow the production of fertiliser products until 2027, retention and operation of 
all surface installations, buildings, plant etc subject to a phased deconstruction plan 
within the 25 year period and a three year period for site decommissioning and 
restoration at the end of the 25 year period at Boulby Mine, Loftus. 

Recommendation: Taking into consideration the Environmental Statement as amended, 
responses to consultation and other relevant information including the Authority’s 
commissioned independent reports, and subject first to: 

1. Publicising the application as a departure from the development plan in accordance
with the requirements of article 15 (2) and (3) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015.
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2. Completion of a section 106 legal agreement between the applicant, the National
Park Authority, and any other relevant parties to provide legally binding planning
obligations to address the matters identified in Section 22 of the report.

That, for the reasons summarised in Section 23.4 of the report, planning permission be 
granted for the winning and working of polyhalite and salt over a 25 year period from 
2023, temporary importation of muriate of potash (MOP) to allow the production of 
fertiliser products until 2027, retention and operation of all surface installations, 
buildings, plant etc. subject to a phased deconstruction plan within the 25 year period 
and a three year period for site decommissioning and restoration at the end of the 25 
year period; 

The permission to be subject to the schedule of definitions, conditions and informatives 
(including to require implementation of the mitigation measures identified in the 
amended Environmental Statement) as set out in Appendix A to the report. 

Decision: Approved subject to: 

1. Publicising the application as a departure from the development plan in accordance
with the requirements of article 15 (2) and (3) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015.

2. Completion of a Section 106 Legal Agreement between the applicant, the National
Park Authority, and any other relevant parties to provide legally binding planning
obligations to address the matters identified in Section 22 of the report.

3. The permission being subject to the schedule of definitions, conditions and
informatives (including to require implementation of the mitigation measures
identified in the amended Environmental Statement) as set out in Appendix A of the
report; and

4. With the application delegated to the Director of Planning to clear an amendment to
condition 27 to cover lorry movements both in and out of the mine site and
negotiations in respect of the following additions to the Section 106 Agreement:

• Heritage contribution to cover:
i. a review of the Staithes Conservation Area appraisal.

ii. To fund a historic recording programme for the mine site.

• To facilitate and fund improvements to the public access network following
decommissioning of the rail bed to create a permissive path to the public access land
along the rail bed.

• Best endeavours to retain and develop the current Boulby Mine employment training
& apprenticeship scheme.
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North York Moors National Park Authority 

Item 3, Public question time for all planning committee agenda 
items excluding the list of planning applications together with the 
Director of Planning’s recommendations 

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  

Planning Committee 

10 February 2022 

Item 6, Tree Preservation Order 2021/3, Croft Court, Kilburn 

Purpose of the report 

1.1 To seek Members’ approval to confirm Tree Preservation Order 2021/3. 

2. Background

2.1 A Tree Preservation Order (TPO) was made on 8 November 2021 relating to an
oak tree situated on land at Croft Court, Kilburn. 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 approximately one metre within the southern boundary of  
Croft Court.  The tree is an early mature oak of good form and health and is 
partially visible from a number of public viewpoints within the village. 

2.3 The decision to consider serving a provisional order was taken following the 
submission of a Section 211 notice to fell the tree by the landowners’ 
arboricultural contractor. The tree lies within the Kilburn Conservation Area. The 
Authority’s contracted arboricultural consultant undertook a site visit on the 5 
November 2021.  

2.4  A TPO was authorised under delegated authority by Tom Hind, Chief Executive 
on the 8 November 2021. 

3. Site details

3.1 The tree is an early mature open grown oak approximately 40 years old and sited
within one metre of the southern property boundary. The tree overhangs the
drive and rear gardens of Croft Court, the rear garden of the adjacent dwelling,
and a large agricultural building constructed since 2014. The adjacent garden is
approximately 2m lower than the gardens at Croft Court which are retained by a
substantial stone wall that was we understand the end elevation of a former barn
at Church Farm.

3.2 The tree is in very good health and structurally well formed. The lateral growths of
the crown were shortened during a pruning operation in 2017 for reasons of
containment. With the exception of a minor crack in the pointing the retaining wall
appears to be structurally sound. The tree and wall was inspected in November
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and again by the Woodland Officer on the 20 January 2022. There appeared to be 
no change in the condition of either since the initial inspection.  The tree is 
partially visible from several locations within the village. A map is provided in 
Appendix 1 and photographs are reproduced in Appendix 2. 

3.3 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 14 where a score of 11 to 15 indicates 
a TPO is defensible and 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 Two objection letters have been received and are reproduced in Appendix 3. The 
owner of the tree is concerned that its proximity to the wall, farm building and 
their own house and garden will cause future problems that will be their 
responsibility. They also feel that the tree dominates its surroundings through the 
size of its crown. The neighbouring landowner is concerned that it encroaches 
onto their livestock building, has caused cracks in the retaining wall, and will soon 
affect their foundations. They are worried that if the wall falls it may cause harm, 
and if the tree falls it could cause harm and also damage to any of the surrounding 
three houses or the livestock building. 

5. Comment

5.1 The tree is clearly of some amenity value although its visibility is restricted, and
the tree cannot be seen at close quarters from public viewpoints. It is however
adjacent to an extensive area of modern farm buildings and there is limited other
tree coverage in the direction of these. The tree does not show any indications of
likely failure and the small cracks to the pointing of the retaining wall do not
appear to be related to any progressive movement of the tree. Small branches are
found in close proximity to the livestock building but these could be readily
pruned as they have before to maintain adequate clearance.  The tree root
system is confined by the boundary wall to the south but over the years of its
development it will have compensated for this by extending its roots within the
garden area to the north, and whilst the gravel path may have removed some of
the surface roots when it was formed the tree’s roots will inevitably have
extended under the path and into the lawned area. This fact is further confirmed
by the healthy appearance of the tree as a whole.

5.2 Although we are sympathetic to the concerns expressed by the landowner and 
their neighbour, we are unable to find any overriding justification for the removal 
of the tree at this time. Given the location it would be unreasonable to say that the 
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tree could be retained in the very long term, but retention measured in decades 
would not be unreasonable. The tree should of course be inspected on a regular 
basis and if any changes in tree condition or stability were reported then 
intervention or removal may be required.  

5.3 The TEMPO score of 14 indicates that a TPO is defensible, but the concerns of 
the owner and neighbour outlined above need to be weighed against the amenity 
value of the tree. In relation to TPOs Planning Authorities are expected to make 
their own assessments in respect of the amenity value of trees. In this case the 
balance between amenity and the owner’s enjoyment of their property is finely 
balanced.  

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.

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 either confirm Tree Preservation Order 2021/3 Croft Court or
allow the provisional order to lapse at the end of the provisional period and in the
meantime issue consent for the tree to be felled at the owner’s discretion

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 2021/3 
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Appendix 2 – Photographs of tree subject to TPO 2021/3 

View from main street November 

View from drive January 

T1

T1
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View from main street January 

View from war memorial January 

T1

T1
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View from churchyard January 2022 

View from Church Farm January showing retaining wall and adjacent livestock 
building 

T1
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Retaining wall photographed in November 
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Appendix 3 – Letters of objection to TPO 2021/3 
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North York Moors National Park Authority 

Item 7, Miscellaneous items 

(a) Development Management appeals 

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) 

Provisionally 
8 March 
2022, 10am, 
North York 
Moors 
National Park 
Authority 
Headquarters, 
The Old 
Vicarage, 
Bondgate, 
Helmsley 

Appeals received 

Reference number Appellants 
name and 
location 

Development description 

NYM/2021/0340/FL Mr & Mrs 
Dixon, Low 
Muffles, 
Hartoft 

Alterations, raising of roof height of existing 
extensions to create first floor accommodation 
together with construction of single storey 
extension to east elevation 

NYM/2021/0371/FL Sandy Fitton, 
75 High 
Street, 
Castleton 

Alterations, construction of single storey rear 
extension and dormer window to front 
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Appeals determined 

Reference number Appellants 
name and 
location 

Development description Decision 

NYM/2021/0200/FL Mr John 
Simpson, 
Land north of 
Brooklands 
Farm, 
Harwood 
Dale 

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

Appeal 
allowed. 
Decision 
attached 
at Appendix 
1. 

NYM/2021/0335/FL A & D Sturdy 
Ltd, Land 
east of 
Meadow 
Barn, 
Westgate, 
Thornton le 
Dale 

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

Appeal 
allowed. 
Decision 
attached 
at Appendix 
2. 

NYM/2021/0340/FL Mr & Mrs 
Dixon, Low 
Muffles, 
Hartoft 

Alterations, raising of roof height 
of existing extensions to create 
first floor accommodation 
together with construction of 
single storey extension to east 
elevation 

Appeal 
allowed. 
Decision 
attached 
at Appendix 
3. 

NYM/2021/0206/FL Mr & Mrs T 
Hawman, 
Stone Stoup, 
Stone Stoup 
Hill, Ingleby 
Greenhow 

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

Appeal part 
allowed/part 
dismissed. 
Decision 
attached 
at Appendix 
4.
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(b) Enforcement appeals 

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 

Provisionally 
8 March 
2022, 10am, 
North York 
Moors 
National Park 
Authority 
Headquarters, 
The Old 
Vicarage, 
Bondgate, 
Helmsley 

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 

Provisionally 
8 March 
2022, 10am, 
North York 
Moors 
National Park 
Authority 
Headquarters, 
The Old 
Vicarage, 
Bondgate, 
Helmsley 

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 5. 

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 6.  

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 

20



https://www.gov.uk/planning-inspectorate 

Appeal Decision 
Site Visit made on 16 November 2021 

by S Dean MA MRTPI

an Inspector appointed by the Secretary of State 

Decision date:  26 November 2021 

Appeal Ref: APP/W9500/W/21/3278291 

Land North of Brooklands Farm, Harward Dale, YO13 0DT 
• The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant planning permission. 

• The appeal is made by Mr John Simpson against the decision of North York Moors

National Park Authority. 

• The application Ref NYM/2021/0200/FL, dated 15 March 2021, was refused by notice

dated 19 May 2021. 

• The development proposed is erection of general-purpose agricultural building and

creation of a hardstanding and access track. 

Decision 

1. The appeal is allowed, and planning permission is granted for erection of
general-purpose agricultural building and creation of a hardstanding and access

track at Land North of Brooklands Farm, Harward Dale, YO13 0DT in
accordance with the terms of the application, Ref NYM/2021/0200/FL, dated
15 March 2021, subject to the conditions in the Schedule attached to this

Decision.

Main Issue 

2. The main issue is the effect of the proposal on the character and appearance of
the area.

Reasons 

3. Policy BL5 of the North York Moors National Park Authority Local Plan, July
2020 (the Local Plan), allows for agricultural buildings subject to a number of

criteria. The fifth criteria requires that the building be related physically and
functionally to existing buildings associated with the business unless there is an

exceptional agricultural need for a more isolated location. The Authority’s
decision on the application relates largely to this, the siting of the barn, as well
as the visual effects and appearance of the proposal.

4. The site for the proposed building is well screened from the road, with
well-established trees and hedging close to the site, as well as other

well-established screening closer to the road which would block views from the
east, and substantially filter views when travelling along the road from the
south. In addition, the relative ground level of the site compared to the road

and the immediate surroundings would also limit views of the proposal from
public viewpoints.

5. A public right of way lies to the north, linking to another to the north-west of
the site. However, from the public right of way to the north, any views would
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be limited by the well-established intervening screening. Such views would not 

have a materially different effect on the landscape or understanding of the 
landscape than the buildings associated with Brooklands Farm, or indeed, the 

stables to the east. The public right of way to the north-west lies within a fairly 
deep, steep-sided valley, and the appeal proposal is unlikely to be visible from 
it.  

6. Whilst views of the proposal may be visible, given the character of the context
of the setting, being farmhouses, farm buildings either in active or historic

agricultural use, as well as other structures associated with and connected to
the rural location of the site, I do not find that these fleeting views would be
unacceptable.

7. For the same reasons, I do not consider that the site or the proposal would
appear remote from any associated farmstead, appear sporadic or isolated.

Despite my conclusions above concerning the visibility of the proposal and its
effect on the landscape, neither do I consider that the building would appear
isolated from the public highway; the link between the building and the

highway, whilst not direct, is taken from a clearly well-used and established
access and is an obvious connection between the site and the highway.

8. In any case, criteria 5 of Policy BL5 allows for agricultural buildings in a more
isolated location where there is an exceptional agricultural need. Although I
accept the proposal would not be within a typical farm grouping with a house,

barns and other associated agricultural buildings, owing to its particular
location, it is not isolated. The appellant has justified their choice of this

location over any other. I note the criticisms by the Authority of this
justification. However, I am satisfied that the explanation of the appellant, that
the pandemic has led to them being forced to sell their previous buildings, and

as such, the appeal proposal is necessary in order to continue to farm the land
in the environmentally sensitive way that they currently do, represents the

exceptional need required by the policy.

9. I note the reference by the Authority to a previous prior approval notification
for this building, which pre-dated the pandemic. However, I do not consider

that a previous prior approval application is itself evidence of the exceptional
circumstances not existing now. Indeed, it is plain from the evidence that it is

the passage of time, subsequent events and the consequences of the pandemic
which have led to the current exceptional circumstances and a context which is
plainly different to that which existed previously.

10. The Authority refers to the statutory purposes of the National Park (NP), as
well as the great weight which the National Planning Policy Framework (the

Framework) says should be given to conserving landscape and scenic beauty
within them. Policy BL5 also supports these aims and in its criteria specifically

references the landscape and special qualities of the NP. For the reasons given
above, I am satisfied that the proposal is consistent with the statutory
purposes of the NP.

11. In addition to my conclusions on the effect of the proposal on the NP, its
landscape and scenic beauty, I also note the supporting text to Policy BL5. In

it, the Authority makes clear that farming has one of the biggest influences on
the way the NP looks and functions and highlights that agriculture in the area is
characterised by small agricultural farmsteads settled into the landscape,

typically clustered in small groups. It does not however seek to suggest that
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this is the only way agricultural buildings can be acceptable. I do not find that 

the proposal is contrary to any of this; as I have noted above, the site is not so 
far from other buildings as to appear wholly or unacceptably isolated, and the 

specific landscape characteristics of the site and its surroundings limit any 
wider effects.  

12. I am therefore satisfied that the proposal would not harm the character and

appearance of the area as a result of being sporadic development in the open
countryside, otherwise harmful to the landscape character and appearance of

this part of the NP. I do not consider the site to be isolated, nor do I consider it
would have a harmful impact on this landscape. As such, the proposal would
comply with Policy BL5 of the Local Plan, and the criteria within it, which seek,

amongst other things, to ensure that agricultural development is appropriate to
its setting and will not have an adverse impact on the landscape and special

qualities of the NP, relates to a functional need and is not isolated.

13. In reaching this conclusion, I have given great weight to conserving and
enhancing landscape and scenic beauty in NPs and considered the statutory

purpose of the NP. I find that the proposal would, for the reasons set out
above, conserve the natural, landscape and scenic beauty of the NP.

Conditions 

14. The Authority has suggested a number of conditions to be attached, should
planning permission be granted. Having had regard to the requirements of the

National Planning Policy Framework and the Planning Practice Guidance I have
imposed standard conditions concerning commencement (1) and compliance

with the submitted plans (2). Conditions 3, 4, 5 and 9 are necessary to ensure
the satisfactory appearance of the completed development. Conditions 6 and 7
are necessary to ensure that the proposal is used appropriately and removed

once its agricultural use ceases. Condition 8 is necessary to ensure that the site
can be accessed safely.

15. I have removed tailpieces from the suggested conditions as they are
inappropriate and can bypass other statutory processes. I have also removed
the unnecessary commentary in condition 3. Suggested condition 9 did not

required imposing as a condition, but the information it provided is included as
a coda to condition 8.

16. I am therefore satisfied that the conditions I have imposed meet the tests in,
and requirements of both the Framework and the Planning Practice Guidance.

Conclusion 

17. For the reasons given above I conclude that the proposal accords with the
development plan and there are no material considerations which indicate that

a decision be taken other than in accordance with it. The appeal should
therefore be allowed, and planning permission granted.

S Dean  

INSPECTOR
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Schedule of Conditions 

1) The development hereby permitted shall begin not later than 3 years
from the date of this decision.

2) The development hereby approved shall be only carried out in strict
accordance with the detailed specifications and plans comprised in the
application hereby approved (‘Location Plan’, ‘Site Plan A1’ and

‘Elevations and Plan View A1’, all dated ‘Mar 21’).

3) No external lighting shall be installed in the development hereby

permitted.

4) The external surface of the roof of the building hereby permitted shall be
coloured and thereafter maintained dark grey and shall be maintained in

that condition in perpetuity.

5) The external elevations of the building hereby approved shall, within

three months of first being brought into use, be clad in vertical timber
boarding as shown on the approved plans and shall thereafter be so
maintained.

6) If the use of the building for the purposes of agriculture within the unit
permanently ceases within five years from the date on which the

development was substantially completed, the building shall be removed
from the land and the land shall, so far as is practicable, be restored to
its condition before development took place unless planning permission

for change of use of the building to a purpose other than agriculture has
been approved.

7) The building hereby approved shall not be used for the keeping of
livestock (other than for the purposes of lambing).

8) The development must not be brought into use until the access to the

site at land north of Brooklands Farm Harwood Dale has been set out and
constructed in accordance with the ‘Specification for Housing and

Industrial Estate Roads and Private Street Works” published by the Local
Highway Authority and the following requirements:

The crossing of the highway verge must be constructed in accordance 

with Standard Detail number E20 and the following requirements.  

• Any gates or barriers must be erected a minimum distance of

14 metres back from the carriageway of the existing highway 
and must not be able to swing over the existing or proposed 
highway. The final surfacing of any private access within 8 

metres of the public highway must not contain any loose 
material that is capable of being drawn on to the existing or 

proposed public highway.  

• Measures to enable vehicles to enter and leave the site in a

forward gear. All works must accord with the approved details. 

Notwithstanding any valid planning permission for works to amend the 
existing highway, you are advised that a separate licence will be required 

from North Yorkshire County Council as the Local Highway Authority in 
order to allow any works in the existing public highway to be carried out.  
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9) The proposed hedgerow shall be planted no later than the first planting

season following the occupation of the buildings, or completion of the
development, whichever is the sooner, or in accordance with a

programme agreed by the Local Planning Authority and shall be
comprised of at least 6 native shrub species, planted at a density of 6
(total) stems per metre in double staggered rows and shall be maintained

in perpetuity.

End of schedule of conditions. 
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Appeal Decision 
Site Visit made on 16 November 2021 

by S Dean MA MRTPI

an Inspector appointed by the Secretary of State 

Decision date: 29 November 2021 

Appeal Ref: APP/W9500/W/21/3279025 

Land east of Meadow Barn, Westgate, Thornton le dale, YO18 7SG 
• The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant planning permission. 

• The appeal is made by A & D Sturdy Ltd against the decision of North York Moors

National Park Authority. 

• The application Ref NYM/2021/0335/FL, dated 28 April 2021, was refused by notice

dated 24 June 2021. 

• The development proposed is the construction of single storey dwelling with attached

garage, access and associated amenity space. 

Decision 

1. The appeal is allowed, and planning permission is granted for the construction
of single storey dwelling with attached garage, access and associated amenity

space at Land east of Meadow Barn, Westgate, Thornton le dale, YO18 7SG in
accordance with the terms of the application, Ref NYM/2021/0335/FL, dated
28 April 2021, subject to the conditions in the Schedule attached to this

Decision.

Preliminary Matters 

2. In Part E of the appeal form it is stated that the description of development has
not changed but, nevertheless, a different wording, matching that used on the
Decision Notice has been entered. Neither of the main parties has provided

written confirmation that a revised description of development has been
agreed.

3. However, as both parties have used this description in their submissions, and it
is a much clearer description of the development proposed, I have used it in

my heading above.

4. Although the Decision Notice focuses on the effects of the proposal on the
setting and significance of the nearby listed building, both parties have also

considered the effect on the Conservation Area in their submissions. For clarity,
I have done the same in my decision.

Appendix 2
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Main Issues 

5. The main issues are:

• the effect of the proposal on the setting and significance of the designated

heritage assets,

• the relationship of the proposal to the site of a, now lost, protected tree,
and

• whether the proposal would be compatible with the purposes of the
National Park (NP).

Reasons 

Heritage assets 

6. Hallgarth Farmhouse is a Grade II listed stone-built farmhouse to the west of

the appeal site, with an attached range of former farm buildings to the front,
now converted to a separate dwelling. It is one of a number of former

farmsteads along the road, but the Authority notes that it is unique in having
its outbuildings set along the road frontage, with the farmhouse perpendicular
to the rear. The listed building is set within reasonably large grounds. Strong

boundary hedging separates it from the appeal site and a recent development
to the south, giving the building an immediate setting which to my mind is

contained almost entirely within its own site boundary.

7. In my view, the obvious location of the listed building, on the edge of the
village, but surrounded by more recent development which plainly post-dates

the agricultural function of the listed building complements the setting and
significance of the listed building as a farmhouse and associated buildings, the

original location and function of which have been overtaken by more recent
development and the passage of time.

8. Whilst the Authority notes a number of features which contribute to the

significance of the listed building as a heritage asset, it places great weight on
the contribution of the appeal site to its setting, as one of the last remaining

fields or paddocks around the farmhouse which emphasise its historic and
pastoral character.

9. However, it is clear from visiting the site, Westgate, Maltongate and Station

Road that whilst the listed building is very plainly agricultural in origin,
subsequent growth of the settlement, including recently to the immediate rear,

has fundamentally altered the character of its wider setting.

10. The site does make some contribution to the wider setting of the listed
building, insofar as it is an open field next to a former farmhouse and its

associated buildings. However, I consider that the particular character and
appearance, both of the listed building, its immediate setting, the wider setting

and the boundary with the appeal site all limit the value of the appeal site to its
setting as a whole.

11. As noted, the village has grown around and beyond the listed building,
particularly along Maltongate and Station Road, eroding the obvious spatial
connection between the listed building and the rural, agricultural landscape

beyond. More recent development immediately to the rear of the listed
building, accessed from Hallgarth Lane has, to my mind, further eroded this
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connection, effectively severing the listed building from that open, agricultural 

countryside.  

12. An argument could be made that this makes the appeal site more important to

the setting of the listed building, as the last remaining field or paddock close to
the farmhouse. However, given the strong sense of separation between the site
and the listed building, engendered by the height and thickness of the

boundary, I am not convinced by such an argument. My conclusions on this
point are reinforced by the distinction I find between the immediate and wider

setting to the listed building.

13. Whilst development of the site would lead to development of the last remaining
open field close to the listed building, as noted above, the space immediately

around the listed building itself would be unaffected, and I do not consider that
development of this site would be any more harmful to the setting of the listed

building as a whole than development which has taken place to the other side
of it, or more recently, to the rear of it.

14. Given the scale, form and materials of the proposal, my comments above and

giving great weight to the heritage asset’s conservation, I therefore consider
that the proposal would have a neutral effect on the significance of the listed

building as a heritage asset. Having paid special regard to the desirability of
preserving the setting of the building, I am satisfied that it would not harm that
setting.

15. In reaching this conclusion, I note that the setting of this listed building has
been at issue in other appeals for development around it and that there has

been no substantive policy change since then. However, whilst I note the
importance of consistency in appeal decisions and for like cases to be decided
in a like manner it is also important that each case is determined on its own

merits and on the basis of the evidence, particularly in relation to matters of
setting, which relate to character and appearance. This has, in this case, been

plainly altered by other development around the listed building.

16. Turning to the Conservation Area (CA), whilst neither the site nor the listed
building lies within it, the opposite side of Westgate does. Whilst the listed

building makes a positive contribution to the setting of the CA, the appeal site
makes a neutral contribution. As I have set out above, whilst the open nature

of the appeal site does hark back to an earlier time, before the growth of the
settlement overtook the rural location of the listed farmhouse and moved the
boundary between the settlement and the countryside further south, I do not

consider that it is so crucial to the appreciation of the history and growth of the
village that it should remain undeveloped.

17. Given, as I have noted above, the use of appropriate scale, form and materials,
I am satisfied that although the proposal would alter the setting of the CA,

having regard to the great weight to be given to the conservation of the CA as
a heritage asset, I am satisfied that the proposal would not harm its
significance.

18. Overall, I therefore find that the appeal site does make a historic and visual
contribution to the setting of the listed Hallgarth Farm. However, it is not so

vital to this, nor is the listed building so sensitive and reliant on the appeal site
to protect and provide its setting, significance and appreciation of the same
that an appropriate, sympathetic development, as proposed here would
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seriously harm its setting or significance. Nor would it harm the setting or 

significance of the adjacent CA.  

19. The proposal would preserve the linear nature of development along Westgate,

respecting the local vernacular, maintaining the varied roof height, and
relatively low-density nature of development fronting the southern side of
Westgate, retaining and emphasising the historic, agricultural and pastoral

character, whilst acknowledging the expansion of the settlement beyond this
former boundary between the settlement and agricultural land beyond.

20. I note particular concerns over the effect of the proposal on views of the listed
building from the CA. Whilst the proposal would alter these views, I do not
consider that such a change would be harmful. Owing to the separation and the

level changes Hallgarth Farmhouse and Meadow Barn would still be visible, and
for the reasons given above, an appreciation of their setting, significance and

character would still be achieved from views within the CA.

21. I therefore find that the proposal would comply with Strategic Policy I, Policy
ENV9 and Policy ENV11 of the North York Moors National Park Authority Local

Plan, July 2020 (the Local Plan). These policies seek, amongst other things, to
ensure that development affecting the historic environmental should conserve

it in a manner appropriate to its significance, particularly where affecting
vernacular buildings and the layout of the historic built environment, the
historic landscape, the relationship of farmsteads to the surrounding

agricultural landscape and where the form and distinctive qualities of historic
settlements could be affected by development proposals.

22. The proposal would also comply with guidance in the National Planning Policy
Framework (the Framework) on conserving and enhancing the historic
environment.

Tree 

23. Prior to the making of the appeal application, a large, protected tree stood on

the site. It is beyond doubt that the tree is no longer on the site, and parties
agree that it fell during a storm. Despite this, the Authority has presented
evidence to attempt to suggest that the appellant could have done more to

protect the tree in the years leading up to its loss.

24. None of that is strictly relevant to this appeal. Nor do I consider that the

proposed residential development of the site is incompatible with any duty
under relevant legislation around replacement tree planting.

25. There is no agreement between the parties as to whether a replacement is

required given the previous tree was lost during a storm rather than through a
deliberate act, and it is not my role in this appeal to settle that issue. In any

event, there is also no suggestion that a tree replacement notice has been
served, a replacement tree would not necessarily be protected by the same

Tree Protection Order as its predecessor, and an application for planning
permission, such as the one before me, could supersede any such Order.

26. Despite all of that, at present, there is no tree on the site, and both the

application and the suggested conditions include provision for a tree to replace
that lost in a storm and to ensure its retention.

29

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/W9500/W/21/3279025

 

 
https://www.gov.uk/planning-inspectorate                          5 

27. Given the above, I am satisfied that the proposal has an appropriate 

relationship to the site of a, now lost, protected tree, and it would comply with 
Strategic Policy E and Policy ENV1 of the Local Plan. These policies seek, 

amongst other things to ensure that development does not have any 
unacceptable impact on the natural environment, and that appropriate 
replacement planting is undertaken in the face of unavoidable loss of trees of 

value.  

The National Park 

28. The two key purposes of the NP are to conserve and enhance the natural 
beauty, wildlife and cultural heritage, and to promote opportunities for the 
understanding and enjoyment of the special qualities of the Parks by the public. 

These purposes are enshrined in the Local Plan and reinforced in the 
Framework which requires that great weight be given to conserving and 

enhancing landscape and scenic beauty in NPs.  

29. The site is clearly located within the settlement and is now well within the built 
area. The village has evolved over time, with the immediate surroundings and 

setting of the site taking on a more built-up form, severing the listed 
farmhouse and the CA from the open, rural, agricultural landscape beyond. 

However, to my mind, none of this fundamentally alters the natural beauty, 
landscape and scenic beauty of the NP or harms its cultural heritage. The 
agricultural past of the site, its setting and the settlement would not be lost or 

otherwise harmed by the proposal, the scale and effect of which is necessarily 
limited by the size of the site.  

30. Taking that together with my conclusions of the effect of the proposal on the 
setting and significance of the heritage assets, and on the site of the protected 
tree, I am satisfied that the proposal overall complies with these statutory and 

policy aims.  

Conditions 

31. The Authority has suggested a number of conditions to be attached, should 
planning permission be granted. Having had regard to the requirements of the 
National Planning Policy Framework and the Planning Practice Guidance (PPG) I 

have imposed standard conditions concerning commencement (1) and 
compliance with the submitted plans (2). 

32. Conditions 4, 5, 6, 7, 8, 9, 10, 11, 12, 13 ,14 and 19 are necessary to ensure 
the satisfactory appearance of the completed development. Condition 15 is 
necessary to ensure than ecological mitigation measures are carried out, and 

conditions 16 and 17 are necessary to ensure that means of access, parking 
and manoeuvring are appropriately provided, maintained and retained. 

Condition 18 is necessary to ensure that the development can be carried out 
without harm to the amenity of the surrounding area.  

33. Paragraph 54 of the Framework and the PPG presume against the use of 
planning conditions to restrict national permitted development rights unless 
there is clear justification to do so. However, given the sensitive location of the 

site, both in terms of the immediate surrounding heritage assets and the wider 
context of the settlement and the NP, I am satisfied that condition 3, which 

removes specified permitted development rights meets the tests of 
reasonableness or necessity. 
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34. I have removed tailpieces and their equivalents from the suggested conditions

as they are inappropriate and can bypass other statutory processes. The
appellant has confirmed that they have no objection to the terms of the

pre-commencement conditions proposed by the Authority. It is necessary and
reasonable that the information required by these conditions be provided prior
to the commencement of development, as these are matters which cannot

properly or reasonably be addressed following the commencement of the
development. Therefore, I am satisfied that the conditions meet the tests in,

and requirements of both the Framework and the PPG.

Conclusion 

35. For the reasons given above I conclude that the proposal accords with the

development plan and I find that there are no material considerations which
indicate that a decision be taken other than in accordance with it.

36. The appeal should therefore be allowed, and planning permission granted.

S Dean  
INSPECTOR 
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Schedule of Conditions 

1) The development hereby permitted shall begin not later than 3 years
from the date of this decision.

2) The development hereby permitted shall not be carried out other than in
strict accordance with the following documents: Site Location Plan, Street
Elevation & Site Plan 2028-403, Proposed Floor Plan & North Elevation

2028-401, Proposed Elevations 2028-402.

3) Notwithstanding the provisions of the Town and Country Planning

(General Permitted Development) Order 2008 (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 40 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) No work shall commence on the construction of the walls of the
development hereby permitted until a one metre square freestanding

panel of stonework showing the type of stone and stonework to be used
in the construction of the development hereby permitted has been

constructed on site and approved in writing by the Local Planning
Authority. All new stonework shall match that of the approved panel both
in terms of the stone used and the coursing, jointing and mortar mix and

finish exhibited in the panel. The stone panel constructed shall be
retained on the development site until the development hereby approved

has been completed.

5) No work shall commence on the construction of the walls of the
development hereby permitted until details of the brick, including

samples if so required by the Local Planning Authority, to be used for the
external surfaces of the development have been submitted to and

approved in writing by the Local Planning Authority. The brick used shall
accord with the approved details and shall be maintained in that condition
in perpetuity.

6) The roof of the development hereby permitted shall be clad with
traditional, non-interlocking, non pre-coloured natural red clay pantiles

and shall be maintained in that condition in perpetuity.

7) All new window frames, glazing bars, external doors and door frames
shall be of timber construction and shall be painted a colour first agreed

in writing with the Local Planning Authority. The work shall be completed
in accordance with the approved details within six months of being

installed and shall be maintained in that condition in perpetuity.

8) No work shall commence on the installation of any windows or external

doors (and glazing if included) in the development hereby approved until
detailed plans showing the constructional details of all window frames
and external doors to be used in the development 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. The window frames
and external doors shall be installed in accordance with the approved
details and shall be maintained in that condition in perpetuity.
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9) The external face of the frame to all new windows shall be set in a reveal

of a minimum of 100 mm from the front face of the adjacent walling and
shall be maintained in that condition in perpetuity.

10) Trickle vents shall not be incorporated into any new windows hereby
approved and shall not be installed thereafter.

11) No work shall commence on the installation of any rooflights in the

development hereby approved until full details of the proposed rooflights
have been submitted to and approved in writing by the Local Planning

Authority. The rooflights shall be conservation style rooflights and shall
be installed in accordance with the approved details and maintained in
that condition in perpetuity.

12) The guttering to the development hereby permitted shall be directly fixed
to the stonework 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.

13) All flues associated with the proposed development shall be coloured

matt black and maintained in that condition in perpetuity.

14) The dwelling hereby approved shall not be first occupied until full details

of the hard surfacing and boundary treatment 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

hard landscaping works and boundary treatment shall then be
implemented in accordance with the approved details and shall be

maintained in perpetuity.

15) The development hereby permitted shall be carried out in accordance
with the mitigation measures set out in the submitted Preliminary

Ecological Appraisal by Wold Ecology Ltd dated February 2021.

16) The dwelling hereby approved shall not be first occupied until the access

to the site as shown on the approved drawing reference 2028-403 has
been set out and constructed in accordance with the ‘Specification for
Housing and Industrial Estate Roads and Private Street Works” published

by the Local Highway Authority and the following requirements:

1. The crossing of the highway verge and/or footway must be

constructed in accordance with the approved details and/or Standard 
Detail number E60;  

2. Any gates or barriers must be erected a minimum distance of 2

metres back from the carriageway of the existing highway and must 
not be able to swing over the existing or proposed highway.  

3. The final surfacing of any private access within 2 metres of the
public highway must not contain any loose material that is capable of 

being drawn on to the existing or proposed public highway.  

4. Measures shall be provided to enable vehicles to enter and leave
the site in a forward gear. All works must accord with the approved 

details. 
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17) 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. The dwelling hereby permitted shall not be occupied
until the related parking facilities have been constructed in accordance

with the approved drawing reference 2028-403. Once created these
parking areas shall be maintained clear of any obstruction and retained

for their intended purpose at all times.

18) No development must commence until a Construction Management Plan
has been submitted to and approved in writing by the Local Planning

Authority. Construction of the permitted development must be
undertaken in accordance with the approved plan. The Plan must include,

but not be limited, to arrangements for the following in respect of each
phase of the works:

1. Wheel washing facilities on site to ensure that mud and debris is

not spread onto the adjacent public highway; 

2. The parking of contractors’ site operatives and visitor’s vehicles;

3. Areas for storage of plant and materials used in constructing the
development clear of the highway; 

4. Details of site working hours;

5. Contact details for the responsible person (site manager/office)
who can be contacted in the event of any issue. 

19) A replacement tree shall be planted, in a location to be agreed, no later
than the first planting season following the occupation of the dwelling or
completion of the development, whichever is the sooner, in accordance

with a programme agreed by the Local Planning Authority. The
replacement tree to be maintained in perpetuity.

End of Schedule of Conditions. 
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Appeal Decision 
Site visit made on 14 December 2021 

by C. Megginson 

an Inspector appointed by the Secretary of State 

Decision date: 22nd December 2021 

Appeal Ref: APP/W9500/D/21/3283169 

Low Muffles, Hartoft, PICKERING, YO18 8RP 
• The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant planning permission. 

• The appeal is made by N Dixon against the decision of North York Moors National Park

Authority. 

• The application Ref NYM/2021/0340/FL, dated 2 May 2021, was refused by notice dated

29 June 2021. 

• The development proposed is re-roofing of existing extensions along with internal

alterations and extension to rear to form utility and entrance hall 

Decision 

1. The appeal is allowed and planning permission is granted for re-roofing of
existing extensions along with internal alterations and extension to rear to form

utility and entrance hall at Low Muffles, Hartoft, Pickering, YO18 8RP in
accordance with the terms of the application, Ref NYM/2021/0340/FL, dated 2
May 2021, and the plans submitted with it, subject to the following conditions:

1) The development hereby permitted shall begin not later than 3 years
from the date of this decision.

2) The development hereby permitted shall be carried out in accordance
with the following approved plans: EX_001; EX_002 Rev A; EX_003;
PL_001; PL_002; PL_003.

3) Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (England) Order 2015 Schedule 2, Part

1, Class A (or any order revoking and re-enacting that Order), no
extensions to the dwelling shall be erected other than those expressly

authorised by this permission.

Main Issue 

2. The main issue is whether the proposed development would have a detrimental

impact on the mix of dwelling types needed to sustain balanced communities
within the National Park and result in the loss of a smaller more affordable

dwelling.

Reasons 

3. Low Muffles is a single storey dwelling located within Cropton Forest between

the settlements of Rosedale Abbey and Cropton. It is constructed of coursed
stone under a hipped pantile roof. The dwelling is accessed by a long forest

track and is set within a secluded location in the bottom of a valley, along with
one other property, Low Muffles Bridge.

Appendix 3
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4. Whilst there is disagreement over the exact percentage figure, it is accepted by

both parties that the proposed development amounts to a total increase in
floorspace well beyond the 30% limit of local plan policy CO17. The number of

reception rooms and bedrooms would remain the same, and both parties agree
that the increased space makes the currently impractical layout of the dwelling
more useable.

5. Policy CO17 aims to ensure that householder development is appropriate in
terms of scale, height, form, position, and design, so not to detract from the

character and form of the original dwelling, or its setting in the landscape. The
restriction of a 30% increase on habitable floorspace seeks to ensure that any
extension is clearly subservient to the main part of the building.

6. The Council consider that the proposed utility roof extension to the east
elevation and the first-floor extension over the existing kitchen extension to the

north elevation respect the form and character of the original dwelling. They
also consider that the proposed hipped roof extensions reflect the form of the
original dwelling, whilst also being subservient to it. They consider the proposal

to be of a high standard of design that would not detract from the character or
form of the dwelling, or its setting in the landscape.

7. Notwithstanding the above, the Council consider that the significant increase in
floorspace would result in the loss of a smaller, more affordable dwelling within
the National Park. The loss of smaller, more affordable dwellings is not referred

to directly within Policy CO17. However, the policy explanation states that very
large extensions can be overbearing, and proposals which incrementally extend

small dwellings beyond their original size can have a detrimental impact on the
character of an area, and the mix of dwelling types needed to sustain balanced
communities. It goes on to state that limiting the size of new extensions can

avoid the loss of smaller more affordable dwellings in the National Park.

8. I have no evidence before me to establish the mix of dwelling types needed to

sustain balanced communities within the National Park, and how the proposed
development would affect this mix. I also have limited evidence on affordability
within the National Park, and the evidence presented by the appellant indicates

that the current property value may not be affordable. Furthermore, the
resultant dwelling would still remain a relatively modest sized 3 bedroom

property.

9. I therefore conclude that the proposed development would not have a harmful
effect on the mix of dwelling types needed to sustain balanced communities

within the National Park. Whilst there would be some conflict with Policy CO17
of the Local Plan, in that it would exceed 30% of the original habitable

floorspace, it would nevertheless comply with the overall thrust of the policy in
that it would not harm the character and appearance of the area or the mix of

dwelling types needed to sustain balanced communities in the National Park.
Therefore, taken as a whole, it would not conflict with Policy CO17 of the Local
Plan.

Conditions 

10. I have considered the conditions suggested by the Council, having regard to

the six tests set out in the National Planning Policy Framework. For the sake of
clarity and enforceability, I have amended the conditions as necessary.
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11. For the avoidance of doubt, it is appropriate that there is a condition requiring

that the development is carried out in accordance with the approved plans.

12. The Council has supplied to me a condition seeking to require grant of planning

permission for any further extensions to the property and I consider this to be
reasonable, in the interests of the character and appearance of the host
dwelling.

Conclusion 

13. For the reasons given above, having considered the development plan as a

whole and all other relevant matters, I conclude that the appeal should be
allowed.

C Megginson 

INSPECTOR 
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Appeal Decision 
Site Visit made on 26 October 2021 

by F Wilkinson BSc (Hons), MRTPI

an Inspector appointed by the Secretary of State 

Decision date: 23 December 2021 

Appeal Ref: APP/W9500/D/21/3280335 

Stone Stoup, Ingleby Greenhow, North Yorkshire TS9 6LW 
• The appeal is made under section 78 of the Town and Country Planning Act 1990

against a refusal to grant planning permission under section 73 of the Town and 

Country Planning Act 1990 for the development of land without complying with 

conditions subject to which a previous planning permission was granted. 

• The appeal is made by Mr and Mrs Timothy Hawman against the decision of North York

Moors National Park Authority. 

• The application Ref NYM/2021/0206/FL, dated 18 March 2021, was refused by notice

dated 18 May 2021. 

• The application sought planning permission for the construction of single storey and first

floor extensions without complying with a condition attached to planning permission Ref 

NYM/2020/0121/FL, dated 14 April 2020. 

• The condition in dispute is No 2 which states that: The development hereby permitted

shall not be carried out other than in strict accordance with the following documents: 

Document Description - Proposed Elevations; Document No. - 1472/4D; Date Received 

- 3 April 2020 or in accordance with any minor variation thereof that may be approved 

in writing by the Local Planning Authority. 

• The reason given for the condition is: For the avoidance of doubt and to ensure that the

details of the development comply with the provisions of NYM Core Policy A and NYM 

Development Policy 3, which seek to conserve and enhance the special qualities of the 

NYM National Park. 

Decision 

1. The appeal is dismissed insofar as it relates to the handrail to the first floor

glazed balustrade on the north and east elevations of the proposed extension.

2. The appeal is allowed insofar as it relates to the construction and cladding of
the first floor extension, and planning permission is granted for the

construction of single storey and first floor extensions without complying with a
condition attached to planning permission Ref NYM/2020/0121/FL at Stone

Stoup, Ingleby Greenhow, North Yorkshire TS9 6LW in accordance with the
terms of the application, Ref NYM/2021/0206/FL, dated 18 March 2021, and
the plan submitted with it, so far as relevant to that part of the development

hereby permitted and subject to the conditions set out in the attached
Schedule.

Preliminary Matters 

3. I have taken account of the new Framework1 in my decision.

1 The National Planning Policy Framework, 2021 

Appendix 4 
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Main Issue 

4. The main issue is the effect that varying the condition would have on the
character and appearance of the host building.

Reasons 

5. The condition in dispute relates to a planning permission granted for a single
storey glazed aluminium extension of the east elevation and a first floor

extension on the north elevation at Stone Stoup, a two storey detached
dwelling located just outside the main built up area of Ingleby Greenhow.

6. The approved plan requires the first floor extension to be constructed from
stone to match that of the existing dwelling. The first floor glazed balustrade is
described as having no handrail along the top. The appellant now wishes to use

timber cladding for the first floor extension and to introduce a handrail to the
glazed balustrade.

7. Stone is the material used in many of the traditional buildings in the area. The
appeal property is constructed from limestone. Other stone built properties in
the vicinity are mainly sandstone. Although many of the properties in the

village of Ingleby Greenhow are stone built, other materials are present
including render and brick. There are examples of timber cladding on existing

buildings in the village. Although the use of timber cladding on these other
properties is of a smaller scale than what is proposed, it does illustrate the
range of materials used in the vicinity of the appeal property.

8. The proposed alteration of the material for the first floor extension from stone
to timber cladding would change the character of the front elevation of the

dwelling. It would have a less traditional appearance than the approved stone
construction and would not be of such a pleasing appearance. It would
nevertheless be moderately used in terms of the dwelling overall and so would

not sit uncomfortably with the stone-built dwelling.

9. Whilst the first floor extension would be visible when approaching from the

west, these views would be transient and would be through the row of roadside
trees. Furthermore, whilst noting the National Park Authority’s concern that the
use of timber cladding would create a confused and cluttered appearance

alongside the modern aluminium framed sunroom and the stone dwelling by
adding yet another material in the mix, there would only be limited locations in

the nearby area from where the first floor extension would be viewed in
conjunction with the glazed aluminium single storey extension.

10. The use of timber cladding for the first floor extension in this context would not

be unduly discordant with the palette of materials used on the dwelling. It
would not therefore unacceptably detract from the host dwelling. Furthermore,

in this particular case, given the context of the appeal property, it would not be
an unacceptably harmful departure from established local vernacular.

11. Accordingly, this element of the proposal would accord with Strategic Policy C
of the Local Plan2, which requires proposals to incorporate good quality
construction materials and design details that reflect and complement the

architectural character and form of the original building and/or that of the local
vernacular. It would also accord with Policy CO17 of the Local Plan which

2 North York Moors National Park Authority Local Plan, adopted 2020 
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requires the design and detailing of development within the domestic curtilage 

of dwellings to complement the architectural form and character of the original 
dwelling amongst other matters. 

12. The light frame of the balustrade for the first floor balcony as approved is not 
intrusive and sits very comfortably on top of the existing single storey element. 
Introducing a heavier frame for the balustrade around the first floor balcony 

would alter its appearance, accentuating its presence much more than a lighter 
frame with no handrail. The balustrade would no longer be of such a simple 

design and therefore subservient to the host dwelling and as such would not 
complement it. Accordingly, this element would conflict with the requirements 
of Strategic Policy C and Policy CO17 of the Local Plan, the requirements of 

which have been summarised above. 

Conditions 

13. The Planning Practice Guidance makes clear that decision notices for the grant 
of permission under Section 73 should also restate the conditions imposed on 
earlier permissions that continue to have effect. Accordingly, those conditions 

that I consider remain relevant will be imposed, with amendments as 
necessary having regard to the tests for conditions set out in the Framework. 

14. As well as a time condition, and for certainty, one is required to ensure that the 
development is carried out in accordance with the approved plans.  

15. In the interest of the character and appearance of the area and in line with 

Strategic Policies A and C of the Local Plan, it is necessary to control the colour 
of the timber cladding. For the same reasons, conditions are necessary to 

ensure that the roofing tiles match those on the existing building and to control 
the colour of the rainwater goods.  

16. Given the amendments to the materials for the first floor extension, it is no 

longer necessary to include a condition requiring all new stonework to match 
the existing building.  

Conclusion 

17. I have found that the proposed timber cladding to the first floor extension 
would not have a harmful effect on the character and appearance of the host 

building but the proposal to include a hand rail on the first floor glazed 
balustrade on the north and east elevations would.  

18. The first floor extension is clearly severable from the balcony balustrade and 
therefore, while the appeal fails in relation to the proposed changes to the 
balustrade, it succeeds in relation to the proposed changes to the first floor 

extension. 

F Wilkinson  

INSPECTOR 
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SCHEDULE OF CONDITIONS 

1) The development hereby permitted shall begin not later than 14 April 2023.

2) The development hereby permitted shall be carried out in accordance with
the following approved plan: 1472/4E, except in respect of the first floor
glazed balustrade on the north and east elevations which shall be carried out

in accordance with plan 1472/4D.

3) The external timber cladding of the building hereby approved shall be
stained dark brown or left to weather naturally and shall be maintained in
that condition in perpetuity.

4) All new roofing tiles used in the development hereby permitted shall match

those of the existing building.

5) The rainwater goods utilised in the development hereby permitted shall be

coloured black and shall thereafter be so maintained in that condition in
perpetuity.
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List of applications determined by the Director of Planning in accordance with the 
scheme of delegation for the period of 5 November 2021 to 19 January 2022.  

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/2021/0712/FL 

Variation of condition 2 (material amendment) to planning approval NYM/2020/0647/FL 
to allow a change from 3 no. arches to 1 no. arch at Public Conveniences, South End, 
Osmotherley for Osmotherley Area Parish Council 

Approved on 08/11/2021 

Application reference: NYM/2021/0738/FL 

Variation/removal of conditions 3 and 4 of planning approval NYM/2021/0509/FL to 
sever the tie of the building from Milton Cottage and allow the housing of all animals at 
Milton Cottage, Thimbleby for Mr & Mrs Groves. 

Approved on 15/11/2021 

Application reference: NYM/2021/0770/FL 

Installation of 4 no. replacement timber windows at 2 West End, Osmotherley for Mr & 
Mrs Lickley. 

Approved on 01/12/2021 

Application reference: NYM/2021/0802/FL 

Construction of vehicular bridge over River Seph and associated stone road either side 
of river for a temporary period (three years and six months) together with reinstatement 
of passing places along existing track, repair and reinstatement of stone access track 
where required, temporary removal of stone wall and ancillary development thereto at 
east Access Track to Bilsdale Transmitting Station, Bilsdale West Moor for Arqiva 
Limited. 

Approved on 16/12/2021 

Application reference: NYM/2021/0803/FL 

Demolition of existing portal-framed building and erection of replacement agricultural 
storage building with solar array to roof at Scencliff Grange, Coxwold for Mr and Mrs 
Lupton.  
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Approved on 02/12/2021 

Application reference: NYM/2021/0815/LB 

Listed Building consent for installation of vacuum sealed units to existing timber framed 
windows at The Old Vicarage, 40 North End, Osmotherley for Mr Duncan Ross Russell 

Granted on 14/01/2022 

Application reference: NYM/2021/0821/FL 

Construction of 1 no. agricultural workers dwelling with associated parking and amenity 
space at Lunshaw House Farm, Boltby for Mr Mark Stephenson. 

Approved on 10/12/2021 

Application reference: NYM/2021/0826/LB 

Listed Building consent for erection of canopy above existing French doors on the south 
elevation (retrospective) at The Old Rectory, Station Road, Kildale for Mr Ian Mcknight. 

Granted on 21/12/2021 

Application reference: NYM/2021/0852/FL 

Erection of 1 no. timber chalet for holiday letting purposes (retrospective) at Throston 
House, Shepherd Hill, Swainby for Mr & Mrs Tate. 

Approved on 21/12/2021 

Application reference:  NYM/2021/0853/FL 

Alterations and extensions to outbuilding to form home office at Cockshaw Cottage, 
Dikes Lane, Gribdale for Mr R Owens. 

Approved on 20/12/2021 

Application reference: NYM/2021/0872/FL 

Variation of condition 5 of planning approval NYM/2020/0555/FL to allow the 
occupancy of the dwelling as either holiday letting accommodation or local occupancy at 
Maltkiln Barn, Chop Gate for Ms Claire Floyd. 

Approved on 13/12/2021 

Application reference: NYM/2021/0877/FL 

Alterations and construction of single storey extensions at Hemmelstones, Clack Lane, 
Osmotherley for Mr and Mrs I Gordon. 

Approved on 20/12/2021 
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Application reference: NYM/2021/0920/FL 

Installation of 21 no. solar panels at Manor Barn, Over Silton for Mr Chris Veitch 

Approved on 18/01/2022 

Application reference: NYM/2021/0929/CLP 

Certificate of lawfulness for proposed pumping station kiosk at Osmotherley Water 
Treatment Works, South End, Osmotherley for Yorkshire Water 

Issued on 06/01/2022 

Ryedale 

Application reference: NYM/2020/0162/FL 

Construction of replacement boundary wall and associated landscaping works along 
with removal of unauthorised hardstanding and reinstatement of open ditch at Car park 
adjacent to the Village Hall, Hawnby for Mexborough Estates. 

Approved on 23/11/2021 

Application reference: NYM/2021/0278/FL 

Construction of single storey side extension and installation of 1no. rooflight to front 
elevation at Rose Cottage, Rievaulx Bank, Rievaulx for Mr & Mrs D Hoyle. 

Approved on 22/12/2021 

Application reference: NYM/2021/0579/FL 

Installation of replacement windows and doors at Forester Hill, High Street, Lockton for 
Mr Stuart Sunderland. 

Approved on 03/12/2021 

Application reference: NYM/2021/0615/R3 

Application under Regulation 3 (Town and Country Planning General Regulations 1992) 
for creation of new pedestrian crossing and associated paths at land at Sutton Bank 
National Park Centre, Sutton Bank for North York Moors National Park Authority. 

Approved on 11/11/2021 

Application reference: NYM/2021/0643/FL 

Demolition of existing conservatory and outbuilding and construction of replacement 
conservatory to side elevation at Low Hall, Riverside, Sinnington for Mr Jim Coppack. 

Approved on 19/11/2021 
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Application reference: NYM/2021/0680/FL 

Conversion of barn to annexe at Hall House, Daleside Road, Rosedale Abbey for David 
Martin. 

Approved on 17/11/2021 

Application reference: NYM/2021/0683/LB 

Listed Building consent for conversion of barn to annexe at Hall House, Daleside Road, 
Rosedale Abbey for David Martin 

Granted on 01/12/2021 

Application reference: NYM/2021/0692/FL 

Installation of ground mounted solar pv system at Green Farm, Main Street, Levisham 
for Mr Adrian Plant. 

Approved on 09/11/2021 

Application reference: NYM/2021/0723/FL 

Construction of single storey rear extension at Glenwood, Main Street, Ampleforth for 
Mr & Mrs Healy. 

Approved on 08/11/2021 

Application reference: NYM/2021/0727/FL 

Change of use and subdivision of guest house to 1 no. dwelling and 1 no. holiday letting 
unit together with reconstruction of chimney at Bridgefoot House, Chestnut Avenue, 
Thornton Dale for Mr and Mrs W Jackson. 

Approved on 18/11/2021 

Application reference: NYM/2021/0740/FL 

Removal of door and reinstatement of window (part retrospective) and change of use of 
ground floor retail unit to residential at 1 Bondgate, Helmsley for Mr Richard Craig. 

Approved on 07/01/2022 

Application reference: NYM/2021/0780/FL 

Erection of agricultural grain storage building at South View, Yatts Road, Pickering for 
Mr Duncan Bulmer. 

Approved on 19/11/2021 
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Application reference: NYM/2021/0781/LB 

Listed Building consent for installation of additional and replacement rooflights, 
installation of replacement doors and removal of flue pipes together with internal 
alterations including but not limited to removal and erection of internal walls at Hill Top 
Farm, Spaunton Bank, Spaunton for Mr & Mrs Leslie Trevelyan 

Granted on 17/12/2021 

Application reference: NYM/2021/0782/FL 

Erection of single storey extension to agricultural building for storage purposes at 
Pickering Moor Farm, Stape Road, Stape for Mr & Mrs M Ashenden-Bax. 

Approved on 26/11/2021 

Application reference: NYM/2021/0786/FL 

Construction of garage at Woodlands Farm, Thorgill, Rosedale Abbey for Mr Stephen 
Minns. 

Approved on 01/12/2021 

Application reference: NYM/2021/0788/FL 

Installation of replacement windows and doors, rooflights and construction of dormer 
window to rear at 1 Gladstone Terrace, Maltongate, Thornton-Le-Dale for Mr Andrew 
Upton. 

Approved on 13/12/2021 

Application reference: NYM/2021/0791/FL 

Construction of conservatory to rear at Cherry Tree House, Main Street, Levisham for 
Renate Maddocks-Born 

Approved on 29/11/2021 

Application reference: NYM/2021/0795/FL 

Construction of timber storage building at The Sawmill, Scawton for Scawton Sawmill 
Ltd. 

Approved on 30/11/2021 

Application reference: NYM/2021/0816/FL 

Erection of shed (retrospective) at 11 Orchard Way, Helmsley for Mr Connor Bateman. 

Approved on 08/12/2021 
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Application reference: NYM/2021/0829/FL 

Installation of 7 no replacement uPVC windows and 2 no. uPVC doors at The Dairy 
House, 4 Manor Farm Courtyard, Rawcliffe Road, Newton upon Rawcliffe for Mrs Mary 
Pennock. 

Approved on 17/12/2021 

Application reference: NYM/2021/0834/FL 

Use of land for the siting of 3 no. helicopters (1 no. for use as mobile catering unit and 2 
no. for use as holiday accommodation) together with a further 6 no. camping pods and 
erection of amenity block at land east of Saltergate car park, off A169, Lockton, 
Pickering for Mr Benjamin Stonehouse. 

Refused on 16/12/2021 

Application reference: NYM/2021/0837/FL 

Demolition of conservatory and removal of shed, construction of single storey extension 
with raised terrace together with construction of detached double garage/store at The 
Old Vicarage, Toftly View, Newton upon Rawcliffe for Mr & Mrs S Carter. 

Approved on 13/12/2021 

Application reference: NYM/2021/0843/FL 

Installation of patio/sliding doors to rear and creation of patio area at 3 Bondgate, 
Helmsley for Mrs Gail Ovington. 

Approved on 20/12/2021 

Application reference: NYM/2021/0849/FL 

Erection of general purposes agricultural building (revised scheme to 
NYM/2020/0933/FL) at Pineview Lodge, Low Moor Road, Stape for Mr Andrew 
Watkinson. 

Approved on 07/01/2022 

Application reference: NYM/2021/0851/FL 

Alterations and extension to garage to provide annexe/additional living accommodation 
at 5 Vicarage Farm, Bondgate, Helmsley for Ms Sally Foster. 

Approved on 13/01/2022 
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Application reference: NYM/2021/0861/FL 

Construction of single storey extensions to dwelling, erection of car port, alterations to 
and change of use of annexe to 1 no. holiday let, change of use of barn from agricultural 
to equestrian and erection of extension to provide additional storage, relocation of 
existing vehicular entrance (following closure of 2 no. existing accesses) and associated 
landscaping works at The Old Rectory, Scawton for Mr S Wilkinson. 

Approved on 14/01/2022 

Application reference: NYM/2021/0871/FL 

Construction of single storey extension (revised scheme to NYM/2021/0426/FL) at 
Ellerbeck House, Priestmans Lane, Thornton-Le-Dale for Mr David Calam. 

Approved on 17/12/2021 

Application reference: NYM/2021/0873/FL 

Erection of agricultural livestock building at South House Farm, Bransdale for Mr Paul 
Broughton.  

Approved on 12/01/2022 

Application reference: NYM/2021/0874/FL 

Removal of conservatory and construction of single storey rear extension at 2 Dale 
View, Pickering Road, Thornton le Dale for Mr Tim Wainwright. 

Approved on 23/12/2021 

Application reference: NYM/2021/0907/FL 

Variation of condition 18 of planning approval NYM/2020/0856/FL to allow ground floor 
sleeping accommodation to unit C1 (retrospective) at The Old School, Chestnut Avenue, 
Thornton le Dale for A & D Sturdy Ltd. 

Approved on 16/12/2021 

Application reference: NYM/2021/0973/FL 

Variation of condition 2 (material amendment) of planning approval NYM/2020/0383/FL 
to allow change of design of approved vehicular access bridge at Hollins Lodge Farm, 
Lodge Road, Church Houses, Kirkbymoorside for Mr & Mrs R Lucas. 

Approved on 10/01/2022 
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Scarborough 

Application reference: NYM/2021/0048/FL 

Conversion of barn to form single holiday letting cottage, creation of associated parking 
area following removal of covered store and installation of air source heat pump at 
Northfield Farm, Northfield Granary, Suffield for Mrs C Maw. 

Approved on 05/11/2021 

Application reference: NYM/2021/0049/LB 

Listed Building consent for conversion of barn to form single holiday letting cottage, 
removal of covered store and installation of air source heat pump at Northfield Farm, 
Northfield Granary, Suffield for Mrs C Maw. 

Granted on 05/11/2021 

Application reference: NYM/2021/0351/OU 

Outline application for construction of up to 5 no. principal residence dwellings with 
associated access (matters reserved: appearance, landscaping, layout and scale) at Land 
west of Highfield, Sled Gates, Fylingthorpe for SIW Properties. 

Refused on 12/01/2022 

Application reference: NYM/2021/0450/FL 

Erection of agricultural livestock/machinery storage building at Butter Park Farm, Egton 
Grange, Egton for Mr SJ and P Welford. 

Approved on 10/12/2021 

Application reference: NYM/2021/0477/FL 

Construction of pavilion building following demolition of existing at Glaisdale Cricket 
Club, Glaisdale for Mark Hollingworth. 

Approved on 25/11/2021 

Application reference: NYM/2021/0577/FL 

Alterations and construction of two storey side and single storey rear extensions at 7 
Seaton Close, Staithes for Ms Vickie Garrett. 

Approved on 19/11/2021 
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Application reference: NYM/2021/0587/FL 

Construction of single storey side/rear extension to form storage area (revised scheme 
to planning approval NYM/2018/0256/FL) at 1 Main Street, East Ayton for Scarborough 
Flooring Ltd. 

Approved on 05/11/2021 

Application reference: NYM/2021/0612/FL 

Proposed replacement roof tiles together with alterations to fenestration at Public 
Conveniences, New Road, Robin Hoods Bay for Scarborough Borough Council. 

Approved on 08/11/2021 

Application reference: NYM/2021/0639/FL 

Alterations to and conversion of redundant agricultural building to form additional 
residential accommodation associated with existing dwelling together with the removal 
of existing stable building at West Banks, Bank Lane, Glaisdale for Mr & Mrs K & G 
Yurkwich. 

Approved on 25/11/2021 

Application reference: NYM/2021/0641/FL 

Alterations to increase in height of drystone boundary wall (retrospective) at Church 
View, Egton for Mr Graham Carr. 

Approved on 01/12/2021 

Application reference: NYM/2021/0650/FL 

Erection of timber car port at Fowl Green House, Commondale for Mrs Alexandra 
Murrell. 

Refused on 22/11/2021 

Application reference: NYM/2021/0653/CLE 

Certificate of lawfulness for use of land for the siting of 2 no. static caravans and 4 no. 
tourer caravans within yard for holiday letting purposes in excess of ten years at Fern 
Farm, Hinderwell for Mr C and Mrs L Champion. 

Withheld on 22/11/2021 

Application reference: NYM/2021/0687/FL 

Construction of two storey rear extension and construction of dormer window at 
Lawnsgate Farm, Shaw End, Lealholm for Mr A Foord. 
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Approved on 19/11/2021 

Application reference: NYM/2021/0693/FL 

Alterations and construction of replacement porch at Plough Cottage, Raw Pasture 
Bank, Robin Hoods Bay for Mr & Mrs G & J Ripley. 

Approved on 24/11/2021 

Application reference: NYM/2021/0703/FL 

Use of land for the siting of 12 no. tents/glamping pods/shepherds huts together with 
demolition of stable, construction of amenity building, erection of picnic shelter, 
maintenance shed, cycle storage shed and dark skies viewing platform, provision of 
parking and bin storage and associated hard and soft landscaping works at Clover Hill 
Farm, Mars Lane, Scaling for Mr S Savage and Ms S Dobson. 

Approved on 17/12/2021 

Application reference: NYM/2021/0704/FL 

Alterations to and change of use of outbuilding to form 1 no. holiday let/family annexe 
(dual use) at 2 Prospect Field, High Hawsker for J N Tindall. 

Approved on 05/11/2021 

Application reference: NYM/2021/0705/LB 

Listed Building consent for installation of replacement windows and doors, installation 
of 2 no. rooflights and oil fired boiler together with internal works including but not 
limited to the creation of internal doorway, installation of log burner and 
retention/replacement of doors/architraves at Raw Pastures Farmhouse, Goldsborough 
for The Mulgrave Estate. 

Granted on 19/11/2021 

Application reference: NYM/2021/0724/LB 

Listed Building consent for installation for replacement timber windows at Low 
Borrowby Farm, Low Borrowby Farm House, Borrowby Lane, Borrowby for Anna 
Horsbrugh-Porter. 

Granted on 08/11/2021 

Application reference: NYM/2021/0726/FL 

Construction of single storey rear extension at 6 Pickering Road, West Ayton for Ms D 
Bryant. 

Approved on 10/12/2021 
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Application reference: NYM/2021/0734/FL 

Alterations and construction of single storey front extension at 29 High Street, 
Castleton for Mrs Champion. 

Approved on 10/11/2021 

Application reference: NYM/2021/0736/FL 

Installation of flue at Rockwood Farm, Gowland Lane, Cloughton for Mr M Powell. 

Approved on 22/11/2021 

Application reference: NYM/2021/0742/FL 

Installation of air source heat pump at Manor Farm Cottage, Newholm for Mr Tim 
Richardson. 

Approved on 11/11/2021 

Application reference: NYM/2021/0743/LB 

Listed Building consent for installation of air source heat pump, internal radiators 
following removal of storage heaters and replacement cyclinder at Manor Farm Cottage, 
Newholm for Mr Tim Richardson. 

Granted on 11/11/2021 

Application reference: NYM/2021/0746/FL 

Construction of porch and alterations to window openings to front elevation, together 
with construction of first floor rear extension at Glendower, 5 Sled Gates, Fylingthorpe 
for Mr & Mrs G & K Kidd. 

Approved on 20/12/2021 

Application reference: NYM/2021/0755/FL 

Installation of replacement uPVC windows and enlargement and repositioning of 1 no. 
window together with enlargement of conservatory, removal of pitched roof and 
replacement with flat roof at The Mill House, Village Street, Lealholm for Mr and Mrs Ita. 

Approved on 18/11/2021 

Application reference: NYM/2021/0756/FL 

Construction of replacement single storey rear extension and dormer windows at Waits 
House, Village Green Drives, The Green, Goathland for Mr B Taylor. 

Approved on 09/12/2021 
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Application reference: NYM/2021/0758/FL 

Removal of Dutch barn and conversion of remaining building to 1 no. principal residence 
dwelling (Barn A) with parking and removal of timber pole sheds and conversion of 
remaining building to 1 no. holiday cottage (Barn B) with parking at Foss Farm, Foss Lane, 
Nr Midge Hall, Sneaton for Mr I and Mrs E Forster. 

Refused on 18/11/2021 

Application reference: NYM/2021/0760/FL 

Removal of existing utility, alterations and construction of single storey side extension 
at 56 Ellerby Lane, Runswick Bay for Mr & Mrs B & Y Hazlett. 

Approved on 22/11/2021 

Application reference: NYM/2021/0766/FL 

Construction of replacement garage together with alterations and construction of porch 
to front elevation, single storey side extension and first floor extension to rear of 
dwelling (revised scheme following withdrawal of NYM/2021/0354/FL) at 67 Pickering 
Road, West Ayton for Mr David Alsop. 

Approved on 12/11/2021 

Application reference: NYM/2021/0767/FL 

Construction of replacement conservatory to side elevation at 1 Railway Cottages, 
Sneaton Lane, Ruswarp for Denise Ritchie. 

Approved on 17/12/2021 

Application reference: NYM/2021/0776/CLLB 

Certificate of lawfulness for re-roofing works to rear elevation of Grade II Listed Building 
at Yarra House, 4 Bloomswell, Robin Hoods Bay for Mrs Deborah Reed. 

Issued on 17/11/2021 

Application reference: NYM/2021/0784/LB 

Listed Building Consent for removal of window and replacement with door to north 
elevation, replacement of door with window to east elevation, replacement rooflights 
and installation of flat roof lantern together with internal works at The Cottage, 
Ugthorpe House, Ugthorpe for Mr Martin Wood. 

Granted on 29/11/2021 
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Application reference: NYM/2021/0792/FL 

Construction of single storey extension to pavilion at Cricket Ground, Church Road, 
Ravenscar for Mr John Morrison. 

Approved on 19/01/2022 

Application reference: NYM/2021/0797/FL 

Variation of condition 2 (material amendment) to planning approval NYM/2021/0506/FL 
to allow a change of window design at 1 Nettledale Close, Runswick Bay for Mr Malcolm 
Moore. 

Approved on 19/11/2021 

Application reference: NYM/2021/0799/FL 

Use of land for the siting of 1 no. shepherds hut for holiday letting purposes at Derwent 
House, Mill Lane, West Ayton for Mrs Jane Duggleby. 

Approved on 03/12/2021 

Application reference: NYM/2021/0800/LB 

Listed Building consent for installation of like for like window replacements to front 
elevation at Fishermans Cottage, The Dock, Robin Hoods Bay for Mrs Caroline Clarke 
Green. 

Granted on 09/12/2021 

Application reference: NYM/2021/0801/FL 

Construction of single storey side extension and alteration including 2no. dormers to the 
rear at Sunny Crescent, Broxa Lane, Hackness for Mr & Mrs Allen. 

Approved on 02/12/2021 

Application reference: NYM/2021/0811/FL 

Erection of replacement conservatory and installation of flue at Cawood Cottage, 
Staintondale Road, Cloughton for Mr M Hall. 

Approved on 09/12/2021 

Application reference: NYM/2021/0818/FL 

Erection of agricultural storage building at Red House Farm, Eskdaleside, Sleights for Mr 
C Noble. 

Approved on 10/12/2021 
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Application reference: NYM/2021/0832/FL 

Conversion of agricultural barns to 3 no. principal residence dwellings with associated 
amenity spaces, landscaping works and parking, use of and alterations to 2 no. barns for 
storage and parking and creation of parking associated with Red House Farm at Red 
Farm Barns, High Street, Egton for The Mulgrave Estate. 

Approved on 13/01/2022 

Application reference: NYM/2021/0835/LB 

Listed Building consent for conversion of agricultural barns to 3 no. principal residence 
dwellings with associated landscaping works and alterations to 2 no. barns to provide 
storage and parking at Red Farm Barns, High Street, Egton for The Mulgrave Estate. 

Granted on 13/01/2022 

Application reference: NYM/2021/0846/FL 

Upgrade of existing emergency services communications site comprising removal of 
existing 7m Airwave tower to be replaced with a 17.5m extendable lattice tower with 
associated antennae and dishes together with erection of timber clad building to house 
equipment, siting of generator, electricity meter cabinet and relocation of existing and 
erection of additional pole mounted VSAT dishes at Land at Hall Farm, Westerdale for 
Airwave Solutions Ltd. 

Approved on 16/12/2021 

Application reference: NYM/2021/0862/CLLB 

Certificate of lawfulness for installation of like for like replacement timber windows and 
timber door with fanlight above to Grade II Listed Building at Woodleigh House, 21 Main 
Road, Aislaby for Ilona Franklin. 

Issued on 15/12/2021 

Application reference: NYM/2021/0863/FL 

Erection of cover over existing livestock handling/feeding area at Low Tranmire Farm, 
Ugthorpe for Mr Robert Wren. 

Approved on 13/01/2022 

Application reference: NYM/2021/0864/FL 

Rebuilding of boundary wall and erection of replacement gate to site entrance at 
Samara, Egton for Mr Mathew Webster. 

Approved on 20/12/2021 
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Application reference: NYM/2021/0866/FL 

Erection of building for garage, workshop, storage and agricultural purposes and to 
house biomass heating system at Scribbling Fold, Kirk Gate, Silpho for Mrs Lorna 
Harrison. 

Approved on 10/01/2022 

Application reference: NYM/2021/0868/FL 

Alterations, enclosing of existing recessed porch to front elevation and construction of 1 
no. dormer window to rear at 8 Kingston Garth, Fylingthorpe for Mrs Jill Heaton. 

Approved on 21/12/2021 

Application reference: NYM/2021/0870/FL 

Construction of single storey garden room extension at Seatoller, Kettleness, Whitby for 
Mr Nick Windsor. 

Approved on 20/12/2021 

Application reference: NYM/2021/0882/FL 

Use of land for the siting of 2 no. shepherds huts for holiday letting purposes with 
associated access paths and landscaping works at Brook House Cottage, Back Lane, 
Hawsker for Mr Matthew Boyes. 

Approved on 20/12/2021 

Application reference: NYM/2021/0884/FL 

Variation of condition 2 (material amendment) of planning approval NYM/2021/0562/FL 
to allow the addition of internal partition wall at ground floor level, external stone step 
and installation of log burner and associated flue to cart shed together with opening up 
of internal partition wall to farmhouse to facilitate removal/replacement of hot water 
cylinder at Forest Lodge Farm, Castleton for Mr Alex Jupp. 

Approved on 13/01/2022 

Application reference: NYM/2021/0885/LB 

Variation of condition 2 of Listed Building consent NYM/2021/0565/LB to allow the 
addition of internal partition wall at ground floor level, external stone step and 
installation of log burner and associated flue to cart shed together with opening up of 
internal partition wall to farmhouse to facilitate removal/replacement of hot water 
cylinder at Forest Lodge Farm, Castleton for Mr Alex Jupp. 

Granted on 13/01/2022 
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Application reference: NYM/2021/0894/FL 

Construction of first floor rear extension at Westfield, Sledgates, Fylingthorpe for Ms 
Danielle Heselton. 

Approved on 06/01/2022 

Application reference: NYM/2021/0895/FL 

Alterations to and change of use of garages to form commercial kitchen and billiard 
room to be used in association with existing events venue at Egton Manor, Barnards 
Road, Egton Bridge for Mr Oliver and Mrs Laura Foster. 

Approved on 13/01/2022 

Application reference: NYM/2021/0896/LB 

Listed Building consent for internal and external alterations to garages to facilitate use 
as commercial kitchen and billiard room to be used in association with existing events 
venue at Egton Manor, Barnards Road, Egton Bridge for Mr Oliver and Mrs Laura Foster. 

Granted on 13/01/2022 

Application reference: NYM/2021/0902/FL 

Erection of covered feed area for livestock at Wild Slack Farm, Lealholm for Mr Martin 
Foord. 

Approved on 10/01/2022 

Application reference: NYM/2021/0903/FL 

Construction of access and forest road to harvest timber at Cockmoor Hall Plantation 
located west of Wellspring Farm, Sawdon for Forestry England. 

Approved on 18/01/2022 

Application reference: NYM/2021/0914/FL 

Removal of existing rooflights and chimney together with alterations to fenestration and 
doors to sunroom and erection of replacement greenhouse at Smoothmans Cottage, 
Egton Lane, Egton for Mr M Linton. 

Approved on 06/01/2022 

Application reference: NYM/2021/0919/FL 

Construction of conservatory (revised scheme to NYM/2021/0546/FL) at Hardale Stray 
Farm, Tranmire for Mr Adam Dickinson. 

Approved on 06/01/2022 
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Application reference: NYM/2021/0931/AD 

Advertisement consent for the siting of touch screen information display (renewal of 
advertisement consent NYM2016/0001/AD) at Station Road Stores, Post Office, Station 
Road, Robin Hoods Bay for Graham Kemp. 

Granted on 18/01/2022 

Application reference: NYM/2021/0932/FL 

Construction of single storey extension to provide cellar, staff accommodation and 
enclosure to existing kitchen, installation of kitchen extraction unit and flue, change of 
window and door colours, conversion of cabin to refreshments kiosk, siting of gas 
storage tanks and erection of donkey shelter at The Grainary, Harwood Dale for Lauren 
Jackson. 

Approved on 14/01/2022 

Application reference: NYM/2021/0933/FL 

Construction of first floor extension at Tamerlane, 21 Rosedale Lane, Port Mulgrave for 
Mr G Quinn. 

Approved on 17/01/2022 

Application reference: NYM/2021/0969/CLLB 

Certificate of lawfulness for installation of 2 no. like for like replacement timber windows 
to south elevation of Grade II Listed Building at Millbrook, Chapel Street, Robin Hoods 
Bay for Mr Jeff Davitt. 

Issued on 18/01/2022 

Redcar and Cleveland 

Application reference: NYM/2021/0407/FL 

Alterations and construction of two storey side extension at 103 Aldenham Road, 
Guisborough for Mr Allan Fishburn. 

Refused on 10/11/2021 

Application reference: NYM/2021/0446/FL 

Reprofiling of land and construction of industrial storage building at Morgan 
Autosalvage Ltd, Slapewath, Guisborough for Morgan Autosalvage Ltd. 

Approved on 10/12/2021 
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Application reference: NYM/2021/0703/FL 

Use of land for the siting of 12 no. tents/glamping pods/shepherds huts together with 
demolition of stable, construction of amenity building, erection of picnic shelter, 
maintenance shed, cycle storage shed and dark skies viewing platform, provision of 
parking and bin storage and associated hard and soft landscaping works at Clover Hill 
Farm, Mars Lane, Scaling for Mr S Savage and Ms S Dobson. 

Approved on 17/12/2021 

Application reference: NYM/2021/0839/FL 

Construction of replacement porch to front elevation and alterations to existing rear 
store to form additional living accommodation at Red House Farm, Cowbar Lane, 
Cowbar for Mrs Liz Watson. 

Approved on 22/12/2021 

Application reference: NYM/2021/0842/LB 

Listed Building consent for construction of replacement porch to front elevation and 
alterations to existing rear store to form additional living accommodation at Red House 
Farm, Cowbar Lane, Cowbar for Mrs Liz Watson. 

Granted on 21/12/2021 

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) 

Ryedale 

Application reference: NYM/2021/0382/AGRP 

Prior notification for erection of agricultural livestock building under Part 6 at Zion Farm 
Wardle Rigg, Brown Howe Road, Stape for Mr Simon Abbott. 

Approved on 22/11/2021 

Application reference: NYM/2021/0934/AGRP 

Prior notification for erection of agricultural grain storage building under Part 6 at Land 
east of Longlands Lane, Thornton-le-Dale, Pickering for Hall Farming Ltd. 

Approved on 17/01/2022 

Scarborough 

Application reference: NYM/2021/0711/AGRP 
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Prior notification for concreting works and laying of hardcore livestock track under Part 
6 at Leath House, Westerdale for Mr Alec Thompson. 

Approved on 15/11/2021 

Application reference: NYM/2021/0912/AGRP 

Prior notification for erection of muck store building under Part 6 at Grange Farm, 
Staintondale for J E & M P Else. 

Approved on 17/12/2021 

Application reference: NYM/2021/0927/AGRP 

Prior notification for erection of machinery storage building under Part 6 at Castle 
Houses, Danby for SM & MJ Tindall. 

Approved on 06/01/2022 

Redcar and Cleveland 

Application reference: NYM/2021/0762/AGRP 

Prior notification for erection of 2 no. agricultural storage buildings and creation of 
wetland area under Part 6 at Sleddale Farm, Percy Cross Rigg, Guisborough for Mr Oliver 
Cornforth. 

Approved on 29/11/2021 

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

None 

Applications adjacent to the National Park (3024) 

Application reference: 21/01889/RM 

Approval of all matters reserved under decision reference 20/00249/FL for the erection 
of 233no. dwellings along with access roads, garages and parking, landscaping, open 
space and associated works at land At Broomfield Farm, Stainsacre Lane, Whitby 

No formal response provided to this consultation. However, the North York Moors 
National Park Authority granted planning permission for an associated development 
comprising the construction of access road and associated landscaping to serve zone 2 
of the residential development at Broomfield Farm, Whitby (residential development 
outside National Park boundary) at Land off Stainsacre Lane, Whitby. For further 
information please see application reference: NYM/2021/0592/FL 

Application reference: 21/01462/HOUSE  
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Installation of 2 no. replacement composite windows and installation of replacement 
composite door to front elevation at 66 Bondgate, Helmsley 

The Authority has assessed the details of the proposed development and made no 
objections but has requested careful consideration is given to the appropriateness of 
the door design detail particularly the proposed side light which is not a traditional 
feature of these vernacular cottages. 

Application reference: 21/02463/FL 

Erection of 1 no. detached house at 23 Birch Avenue, Sleights 

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

Application reference:  21/02594/FUL 

Change of use of land from agricultural to domestic to form vehicle access, demolition 
of existing single storey outbuildings and construction of a new, part two storey link 
building and single storey extension to 'The Granary', various new window openings, new 
patios/decking at Solomons Porch, Great Broughton 

The Authority has assessed the details of the proposed development and made no 
objections, providing conditions are attached to any approval requiring any extremal 
lighting installed on the development to be of a style and luminance which minimises 
glare and light pollution, with all bulbs shielded to prevent upward and minimise 
horizontal light spill in order to minimise its impact on the Dark Sky Reserve above the 
National Park and recommended that ecological advice is sought regarding the loss of 
any hedgerow as a result of the new access. 

Application reference: 21/02595/FUL 

Dismantling of existing open sided barn and re-erection in new location and construction 
of new secure store and workshop at Solomons Porch, Great Broughton 

The Authority has assessed the details of the proposed development and made no 
objections, providing conditions are attached to any approval restricting any extremal 
lighting installed on the development in order to minimise its impact on the Dark Sky 
Reserve above the National Park. Furthermore, it is considered more appropriate for the 
building to be clad externally with vertical timber boarding, with a dark profile sheet roof, 
rather than stone and pantile, in order to reflect its utilitarian use. 

Application reference: 21/02840/FUL 

Single storey sunroom at Wainford Cottage, Kilburn 

The Authority has assessed the details of the proposed development and made no 
objections. 
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Application reference: 21/01402/MFUL 

Change of use of land to form an extension to Upper Carr Holiday Park, including the 
layout and formation of internal access roads and hard standings, the siting of an 
additional 127 static caravans each with parking, formation of a recreation area, 
provision of a new caravan sales area and associated car parking spaces for 8 no. 
visitors, siting of park manager's accommodation, reduction of the number of permitted 
units in the existing park from 100 to 75, construction of a relocated site access onto 
the A169 Malton Road and site landscaping including 2 no. lakes at Land at OS Fields 
5760 3770 3776 Upper Carr Lane, Pickering 

The Authority has assessed the details of the proposed development and made no 
objections but recommended that in order to avoid the proposal having an adverse 
impact on the special qualities of the Dark Skies reserve above the National Park it is 
requested that external lighting is conditioned, to be approved by the Local Authority 
with any such lighting being of a style and luminance which minimises glare and light 
pollution with bulbs should be shielded to prevent upward and minimise horizontal light 
spill, prior to any such lighting being installed. 

Application reference: 21/01599/FUL 

Creation of a Marian Garden within an existing area of flat lawn including the formation 
of steps, surfaced paths, fencing and planting to create a setting for a statue of the 
Virgin Mary at Ampleforth Abbey and College, Ampleforth 

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

Application reference: 21/02518/FL 

Erection of a two-storey building to provide boat building and repair workshop (B2) with 
flat (C3) above and formation of loading area and vehicle parking at Land at The Carrs, 
Ruswarp 

The Authority has assessed the details of the proposed development and note the 
proposal is adjacent the river (which forms the National Park boundary). The proposal is 
effectively for the construction of a house in the open countryside, with associated 
workshop. Therefore, the Authority has objected to this proposal as development in the 
open countryside would appear to have no policy support and represents sporadic 
development in the open countryside on the boundary of the National Park. 

Application reference: 21/01594/FUL 

Erection of a 4no. bedroom replacement dwelling and detached garage/garden store 
with associated parking and landscaping following demolition of existing dwelling at 
Beckside Cottage, Thorpe Lane, Ampleforth 
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The Authority has not commented on this proposed development as it is 1.6km away 
from the National Park boundary. Therefore, is too far away to consider a response 
necessary. 
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Appendix 6 

List of enforcement matters determined by the Director of Planning in accordance 
with the scheme of delegation for the period of 11 November 2021 to 27 January 
2022. 

Reference 
number 

Site address and development 
description 

Decision taken 

10247 Biggin House Farm, Guisborough Road, 
Ugthorpe. 
Unauthorised reroofing of Listed 
Building outbuilding. 

Closed - no complaints received 
since 2014.   

10947 Wilf Noble Building Supplies, Ruswarp 
Monitoring planning approval 
NYM/2013/0763/FL for change of use 
of land to form waste transfer station, 
construction of associated buildings, 
creation of access road and 
landscaping works and 
NYM/2015/0177/FL for construction of 
attenuation pond with planting screen 
for surface water management of 
waste transfer station. 

Closed - no complaints received 
since 2015. 

10964 Land on Willow Wood Way, Stainsacre 
Monitoring of planning permissions 
NYM/2014/0009/FL, 
NYM/2014/0810/CVC and 
NYM/2015/0595/FL for erection of a 
timber stable block and field shelter. 

Closed - no complaints received 
since 2018 when it was suggested 
field may be sold.  

11174 Hall Farm, Stainsacre 
Monitoring of planning permissions 
NYM/2014/0461/FL for construction 
of 2 storey extension to replace 
existing garage together with 
construction of single garage including 
link extension to main dwelling and first 
floor extension over utility room and 
construction of swimming pool/games 
room to rear, NYM/2015/0026/FL for 
variation of condition 2 (material 
amendment) of planning approval 
NYM/2014/0461/FL to allow for an 
amended layout of garage and glazed 
link and increase in size of Bi-fold door 
to rear elevation and 
NYM/2015/0301/NM for non-material 
amendment to planning approval 
NYM/2014/0461/FL to allow change 
from stone finish to render. 

Closed - a more recent enquiry is 
being considered.  
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Reference 
number 

Site address and development 
description 

Decision taken 

11233 Land to the North of Linkfoot Lane, 
Helmsley 
Monitoring change of use of land and 
construction of 20 no. dwellings (15 no. 
open market and 5 no. affordable) with 
associated garages, parking, access 
and landscaping works 
(NYM/2013/0649/FL) and associated 
non material amendment application. 

Closed. Monitoring complete. 

11351 Mon Abri, Church Street, Staithes 
Monitoring of planning approval 
NYM/2014/0297/FL for replacement 
of single storey lean-to roof with mono 
pitch roof incorporating bay window to 
rear, insertion of 2 no. rooflights to rear, 
replacement windows and door, 
replacement front dormer, insertion of 
rear dormer together with canopy over 
front door. 

Closed. No further information on 
case since January 2016. 

11394 Cottage One, Dunsley Hall, Dunsley 
Monitoring planning approval 
NYM/2015/0014/FL for change of use 
to holiday cottage together with 
alterations, construction of single 
storey rear extension with decking 
area and boiler/fuel storage building. 

Closed – Moved to an Enforcement 
case. 

11408 East Kingthorpe Granary, Thornton le 
Dale 
Monitoring planning approval 
NYM/2014/0685/FL for re-building of 
outbuildings including raising of roof 
height to form holiday accommodation 
(part retrospective). 

Closed 

12014 Fairy Cross Plain Cottage, Fryup 
Erection of sign. 

Closed 

12048 22 Glebe Gardens, Easington 
Alleged unauthorised installation of air 
source heat pump/air conditioning unit 
and solar panels. 

Closed – Case over 4 years old. 

12324 Birkbrow Leisure, Charltons 
Hidden pre-fabricated house. 

Closed – Case over 4 years old 

12327 East Cliffe Lodge, Cliffe Road, Staithes 
Breach of condition - Fast moving 
plant/vehicles going up and down lane. 

Closed 

12329 Hillside, Church Lane, Faceby 
Alleged use of building as dwelling. 

Closed – Case over 4 years old 

12330 Vegamara, Broomhouse Lane, Egton 
Bridge 

Closed – Case over 4 years old 
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Reference 
number 

Site address and development 
description 

Decision taken 

Alleged unauthorised removal of the 
stone footpath. 

12330 Brown Hill Farm, Station Road, 
Castleton 
Alleged unauthorised annexe to 
building. 

Closed – Case over 4 years old 

12406 Hayburn Heights, Hayburn Wyke, 
Cloughton 
Construction of several new buildings 
to north and south of property as 
evidenced on our most recent aerial 
photographs. No planning history. 

Closed – Case over 4 years old 
No correspondence recorded. 

12439 Handale Abbey Farm, Loftus, Saltburn 
by the sea 
Unauthorised access road on land. 

Closed – Case over 4 years old 
Last correspondence was July 2016. 

12468 Chapel House, Cold Kirby 
(P3) Monitoring of planning permission 
NYM/2016/0215/FL for alterations and 
construction of two storey side 
extension following demolition of 
existing single storey extensions 
together with detached garage 
following demolition of existing sheds 
and creation of new vehicular access 
with parking and turning areas. 

Closed – Monitoring complete 
Last correspondence was from 
Highways in 2018. 

12519 Wilf Noble Recycling, Sneaton Lane, 
Ruswarp  
(P1) Monitoring of planning permissions 
NYM/2013/0763/FL and 
NYM/2019/0238/FL for change of use 
of land to form waste transfer station, 
construction of associated buildings, 
creation of access road, landscaping 
works and additions to the concrete 
plant. 

Closed – Monitoring complete. 

12611 Suffield Farm and Suffield Heights, 
Suffield 
Using ag buildings for other purposes 
and keeping at least 1,000 pigs in 
buildings that were just approved for 
storage under permission 
NYM/2015/572/AGRP. 

Closed  
No correspondence recorded. 

12638 Riggs at Stainsacre 
Allowing the riggs to become a 
massive plant hire depot. 

Closed  
Only correspondence was an 
anonymous letter in June 2016. 

12639 The Hulleys Farm, Little Moor Road, 
Cloughton 

Closed – Case over 4 years old 
No correspondence recorded 
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Reference 
number 

Site address and development 
description 

Decision taken 

6 no. log cabins have been placed on 
their land and they're doing landfill also. 

More recent enquiry being 
considered.  

12642 Low Gill Beck, Nab End Lane, Glaisdale 
Additional sheds and conditions not 
met. 

Closed – Case over 4 years old 
No correspondence recorded. 

12656 Grosmont Cooperative Association 
Ltd, Grosmont, Front Street, Grosmont 
Erection of shed without planning 
permission. 

Closed – Case over 4 years old 
Only correspondence September 
2016. 

12657 Mallyan Spout Hotel, The Common, 
Goathland 
Alleged unauthorised works to Listed 
Building. 

Closed  
No correspondence since November 
2019. No works found.  

12658 Birch House Farm, Greenend, 
Goathland 
Alleged sheep dip and handling area. 

Closed – Case over 4 years old 
Only a scanned picture on file. 

12659 Low Mill 
Alleged works at the side of listed 
bridge. 

Closed  
One item of correspondence from 
July 2016. 

12665 Square Moor Farm, Brown Rigg Road, 
Staintondale 
Alleged unauthorised land drainage 
works. 

Closed  
Only correspondence April 2016. 

12666 1 Dale View, Houlsyke 
Alleged unauthorised garden structure. 

Closed – Case over 4 years old 
Only correspondence April 2016. 

12667 6 Lodge Lane Danby 
Alleged unauthorised feed silo. 

Closed – Case over 4 years old 
Only correspondence April 2016. 

12668 East Gate Lodge, Cliff Road, Staithes 
Alleged unauthorised material change 
of use to a storage depot. 

Closed – Case over 4 years old 
Only correspondence April 2016. 

12686 Gatehouse Caravan Park, Porret Lane, 
Hinderwell 
Alleged unauthorised new paths made 
into old woodland and ponds formed. 

Closed – Case over 4 years old 
Only correspondence June 2016. 

12720 Kirk Cottage, Church Street, Staithes 
Rear decking extends to neighbouring 
property and on top of concrete plinth 
where not shown on planning approval 
(NYM/2015/0187/FL). 

Closed – Case over 4 years old 
Only a file note on system. 
More recent case being considered. 

12721 Chestnut View, Maltongate, Thornton 
le Dale 
(P3) Monitoring of planning permission 
NYM/2016/0383/FL for alterations 
and construction of three storey rear 
extension (revised scheme to 
NYM/2016/0052/FL). 

Closed – Monitoring complete 
Last correspondence was in 
February 2019. Owner was 
suggesting house would be sold at 
some point. 
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Reference 
number 

Site address and development 
description 

Decision taken 

12779 Red Cottage, Cockpit Hill, Runswick 
Bay 
Monitoring of planning permission 
NYM/2015/0723/FL. 

Closed  
Last correspondence was December 
2016. 

12876 The Chestnuts, 1 Strait Lane, Ainthorpe 
(P3) Monitoring of planning 
permissions NYM/2010/0421/FL, 
NYM/2015/0707/FL and 
NYM/2016/0041/CVC for the erection 
of a replacement lean-to extension to 
barn together with the erection of 
agricultural livestock and storage 
building. 

Closed  
Last correspondence December 
2016. 

13969 Golden Grove, Ruswarp 
Tipping and burning of trade/builders 
waste. 

Closed - Last correspondence June 
2018, case resolved. 

14064 Cross Butts Farm, Guisborough Road, 
Whitby 
(P2) Monitoring of planning 
permissions NYM/2012/0757/EIA and 
NYM/2014/0864/FL for construction 
of a 450 space park and ride facility 
together with associated highway 
alterations and landscaping works 
together with variations allow 
alterations to layout and landscaping 
design to accommodate 180 additional 
private spaces, revisions to site 
opening times and siting of permanent 
lighting to serve additional parking 
space (alleged untidy site and non-
compliance with approved landscaping 
plans). 

Closed - Last correspondence May 
2018. 
Monitoring complete 

14091 Quarry Farm, Station Road, Castleton 
Breach of Condition 3 Decision 
Number NYM/2016/0387/FL. 

Closed - Last correspondence March 
2018. 

14150 Littlebeck Lane, Littlebeck 
Erection of unauthorised fencing. 

Closed- Last correspondence March 
2018. Not expedient to pursue. 

14307 Newlands Farm, Cloughton 
Unauthorised access. 

Closed – Last correspondence 
November 2019. Unauthorised 
access resolved. 

14390 Aireyholme Cottage, Great Ayton 
(P3) Alleged unauthorised pruning 
and/or removal of hedge in breach of 
condition 10 (Tree Protection Scheme) 
attached to planning permission 
NYM/2017/0789/FL. 

Closed – Hedge was not included in 
the condition and therefore no 
breach had occurred. 

68



 

Reference 
number 

Site address and development 
description 

Decision taken 

14434 Parkdown, Sneaton 
Unauthorised static caravan. 

Closed – no correspondence since 
June 2018. Not expedient to pursue. 

14435 Burnwood, Main Street, Hutton Buscel 
Demolition of means of enclosure and 
works to trees in Hutton Buscel 
Conservation Area. 

Closed – Wall rebuilt. Permission to 
carry out work on trees granted. 

14454 Dunsley Lodge, Dunsley 
Alleged unauthorised erection of 2 no. 
buildings. 

Closed - Last and only 
correspondence June 2018. Not 
expedient to pursue. 

14460 White Rose Crafts, Maltongate, 
Thornton le Dale 
(P2) Monitoring of planning permission 
NYM/2017/0763/FL and 
NYM/2018/0614/CVC for change of 
use of upper floors to 1 no. flat (Use 
Class C3), installation of new and 
replacement windows, rooflights and 
replacement shop front along with 
creation of patio to rear. 

Closed – Last correspondence 
August 2018. Not expedient to 
pursue. 

14501 South Moor, Overscar Lane, Lockton 
Alleged unauthorised field shelters, 
stabling and arena 

Closed – Land was to be sold. Last 
correspondence June 2018. 

14502 Land on A169 Pickering to Whitby 
road.  
Alleged unauthorised shipping 
containers and caravan. 

Closed – Land was to be sold. Last 
correspondence June 2018. 

14503 Land on A169 Pickering to Whitby 
road.  
Alleged unauthorised stabling. 

Closed – Land was to be sold. Last 
correspondence June 2018. 

14504 Land near the Fox and Rabbit Inn, 
Lockton 
Alleged unauthorised caravan and 
change of use of land. 

Closed – Land was to be sold. Last 
correspondence June 2018. 

14531 The Rusty Bike Cafe, Black Horse Lane, 
Swainby 
(P2) Monitoring of planning permission 
NYM/2016/0816/CU for 
removal/variation of conditions 3, 4, 6, 
and 9 of planning approval 
NYM/2013/0684/CU to allow lesser 
restrictions of use within the 
parameters of Use Classes A1 & A3, 
extension of opening hours and 
increase in number of covers together 
with the submission of lighting details. 

Closed – Application received and no 
further enforcement action to be 
taken. 

14588 Sky Scaffolding Ltd, Stainsacre Lane 
Industrial Estate, Fairfield Way, Whitby 

Closed – No correspondence since 
August 2018 when it was stated that 
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Reference 
number 

Site address and development 
description 

Decision taken 

Breach of condition 4 of decision 
NYM/2017/0744/FL - unauthorised 
erection of lighting. 

the height of the lights would be 
reduced. 

14635 High Thorpe, Old Church Lane, 
Fylingthorpe 
Monitoring of planning permission 
NYM/2017/0211/FL for erection of 
replacement porch and construction of 
a two storey extension at the rear 
together with erection of a carport and 
rendering works. 

Closed – Building work stopped and 
no further correspondence since 
August 2018. 

14638 Beach Huts, Ocean View, Runswick Bay 
Alleged unauthorised use of beach hut 
as habitable accommodation and 
extension to beach hut. 
 

Closed – No correspondence since 
September 2018. 

14668 St Chadd’s Mews, High Street, 
Lastingham 
Monitoring of planning permission 
NYM/2017/0771/FL for alterations and 
construction of single storey side 
extension together with erection of 
timber gates to front. 

Closed – No correspondence since 
August 2018. 

14708 Valley View, Sutton under 
Whitestonecliffe 
Alleged unauthorised use of property 
as two dwellings. 

Closed – No correspondence since 
September 2019. Not expedient to 
pursue.  

14729 Longstones Farm, Sneatonthorpe 
Alleged Non-Compliance with 
Condition 3 of Planning Approval 
NYM/2005/0113/FL. 

Closed – No correspondence since 
September 2018. Not expedient to 
pursue. 

14752 Land adjacent to Croftwell, Ugthorpe 
(P3) Monitoring of planning permission 
NYM/2005/0344/FL for construction 
of seven dwellings (5 houses and 2 
bungalows) for local needs occupation 
and associated accesses and garages 
(revised scheme to 
NYM/2005/0112/FL). 

Closed – No expedient to pursue. 

14798 Friendship Cottage, Gunn Gutter, 
Staithes 
Alleged unauthorised plastic drainage. 

Closed - new owner has explained 
how she is replacing plastic guttering 
with cast iron as and when it needs 
work. 

14828 The Owlet, Spring House, Main Street, 
Ampleforth. 
Alleged unauthorised use of holiday 
cottage. 

Closed – No correspondence since 
November 2018. 
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Reference 
number 

Site address and development 
description 

Decision taken 

14892 Potter House Farm, Cowhouse Bank. 
Helmsley 
Alleged unauthorised Grouse Butts. 

Closed – Last correspondence 
September 2019 providing 
information and update. 

14916 Nab End, Hodgsons Hill, Staintondale 
Road, Cloughton 
Alleged unauthorised buildings / 
dwelling. 

Closed – Not expedient to pursue. 

14923 Faceby House, Bank Lane, Faceby 
Alleged unauthorised structure in rear 
garden. 

Closed – not expedient to pursue. 

15039 Golden Hill Farm, Liverton Road, 
Liverton 
Unauthorised works and non-
compliance with approved scheme. 

Closed – No harm to Site of Specific 
Scientific Interest. Not expedient to 
pursue. 

15779 Birch Hill Farm, Roxby 
Alleged unauthorised oil tank. 

As the application has been 
approved it is recommended that the 
case is now closed and that no 
further action is taken at the site.  

16326 Hawnby Village Hall, Hawnby 
Unauthorised car park. 

Planning approval granted in 2020. 

16567 Queen Catherine, 7 West End, 
Osmotherley 
Potential unauthorised festoon 
lighting, timber sign and outdoor 
seating. 

No further action is required. 

16675 Lonnin Cottage, Scaling 
Potential change of use. 

Application submitted to regularise 
the development. Now approved.  

16893 Pond Farm, Ugthorpe 
Potentially unauthorised works. 

Closed - No evidence of works at 
Pond Farm. Works taking place at 
neighbouring Daywell House being 
considered under 
NYM/2020/ENQ/17226.  

17038 Flossies Farm Shop, Newlands Farm, 
Newlands Road, Cloughton 
Potential breach of conditions 4 and 13 
of NYM/2006/0578/CU. 

Shop no longer operating. 

17048 Mulgrave House, 16 High Street, 
Hinderwell 
Potential works not in accordance with 
plans. 

No further action required. 

17074 Larpool Lane Junction, Ruswarp 
Potentially unauthorised works. 

Closed - Tree and shrub clearance 
not development. 

17269 Rinstone, Roxby Road, Thornton le 
Dale 
Potentially Unauthorised Installation of 
flue not in accordance with plans. 

Application approved under 
NYM/2020/0265/FL. 
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Reference 
number 

Site address and development 
description 

Decision taken 

17569 St Botolph’s Quest, Carlton in 
Cleveland 
Removal of ivy and installation of car 
charging port. 

Not deemed to be harmful in the 
streetscape. Planning permission not 
required. 

17590 Blacksmiths Arms, Swainby 
Potential tree removal, burning of 
waste and re-surfacing of grass. 

No breach of Planning control as no 
change of use or any development 
taking place. 

17671 The Golden Lion, Osmotherley 
Enquiry regarding siting of tables and 
chairs outside premises. 

No further action due to Covid 
relaxations. 

17679 St Helen’s in the park, Wykeham 
Licensing consultation. 

Planning permission not required. 

17687 11 Orchard Way, Helmsley 
Unauthorised shed. 

Closed – Application received and 
permission granted. 

17758 Elleron Lodge, Stape 
Potentially unauthorised spreading of 
rubble. 

The complainant will be advised that 
the compound and deposited sub 
soil are Permitted Development and 
that the more recently raised 
matters are not planning issues. 

18018 The Wheelhouse, Glaisdale 
Potential unauthorised wall and fence. 

Fence reduced in height to comply 
with Class A, Part 2, Schedule 2 of 
the Town and Country Planning 
(General Permitted Development) 
Order 2015. 

18226 2 Spring House Cottages, Easington 
Potentially unauthorised change of use 
of residential dwelling to holiday let. 

No breaches of planning control 
taking place. 

18290 15 Hinderwell Lane, Runswick Bay 
Potentially unauthorised commercial 
use of shed for craft business. 

No further action required. 

18364 Hollins House, Grosmont 
Potentially unauthorised installation of 
velux windows, uPVC windows and 
flood lights. 

Works deemed to be permitted 
development or not requiring 
planning permission. 
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List of planning applications together with the Director of 
Planning’s recommendations 

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

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

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

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

3. Letters from Statutory Bodies – includes any relevant letters to and from the District
Councils, Parish Councils, and 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)

e) Ingleby Arncliffe Neighbourhood Plan – December 2021
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Supplementary Planning Documents (SPD): 

f) Renewable Energy SPD (April 2010)

g) Design Guide SPD

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

i) Ampleforth Conservation Area Appraisal & Management Plan SPD

j) Oswaldkirk Conservation Area Appraisal & Management Plan SPD (2011)

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

Plans list item 1, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0647/FL 

Development description: erection of 2 no. holiday lodges with associated access, 
parking and landscaping works 

Site address: land south of Middlewood Farm Holiday Park, Middlewood Lane, 
Fylingthorpe 

Parish: Fylingdales 

Case officer: Mrs Hilary Saunders 

Applicant: Mr David and R Islip, Hilda Cottage, Shell Hill, Robin Hoods Bay, Whitby, 
YO224SL 

Agent: Venture Architectural, fao: Mr Richard Smallwood, The Elms, Manor View, 
Caunton, Newark, Caunton, Notts, NG23 6AW 

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 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. 
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Condition 
number 

Condition 
code 

Condition text 

4 RSUO00 The holiday lodges 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. 

5 RSUO00 The holiday lodges hereby permitted shall only be occupied 
whilst there is a comprehensive 24 hr, seven days a week local 
management contract in place.  The owner/operators shall 
provide details of the management arrangement on request at 
all reasonable times to the Local Planning Authority. The 
managing company's contact details shall be physically 
displayed at the site for the local community's information. 

6 GACS00 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 (lighting will 
only be considered acceptable if it is of a style and luminance 
which minimises glare and light pollution with all bulbs shielded 
to prevent upward and minimise horizontal light spill ).The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 

7 MATS19 The external surface of the roof of the building hereby 
permitted shall be coloured and thereafter maintained dark grey 
and shall be maintained in that condition in perpetuity unless 
otherwise be agreed in writing with the Local Planning Authority. 

8 MATS00 The external elevations of the lodges hereby approved shall 
within three months of first being brought into use, be clad with 
timber boarding to be either dark stained or left to weather 
naturally and shall be maintained in that condition in perpetuity 
unless otherwise agreed in writing with the Local Planning 
Authority. 

9 MATS44 All new window frames in the development hereby approved 
shall be coloured sage green or grey within six months of the 
date of installation and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 

10 HWAY00 The development must not be brought into use until the access 
to the site has been set out and constructed in accordance with 
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Condition 
number 

Condition 
code 

Condition text 

the ‘Specification for Housing and Industrial Estate Roads and 
Private Street Works” published by the Local Highway Authority 
and the following requirements: 

The crossing of the highway verge must be constructed in 
accordance with the approved details and Standard Detail 
number E50A and the following requirements. 

• Any gates or barriers must be erected off the highway verge 
and must not be able to swing over the existing highway. 

• Provision to prevent surface water from the site/plot 
discharging onto the existing highway must be constructed 
to prevent such discharges. 

• The final surfacing of any private access within one metre of 
the public highway must not contain any loose material that 
is capable of being drawn on to the existing public highway.  

All works must accord with the approved details. 

11 HWAY00 There must be no excavation or other groundworks, except for 
investigative works, or the depositing of material on the site in 
connection with the construction of the access road or 
building(s) until full details of the following have been submitted 
to and approved in writing by the Local Planning Authority: 

• Vehicular access 

No part of the development must be brought into use until the 
vehicle access has 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. 

12 LNDS03 No trees, shrubs, or hedges along the 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 
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Condition 
number 

Condition 
code 

Condition text 

hedge plants of a similar size and species, unless the Local 
Planning Authority gives written consent to any variation. 

13 LNDS05 No work shall commence to clear the site in preparation for the 
development hereby permitted until a scheme which provides 
for the retention and protection of trees, shrubs and hedges 
growing on or adjacent to the site has been submitted to and 
approved in writing by the Local Planning Authority (herein after 
called the ‘Tree Protection Scheme’). The scheme shall provide 
for a protection zone around each tree, hedge or shrub to be set 
out in accordance with guidance given in British Standard 
5837:2012 Trees in relation to design, demolition and 
construction - Recommendations and shall provide for the 
erection of protective fencing to consist of a secure vertical and 
horizontal framework of scaffolding supporting chestnut paling 
or chain link fencing no less than 1.3 metres in height (or of a 
specification to be agreed) to delineate each protection zone. 

No work including tree felling or pruning, demolition work, soil 
moving, temporary access or construction and/or widening or 
any operations involving the use of motorised vehicles or 
construction machinery shall commence on site in connection 
with the development until the protection works required by the 
Tree Protection Scheme have been fully installed in accordance 
with the approved details. 

No excavations for services, storage of materials or machinery, 
parking of vehicles, depositing or excavation of soil or rubble, 
lighting of fires or disposal of liquids shall take place within any 
area designated as a Tree Protection Zone or otherwise 
protected in the approved Tree Protection Scheme. 

The protective fencing around each Tree Protection Zone shall 
not be removed or repositioned for the full duration of the 
development hereby approved without the prior written consent 
of the Local Planning Authority. 

14 MISC00 If the use of the holiday cabins hereby approved permanently 
ceases they shall be removed from the site within 12 months of 
that cessation and the site shall, as far as practical, be restored 
to its condition before development took place. 
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Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 INF00 Notwithstanding any valid planning permission for works to 
amend the existing highway, you are advised that a separate 
licence will be required from North Yorkshire County Council as 
the Local Highway Authority in order to allow any works in the 
existing public highway to be carried out. The ‘Specification for 
Housing and Industrial Estate Roads and 

Private Street Works’ published by North Yorkshire County 
Council as the Local Highway Authority, is available to download 
from the County Council’s website: 

The Local Highway Authority will also be pleased to provide the 
detailed constructional specifications referred to in this 
condition. 

2 MISCINF12 Under Section 1 of the Wildlife and Countryside Act 1981 (as 
amended), wild birds are protected from being killed, injured, or 
captured, while their nests and eggs are protected from being 
damaged, destroyed or taken. In addition, certain species such 
as the Barn Owl are included in Schedule 1 of the Act and are 
protected against disturbance while nesting and when they have 
dependent young. Offences against birds listed in Schedule 1 of 
the Wildlife and Countryside Act are subject to special penalties. 
An up-to-date list of the species in Schedule 1 is available 
from Natural England’s website. Further information on wildlife 
legislation relating to birds can be found on the RSPB’s website. 

If advice is needed, please contact the National Park Authority’s 
Conservation Department on 01439 772700 or 
conservation@northyorkmoors.org.uk. 
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Map showing application site 
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Context map showing application site 
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Photo showing location of site in wider context. Application site is on left hand side of 
road, just beyond the existing static caravans and opposite the cricket pavilion. 

 

Photo showing access into site from Middlewood Lane.  
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Consultation responses 

Parish 

Parish Council would like to register its objections for the following reasons:  

The increase in traffic this would bring to the area 

Lack of services and facilities 

Ecological disturbance to the proposed site 

Highways 

No objections subject to conditions. 

Yorkshire Water 

Have advised that Yorkshire Water wouldn’t normally comment as the proposal is just 
for two units and foul water will be going to public sewer located in Middlewood 
Crescent, via the holiday park’s existing private foul drains and surface water to 
soakaway, therefore there are no observation points to make.  

Would also advise that if there are issues with the public sewerage infrastructure, this is 
an operational matter and not planning related issue, and those concerned should be 
contacting Yorkshire Water separately. 

Environmental Health 

No comments received. 

Forestry Commission – Regulation 

No comments received. 

Police – Traffic 

No comments received. 

Third party responses 

Fylingdales Football and Cricket Club 

The hedges and trees around the site are an important part of the landscape; between 15 
and 25 cars are parked out the Club on match days and three to six walkers’ cars on 
other days, so their line of site on exit is difficult; the railway line makes the area liable to 
flood, sewage has to go to a septic tank. 

Mr John Gilbert, Lindale, Manor Road, Robin Hoods Bay   

Object on the following grounds: - 

1. It is a development outside the village and into open countryside on a green field site.  
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2. The screening hedges and trees are beyond the control of the site and could be 
removed leaving these buildings very prominent. The stand of Ash trees to the 
immediate south of the gateway have die back disease and will require cutting down 
as they overhang the highway. There are two good and healthy young oaks to the 
South of the site which l hope will not be affected by any works. 

3. The site is an important 'bulge' refuge in the wildlife corridor which is the old railway 
line. This is a most important natural asset which with only three breaks (Ravenscar, 
Stainsacre and Robin Hoods Bay) runs for many miles from Burniston to Whitby. It is 
the only thicket/stand of trees for some hundreds of metres around.    It is well used 
by birds and there is an Owl box on a tree towards the narrow south end of the site, 
Barn and Tawny Owls are both encountered in the vicinity. If the box is used owls 
would be disturbed by any development. 

4. Despite timber cladding it is not sustainable development. It will come with a high 
carbon footprint. Tarmac surfaces are not in keeping, will damage the habitat 
(leaching) and also come with a high carbon footprint. There is already a massive 
supply of varied holiday accommodation in the parish, this development is not 
necessary. 

Mrs Georgina Simpson, 18 Middlewood Close, Fylingthorpe 

Object as there is enough holiday accommodation in Fylingthorpe and the surrounding 
area. This corner of Middlewood Lane is an area of peace and tranquillity enjoyed by 
many people. There are Static caravans next to the proposed site, but these have been in 
place for many years and help to support Middlewood Farm which is an integral part of 
the village. Highways say that a couple of extra cars will not make a difference, but it is 
this incremental approach which has got us to this point.  It can always be claimed that 
two more cars won't make much difference, but they all add up.  I note also that each 
lodge has two bedrooms. Are we really to believe that only one car per lodge will be down 
there? Please think about people who live in this village all the time and not just tourists. 

Andrew Simpson, 18 Middlewood Close, Fylingthorpe 

The applicant states no trees or hedges will be affected.  Given that the site is covered in 
trees and vegetation - features which impose an air of tranquillity on the site and form 
most of its natural character I cannot understand how the applicant arrives at this 
answer.  The applicant says this development should go ahead because it provides 
'Covid secure accommodation'.  How a holiday lodge is any more Covid secure than one 
of the multitudes of already established holiday cottages which dominate Robin Hood's 
Bay and progressively take over Fylingthorpe as well is not explained.  This is new 
development on green land without in my view justification - precisely what I thought the 
National Park was set up to prevent.  Doubtless it will fall into the chasm of ‘one more 
little one won't hurt'.  This is a real village with real people in it - not a holiday camp.  

Additional comments 17/01/2022 - Now the applicant describes the hedgerows as being 
'very important'.  Apart from having shed their leaves I can't see what has changed. Also, 
the applicant refers to crushed stone foundations - does this improve the drainage? 
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The planning application says it is being made to be 'shown against planning policy UE2'. 
This states that all sites must be screened by existing topography, buildings or adequate 
well-established vegetation which is within the applicant’s control and where 
arrangements for its long-term maintenance can be demonstrated. Is not the general 
thrust of this whole application that where there is vegetation the applicant is at pains to 
emphasise that it is not within their control?  On this point alone there is more than 
enough justification to refuse permission.  

The revised proposed management for these lodges is located 4.5 miles away the site of 
which itself can be described as isolated never mind its geographic relationship from the 
proposed development. In winter in particular transport can often be described as 
challenging - what then should there be an incident?  

I am surprised that there has been no discussion regarding bats which appear to flit 
about at twilight all down the disused railway and areas such as woodland near Thorpe 
Hall. There appear to be Bats at Fylinghall and down Brocketts and the disused railway is 
an important conduit for such wildlife and should remain undisturbed in my view. 

C. Miller, Meadow End, Fylingthorpe 

Object. The applicants are not resident in Robin Hoods Bay, their property is a holiday 
cottage. This is not an application from a local resident, and therefore there will be 
nobody nearby to manage any situation should they arise, should that be noise, unsocial 
behaviour, or any disruptive anti-social event. 

How is the Sewage proposed to be disposed of as the nearest sewage main pipe is at 
Middlewood Crescent, some 700 metres away and uphill, therefore would need to be 
pumped to the mains. This would require a substantial electric supply to be able to drive 
the Pump, not forgetting the two lodges themselves to be supplied. The main sewage 
pipe at Middlewood Crescent already overflows onto the road at peak flow times and has 
no further capacity available. There is no electric supply for 500 metres and no water 
supply for 500 metres. This small patch of land has been prone to flooding. 

There is only room in this small plot of land for one car per lodge so the extra cars will 
park on the grass verge, eventually making a muddy mess of the verge. 

This small plot of land is a haven of tranquillity for birds and particularly songbirds. 

If permission is granted, then the first thing the applicants will do is to cut down the 
Trees and hedge adjacent to Middlewood Lane and in front of the Lodges, thereby 
removing the screening. There needs to be a planning condition attached to this 
application should it be granted. 

Mrs Maria Fox, Church House, Church Lane, Fylingthorpe 

Middlewood Farm Holiday Park already dominates this area of the village, which has 
reached traffic capacity. Any further tourist development will only exacerbate existing 
problems. Taking the view that 'it's only another two' is illogical.  
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Mr John Dunwell, Low Farm, Fylingdales 

Distraction of wildlife corridor, further congestion to small lane and overlooking a playing 
field.  

Mr Patrick Holdsworth, 3 Thorpe Lane, Robin Hoods Bay 

The site is 100 yards outside village limits and uses land that was last used for growing 
potatoes. 

With 3 very large camping/caravanning sites, several hundred holiday cottages, a large 
number of guesthouses and the ever increasing  Air  Band B,  the  Parish  easily  has  
enough  tourist accommodation to provide for a strong tourist economy. 

The lodges are the size of small bungalows. 

They are in an area that floods, has no sewage connections and no electricity supply. 

The NYMNP policy that small scale holiday accommodation should be allowed to support 
local businesses is not relevant. It means that farms can diversify, not the people who are 
resident in the Midlands can buy a plot of agricultural land and build accommodation on 
it. 

The outside area of Black tarmac is hardly in keeping with this rural site. 

The trees and hedges around the site are a very important part of the local landscape. 

The area immediately outside  is where all  players  and spectators for local Cricket and 
Football matches park; also it is the parking for many walkers, local and visitor, as this 
point is where the Cinder track and footpath Network interconnect. So usually there is no 
sightline. 

Consultation expiry 

1 October 2021 

Background 

The application site lies to south of the main built-up part of Middlewood Lane in 
Fylingthorpe and immediately bounds the southern boundary of the large static caravan 
site at Middlewood Farm. It also lies opposite the village cricket field and pavilion. 

The site comprises an unused triangular area of grassland, bounded to the east and west 
by substantial hedged/treed boundaries. Beyond the eastern hedge/tree line is the 
Cinder Track cycle/footpath maintained by Scarborough Council and to the west by the 
highway verge of Middlewood Lane. 

This application seeks full planning permission for the siting of two timber framed 
holiday lodges, comprising two bedrooms, bathroom, and open plan living 
room/dining/kitchen area. 
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Each lodge would measure 10m in length x 6m in wide with a height to eaves of 2.5m and 
to the ridge of 3.6m in height. They would be of lightweight construction and clad 
externally with larch timber cladding with the roof clad with grey shingles or tiles.  

The development would be served by a private drive access from Middlewood Lane into 
the site, in the location of the existing timber gated entrance, with one car parking space 
for each unit.  The vehicular and pedestrian areas would be tarmacked, and bin storage 
would be provided on site. 

It is proposed to maintain the existing hedgerows and trees, and the applicant’s agent 
has advised that: 

They have considered this aspect in some detail and have discussed with their 
Consulting engineers the best approach for the foundation design of the buildings and 
the proximity of any overhanging hedges or trees. 

We approach the design on the basis of a ‘no dig’ method of constructing a foundation 
therefore minimising any potential impact on the existing hedgerows and trees as a 
result of intrusive excavation.  

The two lodges as designed are low in character having a minimal eaves height and ridge 
height and as such most trees will be above that in height.  With diligence and a mutual 
and combined degree of sympathetic working around what is there, we would all be able 
to benefit from a responsible approach to the concerns raised, to ensure the sustained 
retention of all of the existing trees and also the management of the very important 
hedgerows around this site. 

Main issues 

Local Plan 

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

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

Policy UE2 - Camping, Glamping, Caravans and Cabins – seeks to permit small scale 
holiday accommodation (such as tents, pods, yurts, teepees, shepherd huts, cabins, 
chalets, caravans and motorhomes etc.) where if in open countryside, is not isolated from 
an existing business or residential unit which will be used to manage the accommodation 
and is screened by existing topography, buildings or adequate well established 
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vegetation which is within the applicant’s control. The accommodation should avoid 
extensive alteration to ground levels, have a low environmental impact, does not lead to 
unacceptable harm in terms of noise and activity on the immediate area; does not 
detract from the character, tranquillity, or visual attractiveness of the area; and is 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. 

Policy CO2 - Highways - only permits new development where it is of a scale which the 
adjacent road network has the capacity to serve without detriment to highway safety. 

Material considerations 

Suitability of location for siting of lodges 

The intention of Policy UE2 is to allow for small scale and sensitively designed holiday 
accommodation in locations where it is not visually intrusive, to support local businesses 
and allow people to enjoy the special qualities of the National Park.  

In this case, the site is extremely well screened by boundary planting, which the Highway 
Authority have advised is in the applicant’s control as it is on the back edge of the 
Highway verge all of which is proposed to be retained. 

Furthermore, it is considered that due to the location, immediately adjacent the existing 
large static caravan site business, which is not screened from Middlewood Lane, the 
proposed use of the site to provide two modest timber lodges would not be visually 
intrusive or out of character with the area and would not have an adverse impact on 
tranquillity. 

However, it is stated within Policy UE2 that parcels of land isolated from the managing 
unit will not be considered to be suitable locations for development. This is in order to 
avoid both the development of isolated parcels of land away from other development 
but also to avoid issues of noise and disturbance arising.  In this instance, the proposal 
does not meet this criteria, however, the applicants have secured the services of a local 
management company who have confirmed in writing that they will provide a 24/7 all 
hours of management service, so that anyone ringing out of hours can immediately be 
helped, and that there will be a sign on the driveway with the number so neighbours etc 
are able to contact them as well. It is considered that this would overcome concerns 
regarding potential noise nuisance being unresolved and can be conditioned as part of a 
planning permission.   

Highway safety and traffic  

Whilst the Highways Authority has recently objected to other development in this 
locality, this was in relation to long vehicles using this route which cause issues in the 
locality due to their size.  
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In this particular instance, the Highways Authority has advised that siting of two, two bed 
lodges would not result in significant intensification of traffic and adequate parking will 
be available on site. It is considered that the local roads can accommodate the proposed 
development. 

Habitat and biodiversity 

Whilst the development will result in the hard surfacing of part of this green triangle, it is 
proposed to retain all the boundary trees and hedgerow and the proposal is not 
considered likely to cause unacceptable harm to local biodiversity.  

Conclusion  

The proposals are considered to meet the aims of Strategic Policies G, J and H and 
Policies UE2 and CO2 and consequently, approval is recommended. 

Pre-commencement conditions 

Condition(s) 11 and 13 are pre-commencement conditions and have been agreed in 
writing with the applicant/agent. 

Contribution to Management Plan objectives 

Approval is considered likely to help meet Policies B1, B2, B3 and B4 which seek to 
increase visitor spend, improve opportunities for visiting the National Park outside the 
traditional peak seasons, specifically promote overnight accommodation and improve 
the quality and variety of tourism accommodation. 

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 

Plans list item 2, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0600/FL 

Development description: demolition of existing building and erection of 14 no. holiday 
lodges with associated internal access road, parking, and landscaping works 

Site address: Trig Point 49, 80 Staithes Lane, Staithes 

Parish: Hinderwell 

Case officer: Mrs Hilary Saunders 

Applicant: Trig Point Properties Ltd, fao: Jason Hudson, Scottsdale House, 10-31 
Springfield Avenue, Harrogate, HG12HR 

Agent: LARK Architects Ltd fao: Mr Sam Birks, Unit 10, The Crossings, Riparian Court, 
Cross Hills, BD20 7BW 

Director of Planning’s Recommendation 

Approval subject to the following:  

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

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

2 PLAN01 The development hereby permitted shall not be carried out 
other than in strict accordance with the following documents:  

Document Description Document No. Date Received 

Proposed site   05 Rev A    30/07/2021 

General arrangement           2021177/AS101 Rev C  30/07/2021  

Unit A Floor Plans                      08 Rev A                            30/07/2021 

Unit A Elevations                        09 Rev A                           30/07/2021  

& Sections 

Unit B Floor Plans                       10 Rev A                             30/07/2021   

Unit B Elevations                        11 Rev A                              30/07/2021  

& Sections   
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Condition 
number 

Condition 
code 

Condition text 

Unit C Floor Plans                       15                                          30/07/2021   

Unit C Elevations                        16                                           21/01/2022 

& Sections 

Proposed site sections           06 Rev A                             30/07/2021 

Drainage strategy                    DR-C-0100 Rev P1         18/10/2021 

Surface Water Drainage Maintenance and                  18/10/2021 

Management Schedule 

Confirmation of omission      email from                         27/09/2021 

of log burners                         Lark Architecture 

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

3 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. 

4 RSUO00 The holiday lodges 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 and the 
site as a whole shall be maintained as a single planning unit and 
not sold off in separate lots. 

5 RSUO00 The holiday lodges hereby permitted shall only be occupied 
whilst there is a comprehensive 24 hr, 7 days a week local 
management contract in place.  The owner/operators shall 
provide details of the management arrangement on request at 
all reasonable times to the Local Planning Authority. The 
managing company's contact details shall be physically 
displayed at the site for the local community's information. 

6 GACS00 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 (lighting will 
only be considered acceptable if it is of a style and luminance 
which minimises glare and light pollution with all bulbs shielded 
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Condition 
number 

Condition 
code 

Condition text 

to prevent upward and minimise horizontal light spill ).The 
lighting shall be installed in accordance with the details so 
approved and shall be maintained in that condition in perpetuity. 

7 GACS00 No work shall commence on the installation of the glazing in the 
development hereby approved until details of measures to 
reduce light spill from the gable end glazing, such as the use of 
tinted glazing or solar control film, have been submitted to and 
approved in writing by the Local Planning Authority. The work 
shall accord with the details so approved and shall be 
maintained in that condition in perpetuity. 

8 MATS14 No work shall commence on the construction of the roof of the 
development hereby permitted until details of the roof tile, 
including samples if so required by the Local Planning Authority, 
to be used in the development have been submitted to and 
approved in writing by the Local Planning Authority. The roof tile 
used shall accord with the approved details and shall be 
maintained in that condition in perpetuity unless otherwise 
agreed with the Local Planning Authority. 

9 MATS00 No work shall commence on the cladding of the development 
hereby permitted until details, including the design, and fixing of 
the timber cladding including samples if so required have been 
submitted to and approved in writing by the Local Planning 
Authority. The materials used shall accord with the approved 
details and shall be maintained in that condition in perpetuity 
unless otherwise agreed with the Local Planning Authority.  

10 MATS00 The external elevations of the lodges hereby approved shall, 
within three months of first being brought into use, be clad in 
materials as approved in Condition 8 above and shall thereafter 
be so maintained unless otherwise agreed in writing by the Local 
Planning Authority. 

11 MATS43 No work shall commence to stain/paint the windows in the 
development hereby approved until details of the paint 
colour/finish of the windows 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 details, completed within six months of the date of 
installation and shall be maintained in that condition in 
perpetuity unless otherwise agreed in writing with the Local 
Planning Authority. 
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Condition 
number 

Condition 
code 

Condition text 

12 HWAY00 No part of the development must be brought into use until the 
access, parking, manoeuvring, and turning areas for all users at 
Trig Point 49 has 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. 

13 DRGE00 The site shall be developed with separate systems of drainage 
for foul and surface water on and off site. The separate systems 
should extend to the points of discharge to be agreed. 

14 DRGE00 There shall be no piped discharge of surface water from the 
development prior to the completion of surface water drainage 
works, details of which will have been submitted to and 
approved by the Local Planning Authority. If discharge to public 
sewer is proposed, the information shall include, but not be 
exclusive to: 

i. evidence that other means of surface water drainage have 
been properly considered and why they have been 
discounted; and 

ii. the means of discharging to the public sewer network at a 
rate to be agreed by the Local Planning Authority in 
consultation with the statutory sewerage undertaker. 

15 LNDS01 Prior to the development being brought into use details of a 
landscaping scheme for the site shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme 
shall provide for indigenous species planting and shall include 
details of any existing hedges and trees to be retained on the 
site together with any measures for managing/reinforcing these 
and shall specify plant species, sizes, and planting densities for 
any new areas of planting. The approved details shall be carried 
out no later than the first planting season following the 
occupation of the buildings, or completion of the development, 
whichever is the sooner, or in accordance with a programme 
agreed by the Local Planning Authority. The approved 
landscaping scheme shall be maintained in perpetuity unless 
otherwise agreed in writing by the Local Planning Authority. 

16 MISC00 If the use of the holiday lodges hereby approved permanently 
ceases, they shall be removed from the site within 12 months of 
that cessation and the site shall, as far as practical, be restored 
to its condition before development took place. 
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Condition 
number 

Condition 
code 

Condition text 

17 MISC00 The development hereby permitted shall not be brought into 
use until full details of the renewable energy installation to 
generate energy on site from renewable sources to displace at 
least 10% of predicted CO2 emissions have been submitted to 
and approved by the Local Planning Authority. The approved 
details and measures shall then be completed prior to the 
occupation of the development hereby approved and shall be 
maintained in working order unless the prior written agreement 
of the Local Planning Authority has been obtained. 

Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF12 Under Section 1 of the Wildlife and Countryside Act 1981 (as 
amended), wild birds are protected from being killed, injured, or 
captured, while their nests and eggs are protected from being 
damaged, destroyed or taken. In addition, certain species such 
as the Barn Owl are included in Schedule 1 of the Act and are 
protected against disturbance while nesting and when they have 
dependent young. Offences against birds listed in Schedule 1 of 
the Wildlife and Countryside Act are subject to special penalties. 
An up-to-date list of the species in Schedule 1 is available 
from Natural England’s website. Further information on wildlife 
legislation relating to birds can be found on RSPB’s website. 

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

2 INF00 Swift (Apus apus) populations are declining in the UK due to the 
loss of nest sites in roof spaces as old buildings are renovated or 
demolished. Swifts occupy nest sites between May and August, 
making little noise and causing no mess or smell. Swift 
populations can be supported by the inclusion of simple and 
affordable measures during building construction or renovation, 
such as purpose-made 'swift bricks' or the creation of small loft 
voids. Guidance can be found on the Swift Conservation 
website; with additional swift box ideas from Action for Swifts. 

3 MISCINF02 The proposed development lies within a coal mining area which 
may contain unrecorded mining related hazards. If any coal 
mining feature is encountered during development, this should 
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Informative 
number 

Informative 
code 

Informative text 

be reported immediately to The Coal Authority on 0345 762 
6848.  

Further information is also available on the Coal Authority 
website. 
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Map showing application site 
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Photo taken from within the site looking towards existing holiday lodges 

 

View from within site looking south and towards visitor car park 
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Consultation responses 

Parish 

Strongly object on grounds of: 

a) Overdevelopment on unstable land, where landslips have already occurred and been 
repaired by North York Moors National Park Authority.  

b) The development is visually unattractive, and the built skyline would be significantly 
elevated and visible from the public footpaths: Cleveland Way, Rolling Cross, Lining 
Garth, and the Old Stubble.  

c) The location is easily visible from Port Mulgrave, Ellerby, Borrowby, and Boulby.   

d) The lodges are of a significant size, and some are two story with a height to the ridge 
of 5.8m.  No amount of screening by trees and shrubs would hide these from view 
and no trees or shrubs will grow to this height on a north eastern cliff top.  

e) There are only 14 car parking spaces planned when there is accommodation for up to 
100 persons.   

f) Staithes is becoming increasingly popular as a party destination and disturbance 
from late night revellers is increasingly tiresome, especially from elevated cottages.  
The proposed development looks perfect for parties and the elevated position looks 
perfect for spreading noise widely across the village.   

g) The impact on local drainage and surface water would be detrimental.  When there is 
heavy rainfall Gun Gutter is prone to heavy flooding and this development would only 
serve to increase the flooding potential for both Gun Gutter and Church Street 

Highways 

No objections as there appears to be sufficient room for two spaces at 4.8 metres each. 

Previous applications for this site have confirmed that there is a right of access for the 
future users of the site.  Drawing no. 05 Rev B of job no 793 shows each lodge having 
two parking spaces.  

Yorkshire Water 

No objections subject to conditions. 

Historic England  

No comments received. 

Designing Out Crime Officer, North Yorkshire Police  

No comments received. 

Campaign to Protect Rural England 

No comments received. 
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Environmental Health 

No comments received. 

Campaign for National Parks 

No comments received. 

North Yorkshire Moors Association 

No comments received. 

Police – Traffic 

No comments received. 

Local Lead Flood Authority (SUDs) 

No comments received 

Scarborough Borough Council 

No comments received. 

Third party responses 

None received. 

Consultation expiry 

1 October 2021 

Background 

The current development at Trig Point 49 comprises a number of single storey timber 
buildings set in approximately five acres of ground lying between Bank Top and Staithes 
village, on the east side of Staithes Lane 

The existing complex occupies a prominent position in Staithes, particularly when 
viewed from the public car park at the top of Staithes bank and the Public Right of Way 
to the south of the site.  

The development was originally erected to provide barrack accommodation for army 
troops stationed at Staithes during the First World War. They were then subsequently 
used to provide accommodation for large groups visiting the area. Since 2000 some of 
the barracks have been restored to create four self-catering lodges and five letting 
rooms.  

The application site comprises the land immediately to the east of this existing 
development, with access taken from Staithes Lane through a private car park to the 
rear of the tourist information centre.   
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In 2006 and 2007 outline permission for the erection of 36 eco-efficient timber framed 
dwellings was refused and an application for a certificate of lawfulness for a 70-pitch 
caravan and camping site was withdrawn.  

However, there is an extant permission for the siting of 13 log cabins and six camping 
pods (NYM/2013/0621/FL) on this site as work commenced in time on that planning 
permission (including the siting of one lodge). Further applications were subsequently 
approved for variation of conditions to allow the replacement of the 6 no. camping pods 
and part of the communal buildings with four log cabins for holiday use (17 lodges in 
total) together with changes to layout, design and size of log cabins and managers 
accommodation. The overall mix of accommodation was two and three bed single storey 
units. These units measured 2.4m to the eaves and 4mto the ridge. 

The original applicant then retired, retained the original part of the site, but then sold the 
land to the east to which the extant permission relates. 

Current application 

This application seeks full planning permission for the siting of 14 holiday lodges on this 
existing site which has an extant permission (covering the area of 14 of the 17 lodges 
previously approved).  

Permission is sought for a mix of three and four bed, single storey and 1 ½ storey lodges. 

Six units would be single storey three bed units measuring 93 sq. m with a height to the 
eaves of 2.4m and to the ridge of 4.68m. Eight units would be 1 ½ storey four bed units 
that would have floor space of 186 sq. m and measure 3.55m to the eaves and 5.85m to 
the ridge.  

The land slopes away to the east and the layout has been designed so the single storey 
units are at the top of the site and proposed 1 ½ storey units would be located on the 
lower land. 

There are a number of footpaths in the locality, one on the south side of the car park, one 
to the east that runs north to south, along the valley side of Gun Gutter and one to the 
west that runs north to south that leads down to the bottom of Staithes to the south. 

Additional boundary planting and planting in between the units is proposed, along with 
two car parking spaces to serve each unit.  

The design would be simple, in keeping with the existing barrack buildings with the 
elevations clad in horizontal boarding and dark grey slate roofs but each unit would have 
large openings in the north elevation to give each unit a sea view with a terraced area in 
front. The scheme has been amended to omit the wood burners due to concerns from 
the Authority’s Ecologist regarding seasonal local impacts on air quality. 

Main issues 

The principle of the use of the land as a tourism accommodation site is already 
established through the existing extant permission which allowed the extension of the 
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site to the east, including 14 log cabins in the area of the red line of the current 
application site. Approval was granted as the extension of the site was considered to 
provide beneficial elements, including the local economy, improvement to the tourism 
offer in the area through the modern facilities provided through the installation of the 
new chalet accommodation and the opportunity to provide the site with an improved 
landscape setting though the incorporation of a suitable landscaping scheme.  

However, that extant permission was granted under the now superseded Local 
Development Framework. Consequently, the main issues to be considered are whether 
the proposed increase in the size of the units from fourteen two and three bed units to 
fourteen three and four bed units with maximum heights between 0.68m and 1.85m 
greater than previously approved would result in a significantly more intensive or visually 
intrusive form of development that would have a detrimental impact on the character of 
the locality and residential amenity or have an adverse impact on highway safety or local 
ecology. 

Whilst the previous permission was considered against the now superseded Local 
Development Framework, a start was made within the approved timeframe and 
consequently that development could still be completed. 

Local Plan 

Policy UE2 (Camping, Glamping, Caravans and Cabins) of the Local Plan seeks to permit 
small scale holiday accommodation and it is explained within the text that small scale is 
intended to mean development as a guide, sites comprising no more than 12 units 
(including any existing units). It also requires that sites must be screened by existing 
topography, buildings or adequate well-established vegetation which is within the 
applicant’s control.  

The accommodation should avoid extensive alteration to ground levels, has a low 
environmental impact, does not lead to unacceptable harm in terms of noise and activity 
on the immediate area; does not detract from the character, tranquillity, or visual 
attractiveness of the area; and is of a high-quality design which complements its 
surroundings. 

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

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. 
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Policy CO2 - Highways - only permits new development where it is of a scale which the 
adjacent road network has the capacity to serve without detriment to highway safety. 

Policy ENV4 - Dark Night Skies - seeks to ensure that the darkness of the night skies 
above the National Park are maintained and enhanced and requires that all development 
will be expected to minimise light spillage through good design and lighting 
management. 

Policy ENV8 – Renewable Energy– sets out that new development in the National Park 
will be required to address the causes of climate change by:  

a) Generating energy from renewable sources where these are of a size, location, and 
design appropriate to the locality and which contribute towards meeting domestic, 
community, or business energy needs within the National Park; 

b) Requiring residential proposals of five units or more and other uses of 200 sq.m. or 
more to generate energy on-site from renewable sources to displace at least 10% 
of predicted CO2 emissions. 

Material considerations 

Principle of tourism use 

There is an extant permission for tourism development on this site, for the same number 
of units within the red line area.  The primary difference is the size of the units and lack of 
on-site management (original approval was to be managed from the existing Trig Point 
Development and then subsequently one of the log cabins was to provide managers 
accommodation) 

Policy UE2 of the now adopted Local Plan refers to ‘small scale’ developments but that 
scale may vary according to the type of accommodation and the sensitivity of its location 
and as a guide suggests no more than 12 units. This proposal would provide more units 
than this so it needs to be considered against the sensitivity of the location, and the 
extant permission and any impact on the natural beauty, wildlife, and cultural heritage of 
the National Park and whether it would lead to unacceptable harm in terms of noise and 
activity on the immediate area, or the character, tranquillity, or visual attractiveness of 
the area. 

No on-site mangers accommodation is proposed with this revised scheme and the 
applicants have been asked to clarify this. It is recommended that a condition is attached 
to any approval to ensure that satisfactory management arrangements are in place prior 
to the development being first brought into use. 

Landscape impact 

Whilst the site is relatively open and has footpaths close to south, east and western 
boundaries, the development would not actually be unduly intrusive from these aspects.  

Between the southern footpath and the site is both the Scarborough Borough Council 
car park and privately owned pay and display car park, along with the tourist information 
building and the existing Trig Point accommodation.  The footpath to the east is at a 
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much lower level than the site and the site is screened by both the embankment and tree 
cover. As you head further north and reach more open land nearer the bottom part of 
Staithes, the site is screened by the topography of the land. Views from the footpath to 
the north- west are again screened by the topography of the land and existing residential 
development. 

Due to the topography of the site itself, with the siting of the 1 ½ story units being 
carefully place on lower land, it is not considered that the proposal would be significantly 
more visible than the approved scheme and is unlikely to have a harmful landscape 
impact. 

A planting scheme is proposed, to provide for planting between the units to soften the 
overall appearance of the development. The northern boundary would not be planted to 
allow views out to sea. However, whilst open from immediate views, this aspect is not 
widely visibly due to the local topography. 

Highways and activity levels 

The Highway Authority has no objection to the proposal and consider that sufficient 
parking will be provided on site. With regards to vehicular activity levels generated by the 
development, access to the site is past the public car park and through the large 
privately owned pay and display car park. Both these car parks are very well used, and it 
is not considered that the vehicular activity generated by the proposed 14 units would 
result in noticeably greater activity levels than is currently generated by vehicles 
entering and leaving the car parks. 

Consequently, it is not considered that a refusal could be upheld on highway safety and 
traffic generation grounds. 

Impact on the Conservation Area and historic assets 

The site is bordered by the Conservation Area to the east of the site. The existing field to 
the east of the main built-up area of the existing site provided something of a buffer 
between the development and the Conservation Area. However, neither the site nor the 
proposed extension to it imposes on the setting of the Conservation Area in any 
significant way and it cannot be readily argued that the proposed development will have 
an adverse impact on the setting of the Conservation Area in this instance. 

In terms of the original Great War and WW2 army barracks to the west, the cultural 
heritage of the early part of the 20th Century is important due to the impact of the two 
world wars on our communities, landscape, and culture. However, this existing 
development is not affected by these proposals as the buildings to be removed from the 
site are the more recently erected log cabins.  

The Building Conservation Officer has advised that whilst the principle of further units is 
acceptable in heritage terms it would be desirable to take more inspiration from the site 
and its history than is currently proposed, with the uniformity and rhythm of the existing 
site layout being respected and followed, with scale and massing of the units being 
comparable. 
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However, this current proposal is in a more linear form than the extant approval, 
particularly the western end closest to the original barracks development and the units 
here are also of the smaller scale. 

It is not considered that the scheme as currently proposed would have an overbearing or 
adverse impact on the character or historic interests of the original development and 
would not be contrary to Strategic Policy I. 

Due to the scale of the existing built development on the site, the additional 
development to the east combined with improved landscaping will lead to an overall 
improvement in the appearance and landscape setting of the development within its 
village context. The proposed development is considered to be of an acceptable design 
and is not considered to impact detrimentally on the special qualities of the National 
Park. 

Dark skies 

Both external lighting and methods to prevent light spill from the lodges would be 
controlled by condition and the applicants have indicated that they are willing to install 
dark sky compliant lighting and use tinted glazing. Through these means it is considered 
that the proposal would be in accordance with Policy ENV4. 

Renewable energy 

The previous scheme was considered against Core Policy D of the previous Local 
Development Framework and a condition was attached to require the submission of full 
details of the energy use of the site. This is again proposed in order to ensure compliance 
with Policy ENV8. 

Conclusion 

In summary the application is for amendments to the layout and design of the previously 
approved scheme within the context of the village of Staithes. The principle of tourism 
development on this site is supported, although the extension to the site does not fit 
squarely with the policy position, it has previously been considered to be acceptable. The 
proposed development will have no detrimental impact on the special qualities of the 
National Park or residential amenity in the vicinity of the application site. The 
development is an opportunity to improve the landscape setting of the site and assist in 
the creation of a long-term sustainable future for the business.  

It is considered that the benefits of the scheme outweigh the potential harm and overall, 
the enhancement of an area of existing tourism accommodation facility meets specific 
Management Plan objectives relating to the tourism economy and as such the scheme is 
recommend for approval. 

Pre-commencement conditions 

Not applicable. 
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Contribution to Management Plan objectives 

Approval is considered likely to help meet Policies B3 and B4 which seeks to promote 
and improve and variety of tourism accommodation within the National Park. 

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

The Authority’s Officers have appraised the scheme against the Development Plan and 
other material considerations and recommended changes to the proposal including 
omission of wood burners, so as to deliver sustainable development. 
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North York Moors National Park Authority 

Plans list item 3, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0722/FL 

Development description: creation of parking area with electric vehicle charging points, 
construction of cafe/kiosk building, alterations to existing structure to facilitate use as 
electric cycle charging store and use of land as outdoor seating 

Site address: land at Fox and Hounds Inn, Slapewath, Guisborough 

Parish: Guisborough 

Parish: Lockwood 

Case officer: Miss Megan O'Mara 

Applicant: Mr A Hussain, Fox and Hounds Inn, Slapewath, Guisborough, TS14 6PX 

Agent: Gpdesigns Architectural Services, fao: Mr Garry Phillipson, 12 Chestnut Avenue, 
Redcar, TS13 3PB 

Director of Planning’s Recommendation 

Refusal for the following reasons:  

Reason(s) for refusal 

Refusal 
reason code 

Refusal reason text 

1 By reason of siting, layout and design, the proposed development is considered 
to be contrary to Strategic Policy C of the Authority's adopted policies as set 
out within the Local Plan, together with Part 1 of the Authority's Design Guide. It 
is considered that the proposed hard surfacing for electric vehicle charging 
points, the café/kiosk building and the bike charging shelter would have a 
harmful visual impact on the surrounding area. 

2 The development is considered to be contrary to Policy BL8 of the Authority's 
adopted policies as set out within the Local Plan in that the proposals are not 
ancillary to an existing enterprise and would result in a cumulative increase in 
activity which would have an unacceptable impact on the character of the area, 
together with a detrimental impact on the amenity of local residents. 
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Map showing application site 
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Photo showing the development site with the Fox and Hound Hotel in the background 
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Consultation responses 

Guisborough Town Council 

20 October 2021 - No objection. 

Parish 

1 December 2021 - The development site is a focal point of the village and there are 
concerns that the development would damage existing trees and vegetation on site. 
There are also concerns that the development would generate additional traffic in the 
village which could cause obstruction to walkers and cyclists. It is also noted that there is 
an existing café on site with sufficient open hours to serve the local area. Finally, it is 
commented that there is a large parking area and vacant area behind the hotel which 
could be used for the charging points.  

Ward 

29 November 2021 – Object. The proposals within the application will desecrate a 
valuable green space which, for decades, has added amenity to the small hamlet of 
Slapewath. It would also upset the delicate balance which now exists between the Fox 
and Hounds, its customers, and the residents of Slapewath Cottages. The proposed 
development would cause additional litter, noise, and light pollution to the detriment of 
residents who overlook the green from a very short distance. There would be a loss of 
vegetation and the development would be damaging to wildlife. It is therefore 
considered that the proposals are contrary to Strategic Policy C and Policy BL8. There is 
reference in the application to an ‘existing building’ to be used for cycle charging. This 
building appears to be a redundant shopping-trolley shelter which already detracts from 
the amenities of the area. 

Highways 

No response received. 

Cleveland Fire Brigade  

8 November 2021 – Recommends the installation of sprinklers or a suitable alternative 
AFS system.  

Environmental Health 

19 October 2021, 9 November 2021, and 30 November 2021 - No objection but 
comments and recommend condition. 

Cleveland Police 

11 November 2021 - It is recommended that the applicant actively seeks to develop to 
Secured by Design standards. 
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Environment Agency 

16 November 2021 – No objection. 

Forestry Commission – Regulation 

No response received. 

Third party responses 

There has been a significant number of third party responses in support of the 
application. The comments submitted state that the development would be beneficial to 
the environment by providing renewable energy and will be convenient for people with 
electric cars who regularly use the A171.  

It has been brought to the Authority’s attention that the applicant’s relative has solicited 
support for the application through Instagram. Some of the letters of support are 
identically worded and this can be taken into account in the weight given to these 
comments.  

The following people support the application: 

Marie O’Neill of 37 Mowden terrace, DL3 6AN 
Bilaal Ali of 63 Chalford Oaks, TS5 8QG 
Mr Lewis Rogers of 96 station road, Billingham, Stockton on tees, TS23 1AB 
Kayleigh Reddington of 54 Hammond drive, DL1 5TR 
Mr Daniel Nicholson of 54 Hammond drive, DL1 5TR 
Mr Arthur Rix of 21 Stanghow Road, Cleveland, TS12 3ED 
Mrs Jodie Brown, 21 Stanghow Road, Cleveland, TS12 3ED 
K Metcalf of 12 Hadleigh Crescent, Middlesbrough, TS4 2TG 
Ajay Singh of 14 Danby Grove, TS17 8BX 
Mr Luke Taylor of 10 Witton Park, TS18 3BE 
Chloe Beckwith of Mowden Terrace, Darlington, DL3 6AN 
Mr Derek Wall of 3 Moordale Court, Lingdale, TS12 3DX 
Saneaah Mahmood of 2 Raby Road, TS18 4JA 
Miss Zara Hussain of 19 Church Lane, Middlesbrough, TS5 7EQ 
Miss Christina Hauxwell of Fox and Hound Hotel, Slapewath, Cleveland, TS14 6PX 

There has also been a high number of objections to the application. These are listed 
below.  

Julie Best of 4 Slapewath Cottage, Slapewath, Guisborough, TS14 6PY 

The objector considers that the development will have a detrimental impact on the 
character of the area, together with the wildlife and environment in the small hamlet. 
There is already a pub and café trading daily, together with a number of structures on the 
development site. The impact on the area would cause disruption, lighting issues, noise, 
antisocial behaviour, and litter. This is the only green land which needs to stay green land. 
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K Dryden, 6 Slapewath, Guisborough, Cleveland, TS14 6PY 

The objector considers that the development will result in an increase of vehicular 
activity which would be dangerous to pedestrians. There would also be an increase in 
light and noise pollution as well as litter. The development would destroy the much-
needed green space in the middle of the hamlet. In addition, the development would be 
detrimental to the existing café business.  

C Dryden, 6 Slapewath, Guisborough, Cleveland, TS14 6PY 

The development would have a direct and potentially hazardous impact on pedestrians, 
cyclists and horse riders using the area.  

The objector also states that the development could result in antisocial behaviour. The 
development would destroy the only green space at Slapewath which would have a 
direct impact on the wildlife.  

The objector also notes that the applicant has failed to provide important information 
such as opening hours for the café/kiosk, drainage, flooding, mining, and contamination. 
It is also noted that the existing car park to the rear of the hotel would be the most 
appropriate location for the charging points.  

Mrs N K Frankland-Jones, Spa Gill House, Slapewath, TS14 6PY 

The comments state that the development would spoil the character of the hamlet and 
that the objector’s property will directly overlook the development site. The green space 
is important for wildlife and is prone to flooding. It is also considered that the 
development would result in a significant increase in traffic and noise.  

It is noted that the carpark to the rear of the hotel would be a more suitable location for 
the charging points.  

Mr Glenn Lightfoot, 5 Slapewath Cottages, Guisborough, Cleveland, TS14 6PY 

It is felt that there is not a demand for such facilities in a small hamlet and that it would 
have a direct impact on the wildlife in the area as well as creating extra litter, noise, and 
light pollution. The development would also result in an increase in vehicular activity 
causing congestion and would impact pedestrians.  

The objector also notes that there is no demand for an additional café given the existing 
facilities close by.  

Tanya Lightfoot, 5 Slapewath Cottages, Guisborough, Cleveland, TS14 6PY  

The development site is the only green area in Slapewath and houses wildlife and trees 
and there is no need to replace this with café/kiosk facilities as there is an existing café 
and pub adjacent to the site. The development would result in disturbance from noise 
and lighting as well as litter. It is believed that the proposals would be detrimental to the 
community, wildlife, and environment.  
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It is appreciated that charging points are useful but that the rear carpark of the hotel 
would be more appropriate. It is also noted that the building proposed to charge bicycles 
is an old trolley shelter not a building.  

It is also noted that the plans are a low-risk flood area, when according to Department for 
Environment, Food & Rural Affairs it is a high-risk area.  

Julie Iseton of Moorend, Slapewath, TS14 6PX 

The objector considers that the proposed development will cause antisocial behaviour, 
noise, litter, and an increase in activity. There is also high flood risk in the area. The 
charging area could be created in the large carpark to the rear of the hotel where there is 
already hardstanding, meaning that the green space can remain.  

Julie is also proprietor of The Chase Café which is adjacent to the development site and 
states that the proposals will have a direct impact on her business.  

Robert Iseton of Moorend, Slapewath, TS14 6PX 

The existing businesses in the hamlet already provide adequate facilities and the 
proposed development would affect the character and amenity of the hamlet. It is felt 
that there is a need to protect and conserve our green areas for the local community and 
the planet. 

The proposed development could result in antisocial behaviour, noise, and pollution as 
well as an increase in traffic which would be dangerous to pedestrians.  

The charging area could be created in the large carpark to the rear of the hotel where 
there is already hardstanding.  

Professor Tracy Shildrick and Mr Steven Shildrick, 3 Slapewath Cottages, TS14 6PY 

The proposal to build on the green space and install car parking charge points, a toilet 
facility and kiosk would constitute a significant change to the area and negatively impact 
the quality of life of the residents of Slapewath and surrounding areas.  

The objectors have significant concerns regarding the impact on the environment and 
wildlife in the area. It is also noted that there are a number of structures on the site that 
fail to enhance the character of the area. They point out that the large car park to the 
rear of the hotel could be utilised instead.  

It is appreciated that the charging points are a good idea but the development on a whole 
would increase levels of traffic, noise, activity, and pollution in the small hamlet of 
Slapewath.  
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Lily Quinn, 17 Ayton Meadows, Nunthorpe, Middleborough, TS7 0AY 

Ms Quinn’s main reason for objecting is that the development would affect her 
employment status at The Chase Café as the proposed café/kiosk could be detrimental 
to business. She also states that the development could affect the character of the area 
and result in an increase in cars that would be dangerous to walkers and children.  

Consultation expiry 

20 January 2022 

Background 

Slapewath is an unusual part of the National Park, it sits alongside the A171 just outside 
Guisborough. It is visually characterised by a very large HGCV/plant and machinery 
business and a large commercial car salvage yard. Between those two large businesses 
is a small community comprising a public house/restaurant/cafe and a hand full of 
dwellings overlooking a small green area used as a play and outside eating area.  

The application site is the green space located opposite the Fox and Hound Hotel and 
The Chase Cafe, which is situated just off the A171 at Slapewath and screened by trees. 
The Fox and Hound Hotel and The Chase Café are not located within the National Park, 
nor are the residential properties adjacent to the development site; the National Park 
boundary follows the shape of the green space. 

The applicant owns the Fox and Hound Hotel as well as the development site, which is 
the only green space in the small hamlet of Slapewath. The site has no planning history, 
however there are a number of structures, including areas of decking, an undercover 
seating area, former trolley shelter and an elephant slide on the land. The site is currently 
used predominately to provide an informal outdoor seating area for the hotel/pub and as 
a children’s play area.  

This application seeks planning permission for the creation of parking area with 6 no. 
bays, each fitted with electric vehicle charging points. The development also includes the 
construction of cafe/kiosk building adjacent to the parking area for the sale of food and 
drink with the provision of toilet facilities. In addition, the proposals include alterations to 
an existing structure (former supermarket trolley shelter) to facilitate electric bicycle 
charging. The application also seeks to formalise the use of the remaining land as an 
outdoor seating area associated with the hotel/pub and proposed café/kiosk.  

Main issues 

Local Plan  

The most relevant policies of the Local Plan in the determination of this application are 
Strategic Policy C (Quality and Design of Development) and Policy BL8 (Shops, Offices 
and Food and Drink Services). 
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Strategic Policy C relates to the quality and design of development within the National 
Park. The policy seeks to ensure that proposed development maintains and enhances 
the distinctive character of the National Park through appropriate siting, orientation, 
layout, and density together with carefully considered scale, height, massing, and form. 
Proposals should incorporate good quality construction materials and design details that 
reflect and complement the architectural character and form of the original building 
and/or that of the local vernacular.  

Policy BL8 relates to Shops, Offices and Food and Drink Services within the National 
Park. The policy states that development will only be permitted where the proposal is in 
accordance with the policies in the Helmsley Local Plan; within the main built up area of 
larger villages; within the main built up area of smaller villages where they are compatible 
with the character of the area and are of a scale that is appropriate to the community in 
which they are located, or in open countryside where new proposals are ancillary to an 
existing enterprise provided that the proposal does not result in a cumulative increase in 
activity which would have an unacceptable impact on the character of the area, the 
amenity of local residents, or the wider vitality and viability of villages. 

Principle of development  

The application seeks to establish a new business in the form of an electric vehicle 
charging area, accompanied by the construction of a café/kiosk building to provide food, 
drink, and toilet facilities to members of the public using the charging points. Policy BL8 
relates specifically to Shops, Offices and Food and Drink Services; the policy explains 
that the cumulative impact of new enterprises, particularly those which are aimed 
primarily at the visitor market, can be detrimental to the character of settlements within 
the National Park and can undermine their viability and vitality. Policy BL8 allows for 
proposals which are ancillary to existing enterprises for example, farm shops. This aims 
to ensure that commercial development is not introduced into quiet areas; therefore, 
preventing damage from increased activity levels on the character and appearance of 
the National Park. 

Although the applicant owns the Fox and Hounds, it has been confirmed that the electric 
vehicle charging, and café/kiosk will be run independently from the existing hotel 
business. The development site does not fall within any of the larger or smaller villages 
listed in the Settlement Hierarchy as set out within the Local Plan and therefore point 4 
of Policy BL8, which relates to open countryside, is applicable in this instance. Point 4 of 
the policy states that development can only be supported where new proposals are 
ancillary to an existing enterprise, provided that the proposal does not result in a 
cumulative increase in activity which would have an unacceptable impact on the 
character of the area, the amenity of local residents, or the wider vitality and viability of 
villages. The proposed development is not ancillary to an existing enterprise and as such, 
it is considered to be contrary to Policy BL8 of the Authority’s adopted policies.   
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Design of development  

Strategic Policy C is clear that proposals must be of a high-quality design that will make a 
positive contribution to the local environment in accordance with the principles set out in 
the North York Moors National Park Authority Design Guide. The policy also states that 
proposals must incorporate good quality construction, materials and design details that 
reflect and complement the architectural character and form of the original building 
and/or that of the local vernacular.  

Firstly, it is considered that the block-paved parking area would result in a considerable 
loss of green space which would have a harmful impact on the character of the small 
hamlet. There are also concerns that the loss of green space could have a harmful impact 
on local wildlife and biodiversity, which would be in direct contravention with Strategic 
Policy C. There is already a substantial area of hard surfacing to the rear of the Fox and 
Hound hotel, in which wall mounted vehicular charging points could be installed without 
planning permission and without losing existing green space; however, the applicant is 
not in favour of pursuing this alternative.  

In addition, the proposed café /kiosk building fails to respect the local vernacular in terms 
of design and materials. The single pitched roof, horizontal timber cladding and basic 
fenestration result in a poor quality, off-the-shelf appearance. The proposals also fail to 
comply with Strategic Policy C in that the scale and position of the café/kiosk building, 
and car parking/charging space would result in an inappropriate scale of development in 
a small hamlet by infilling a large proportion of the only open green space in the area. The 
policy explains that development should only be supported where the siting, orientation, 
layout, and density of the proposal complements existing buildings and the form of the 
settlement, preserving or enhancing views into and out of the site and creating spaces 
around and between buildings which contribute to the character and quality of the 
locality.  

The application also seeks planning permission to convert an existing structure into a 
bicycle charging shelter. Generally, the Authority will only support the conversion of 
existing buildings where they are worthy of retention or reflect the local vernacular; in 
this instance the structure subject to the proposed re-use is a repurposed supermarket 
trolley shelter. It is not considered that a structure of this form or materials is 
appropriate, and it would be harmful to the character of the local area if retained.  

Therefore, by reason of siting, layout and design, the proposed development is 
considered to be contrary to Strategic Policy C of the Authority's adopted policies as set 
out within the Local Plan, together with Part 1 of the Authority's Design Guide. It is 
considered that the proposed hard surfacing for electric vehicle charging points, the 
café/kiosk building and the bike charging shelter would have a harmful visual impact on 
the surrounding area. 
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Impact on local residents and surrounding area  

One of the main points of contention raised in the third party objections is the wider 
impact that the proposed development would have, specifically on local residents. A few 
of the objections make reference to the impact that the proposed café/kiosk would have 
on the existing café business at The Chase, however competition is not a planning 
consideration and therefore cannot be given any weight.  

Both Strategic Policy C and Policy BL8 are clear in that new development can only be 
supported where proposals will not have an adverse impact upon the amenities of 
adjoining occupiers or result in a cumulative increase in activity which would have an 
unacceptable impact on the character of the area and the amenity of local residents. It is 
considered that the introduction of 6 no. vehicle charging points and a café/kiosk 
building would result in an increase in vehicular and pedestrian activity in the hamlet; the 
impact of which would be worsened by the applicant’s intensions to operate during the 
early hours of the morning/late at night, outside of the standard retail hours of operation. 
The increase in activity would likely result in a considerable increase in noise; however, 
the applicant disputes this stating that electric cars are almost silent. Officers consider 
that the drivers and passengers themselves would be likely to generate noise whilst 
using the site. The headlights of the cars using the charging points, together with internal 
and external lighting on the café/kiosk building, would likely lead to an increase in light 
pollution. In addition, the proposed café/kiosk building is likely to generate additional 
noise and smells which due to its close proximity to the dwelling in Slapewath, would 
have a direct and harmful impact on the local residents.  

It is appreciated that the hamlet is located just off a busy carriageway, however the 
development would bring vehicular activity closer to the residential properties.  
Therefore, the development is considered to be contrary to Strategic Policy C and Policy 
BL8 of the Authority's adopted policies as set out within the Local Plan in that the 
proposals would result in a cumulative increase in activity which would have an 
unacceptable impact on the character of the area, together with a detrimental impact on 
the amenity of local residents. 

Conclusion  

It is appreciated that electric vehicle charging points are required to meet future electric 
car demands and undoubtedly contribute positively towards climate change 
interventions. More electric vehicles will be on the road in the next few years and as such 
the presence of charging points in appropriate locations within the National Park is 
supported by the Authority in principle. The Authority does not however support 
development that fails to accord with the policies set out within the Local Plan. It is 
considered that the proposals to introduce an electric vehicle charging area, the 
construction of a café/kiosk building, and a bicycle charging shelter would have a harmful 
impact on the character of the surrounding area. The proposed business is likely to result 
in an increase in activity and noise, which would have an adverse impact on local 
residents.  
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Therefore, in view of the above, the application is recommended for refusal.  

Pre-commencement conditions 

Not applicable. 

Contribution to Management Plan objectives 

Not applicable. 

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

The Authority’s Officers have appraised the scheme against the Development Plan and 
other material considerations and concluded that the scheme represents a form of 
development so far removed from the vision of the sustainable development supported 
in the Development Plan that no changes could be negotiated to render the scheme 
acceptable and thus no changes were requested. 
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North York Moors National Park Authority 

Plans list item 4, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0820/FL 

Development description: change of use of annexe to dual use of annexe or holiday 
letting accommodation together with erection of canopy above existing French doors on 
the south elevation (part retrospective) 

Site address: The Old Rectory, Station Road, Kildale 

Parish: Kildale 

Case officer: Miss Megan O'Mara 

Applicant: Mr Ian Mcknight, The Old Rectory, Station Road, Kildale, YO21 2RQ 

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 RSUO00 The existing annexe outbuilding shall not be used for residential 
purposes other than holiday letting purposes or as an annexe to 
be used only by members of the family of the occupier of the 
main dwelling known as The Old Rectory. The accommodation 
hereby approved shall remain ancillary to the main dwelling and 
shall form and remain as part of a single planning unit with The 
Old Rectory, unless otherwise agreed in writing by the Local 
Planning Authority. 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. 
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Condition 
number 

Condition 
code 

Condition text 

4 MISC00 All parking associated with the main dwelling and the 
annexe/holiday let hereby approved shall be accommodated for 
entirely within the curtilage of The Old Rectory. 

Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF02 The proposed development lies within a coal mining area which 
may contain unrecorded mining related hazards. If any coal 
mining feature is encountered during development, this should 
be reported immediately to The Coal Authority on 0345 762 
6848. Further information is also available on the Coal 
Authority website. 
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Map showing application site 
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Photo showing the northern elevation of the outbuilding for which the change of use 
is proposed.  

 

Photo showing the outbuilding on the far left and the neighbouring Glebe Cottage on 
the far right. The structure between is a domestic outbuilding within the curtilage of 
Glebe Cottage. 
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Photo showing the southern elevation of the main dwelling with the replacement 
canopy in situ.  

 

Consultation responses 

Parish 

No response received. 

Ward 

No response received. 

Highways 

16 December 2021 - The information supporting the application states that there will be 
no increase in the number of rooms available for Bed and Breakfast. As such there are no 
highway objections. 

Natural England 

13 December 2021 - No objections. 

Environmental Health 

2 December 2021 - No objections.  
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Water  

No comments received. 

Third party responses 

Mrs Sutcliffe on behalf of Kildale Estate, Kildale Hall, Whitby, North Yorkshire, YO21 
2RQ  

The objector considers that the use of the outbuilding for holiday letting purposes will 
have a detrimental impact on the occupiers of Glebe Cottage and that the development 
is in contravention of policies CO12, CO17, CO18 and UE4. It is also highlighted that there 
are concerns regarding the relevant impact on neighbours and on the Kildale village 
community caused by lack of adequate parking facilities within the Old Rectory 
residential curtilage to support these developments. 

The objectors also make reference to previous breaches and non-compliance at this 
particular site; however, the history of a property or applicant is not a reason for refusal.  

Mr and Mrs McCosh, Glebe Cottage, Station Road, Kildale, Whitby, North Yorkshire, 
YO21 2RH 

The objectors feel that the proposed change of use of the outbuilding will have a direct 
impact on their quality of life and private use of their domestic curtilage. They consider 
that the development will result in an increase in noise and activity, as well as overlooking 
from a rooflight in the outbuilding. The development is described to be an intrusion on 
their private amenities.  

Mr and Mrs McCosh also state that they are concerned that the proposed change of use 
will result in dangerous parking on Station Road due to a lack of adequate parking 
facilities within the curtilage of The Old Rectory.  

The objectors also make reference to previous breaches and non-compliance at this 
particular site; however, the history of a property or applicant is not a reason for refusal.  

Consultation expiry 

6 January 2022 

Background 

The Old Rectory is a Grade II listed property on Station Road in Kildale. The property is of 
traditional stone and pantile construction and sits within a substantial curtilage. The site 
has a varied planning history, including various alterations and extensions to the main 
dwelling and outbuildings. The applicants operate a bed & breakfast at the property 
under permitted development rights.  

In 2010 Planning permission and Listed Building consent was granted 
(NYM/2010/0401/FL & NYM/2010/402/LB) for alterations to the outbuilding to form a 
gallery/photographic studio, together with the re-location of an oil tank, restoration 

123



NYM/2021/0820/FL 

works to the coal shed, installation of a wood burning stove in hay loft and construction 
of two timber stables and a tack room.  

In 2020 an application was submitted (NYM/2020/0339/FL) for the variation of 
conditions 2 and 3 of planning approval NYM/2010/0401/FL. The variation was to allow a 
change of use from the approved gallery/photographic studio to an annexe to be used by 
the applicant’s daughter. This application was approved, together with 
NYM/2020/0368/LB which related to the retrospective installation of a flue in the 
outbuilding.  

This application seeks planning permission for the change of use of the outbuilding to 
allow for dual annexe and holiday letting accommodation. There are to be no physical 
alterations to the building. The application also seeks retrospective planning permission 
for the installation of a replacement canopy over the door on the southern elevation of 
the main dwelling. The galvanised steel canopy is 200cm wide, 50cm deep and 50cm in 
height.  

Main issues 

Local Plan  

The most relevant policies of the Local Plan in the determination of this application are 
Strategic Policy C (Quality and Design of Development), Strategic Policy I (The Historic 
Environment), Policy CO17 (Householder Development), Policy ENV11 (Historic 
Settlements and Built Heritage) and Policy UE4 (New Holiday Accommodation Within 
Residential Curtilages). 

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

Policy CO17 states that development within the domestic curtilage of dwellings should 
only be permitted where the scale, height, 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 policy also states that the development should reflect the 
principles outlined in the Authority’s Design Guide.  

Strategic Policy I relates specifically to development affecting the Historic 
Environment. The policy 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. 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 

Policy ENV11 relates specifically to Historic Settlements and the Built Heritage. The 
policy states that development affecting the built heritage of the North York Moors 
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should reinforce its distinctive historic character by fostering a positive and sympathetic 
relationship with traditional local architecture, materials, and construction. High 
standards of design will be promoted to conserve and enhance the built heritage, 
settlement layouts and distinctive historic, cultural, and architectural features. 

Policy UE4 relates specifically to new holiday accommodation within residential 
curtilages. The policy states that development will only be permitted where it makes use 
of an existing building which is of architectural or historic interest and makes a positive 
contribution to the character of the surrounding area. It must not detract from the 
character or appearance of the locality and be of an appropriate scale. There must be no 
unacceptable harm in terms of noise and activity on the amenity of the neighbourhood. 

Principle of use of outbuilding for holiday letting purposes 

The use of the outbuilding has changed numerous times throughout its history. The 2010 
conversion of the outbuilding introduced a more formalised use and physical alterations 
to the building but it has remained ancillary to the main dwelling. In 2020, the applicants 
applied for the use of the outbuilding as annexe accommodation for their daughter; this 
use was implemented. This application seeks to retain the annexe use which has already 
been accepted in principle against Policy CO18 under application NYM/2010/0401/FL. 
The main issue to be considered therefore is whether the site is appropriate for holiday 
letting accommodation in accordance with Policy UE4.  

Policy UE4 requires new holiday accommodation within a residential curtilage to make 
use of an existing building which is of architectural or historic interest and makes a 
positive contribution to the character of the surrounding area. The outbuilding is of 
traditional stone and pantile construction, reflective of the local vernacular and therefore 
it is considered that the proposed development adheres to points 1 and 2 of Policy UE4. 
The outbuilding is also modest in size and clearly ancillary to the main dwelling, therefore 
according with point 3 of the Policy UE4 which requires the development to be of an 
appropriate scale. 

Point 4 of Policy EU4 is clear that there is no unacceptable harm in terms of noise and 
activity on the amenity of the neighbourhood. This is one of the main points of 
contention with third party objectors to the application and will be discussed in the next 
section.  

Impact on residential amenity of neighbouring occupiers  

Two letters of objection have been submitted in response to this application; the 
objections have been submitted by Kildale Estate and the occupiers of Glebe Cottage, 
which is the neighbouring property to the development site.  

The objections focus on two main points within their objections in relation to the 
proposed use of the outbuilding for dual annexe and holiday letting purposes. One of 
these points relates to the impact on the residential amenity of the neighbouring 
occupiers. The objectors consider that the development will have a detrimental impact, 
in terms of noise and activity, on the neighbouring occupiers of Glebe Cottage. The 
current use of the property as a bed & breakfast is referred to by the objectors who 
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consider that, in conjunction with this business, the additional holiday let would result in 
an increase in activity on site with a direct impact on their private amenities.   

The outbuilding to which this application relates sits along the northern boundary of the 
curtilage of Glebe Cottage. Glebe Cottage sits adjacent to Station Road and has a 
tearoom on site which was approved in 1988 and is permitted to operate between the 
hours of 8pm and 8am.  

The applicants have confirmed that the change of use will not result in an increase in 
activity on site as they are looking to scale back the number of bedrooms used for bed & 
breakfast accommodation in the main house or to cease the bed & breakfast use 
altogether.  

Officers consider that the proposed holiday let use of the existing annexe outbuilding will 
not have a detrimental impact on the occupiers of Glebe Cottage in terms of noise and 
activity and that the outbuilding is a sufficient distance from the neighbouring property 
in order that is would not harm their private amenities. It is considered that the proposed 
provision of modest accommodation in the outbuilding within the curtilage of The Old 
Rectory is likely to generate less noise and activity than the tearoom operating at Glebe 
Cottage. As such, it is considered that the proposed development in in accordance with 
point 4 of Policy UE4 as set out within the Local Plan.  

Also, to note, the objectors make reference to a rooflight which overlooks the garden of 
Glebe Cottage; the applicants have responded to this explaining that this window has 
now been blocked up.  

Parking facilities 

The objectors also raise concerns regarding the impact that the change of use would 
have on parking within the local area if the site does not have adequate parking facilities 
on site.  

The local Highways Authority resolved no objections to the proposed development and 
the applicants have confirmed that all visitor parking can be accommodated within the 
curtilage. The applicants have also agreed for this to be conditioned.  

Impact on Listed Building  

There are no physical alterations proposed to the outbuilding, the only physical 
alterations within this application relate to the replacement canopy over the door on the 
southern elevation of the main Grade II listed dwelling.  

The previous canopy in situ was not original, nor was it considered to be a positive 
contribution to the heritage asset. The replacement canopy is galvanised steel and 
measures 200cm wide, 50cm deep and 50cm in height. Whilst consent should have 
been sought prior to the installation of the canopy, the Authority’s Building Conservation 
team are satisfied that the development is appropriate in terms of scale, position, design, 
and materials and raise no objection to the application.  
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Conclusion 

Overall, it is considered that whilst the Authority acknowledges that the introduction of 
holiday accommodation within residential curtilages will inevitably result in some degree 
of an increase of noise and activity, in the case of this application it will not be at a level 
that would be detrimental to the neighbouring occupier’s enjoyment of their private 
amenities. It is also considered that by conditioning all visitor and domestic parking to be 
within the applicant’s curtilage, some of the objectors’ concerns should be alleviated. In 
regard to the installation of the galvanised steel canopy, it is not considered that the 
development has a harmful impact on the host listed property or the surrounding area.  

In view of the above, the development is seen to adhere to the Authority’s adopted 
policies and as such the application is recommended for approval.  

Pre-commencement conditions 

Not applicable. 

Contribution to Management Plan objectives 

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

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

The Authority’s Officers have appraised the scheme against the Development Plan and 
other material considerations and confirmed to the applicant/agent that the 
development is likely to improve the economic, social, and environmental conditions of 
the area. 

 

127



NYM/2021/0175/FL 

North York Moors National Park Authority 

Plans list item 5, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0175/FL 

Development description: alterations, construction of single storey side extension 

Site address: 2 Railway Cottages, Goathland 

Parish: Goathland 

Case officer: Mr Mark Hill 

Applicant: Mr R Wood, 2 Railway Cottages, Goathland, Whitby, YO22 5NJ 

Agent: BHD Partnership Ltd, Airy Hill Manor, Waterstead Lane, Whitby, North Yorkshire, 
YO21 1QB 

Director of Planning’s Recommendation 

Refusal for the following reason(s): 

Refusal 
reason code 

Refusal reason text 

1 Whilst the revised plans incorporate a mix of contrasting and traditional 
materials, the design of the proposed ‘side’ extension is considered poor and 
takes little account of the historical significance of the host property. As such 
the revised design would not accord with the requirements for Strategic Policy I 
and Policy CO17 and the principle of development to the side is particularly 
harmful as it upsets the visual balance and symmetry with the neighbouring 
property. There are no overriding public benefits which would outweigh the 
harm identified to the historical significance of this undesignated heritage asset.    

2 Given the associated history and the architectural design of the existing building, 
its modest proportions, symmetry, and features; any poorly designed extension 
would be considered to harm the special qualities of the building, its significance 
and setting within the Conservation Area and therefore the proposed extension 
is not considered to accord with the requirements of Strategic Policy I. There are 
no overriding public benefits which would outweigh the harm identified to the 
character and appearance of the Conservation Area.   
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Map showing application site 
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Photo of property and garage to be replaced 

 

Photo showing front of property and adjacent garage located on the former railway 
line 
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Consultation responses 

Parish 

 I would like to confirm the Parish Council support this application with no objections.  

Natural England 

Based on the plans submitted, Natural England considers that the proposed 
development will not have significant adverse impacts on statutorily protected nature 
conservation sites.  

Third party responses 

Mark Howlett, 1 Railway Cottage, Goathland 

I support the application. I feel the plans show a sympathetic and modest extension to 
the property offering the 72-year-old occupant more of a practical living space for them 
in their advancing years. There would be very little if practically any great alteration to 
the street landscape and it is not overlooked by any other neighbouring properties. 

Consultation expiry 

18 May 2021 

Background 

1 and 2 Railway Cottages are a pair of semi-detached properties constructed of stone 
and which now have a concrete tile roof, although this is likely to have previously been 
slate. The property has decorative buttresses and tall gable dormer details to the front 
and a cat-slide style roof extension to the rear and rear porch. Both of the pair of 
properties and the garage/workshop to the front of them, which is located on the former 
railway line are owned by the applicant. Originally, the domestic garage was proposed to 
be replaced under this application, it has now been removed from the application to deal 
with concerns about impact of construction on adjacent trees. 

The only planning history attached to the property is for the existing porch in 1983 and 
an extension to this in 1993. 

The application supporting documentation states that the extension will create an 
additional living space, including a ground floor bedroom with shower room. This will 
allow for a more usable and inclusive living environment, which will specifically help the 
occupier’s quality of life.  It goes on to state that the garden room will form a more 
suitably designed extension, which ties in with the traditional property appearance. The 
materials to be used, natural stone walls and tiled roof, are proposed to ensure a more 
sympathetic design than the more recent conservatory.  
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This application originally sought approval for the construction of a single storey side and 
rear garden room extension in a ‘wrap around’ design and replacement detached garage, 
at 2 Railway Cottages, Goathland, located at the centre of the Goathland Conservation 
Area.  

At the July 2021 Planning Committee, Officers presented the application for refusal of 
planning permission based on three concerns, the impacts of the wrap around extension 
on the symmetry/balance of the paired semi-detached railway themed design and the 
village Conservation Area together with potential impact on trees from moving the 
garage rearwards with no accompanying arboriculture report.  Members resolved that 
the proposed wrap-around design including side extension would be harmful to the 
property and its setting but felt that some form of extension was capable of being 
designed to reduce the heritage impact and deferred the application for further officer 
negotiations.  Officers have since worked with the agent. Whilst some improvement has 
been achieved from improved fenestration, removal of wrap-around design and inclusion 
of less bulky contrasting materials the fundamental issue of not having a ‘side’ extension 
(to avoid discord in terms of the symmetry of the properties) could not be resolved. The 
applicants are seeking a downstairs bedroom and having a bedroom block the whole of 
the kitchen does not work for them, so they have asked that the application be 
determined as improved, to allow consideration of a possible appeal or dropping the 
plans completely. 

The agent has written in support of the application stating that, “we feel it is very unusual 
to prevent a Non-Designated Heritage Asset from being extended in a way which seems 
to be your Authority’s preferred approach in your Design Guide. The extension is set 
back from the front to ensure the outline of the main elevation including buttresses 
presents its original appearance. The clients are very disappointed that some form of 
side extension will not be permitted”. 

Main issues 

The main issues relating to this application are the principle of extension of the host 
property and the design of the extension proposed. The relevant policies are Strategic 
Policy I, Policy CO17 and the guidance found within the Authority’s Design Guide. 

Local Plan 

Strategic Policy I - The Historic Environment 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. 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, including: 

Features that contribute to the wider historic landscape character of the North York 
Moors National Park such as the legacy of features associated with the area’s industrial, 
farming, fishing and monastic past; 
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The vernacular building styles, materials and the form and layout of the historic built 
environment including Conservation Areas, Listed Buildings and regionally or locally 
important non-designated structures and buildings. 

Policy CO17 - Householder Development 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 only be permitted where: 

• The scale, height, form, position, and design of the new development do not detract 
from the character and form of the original dwelling or its setting in the landscape. 

• The development does not adversely affect the residential amenity of neighbouring 
occupiers or result in inadequate levels of amenity for the existing dwelling; and 

• The development reflects the principles outlined in the Authority’s Design Guide. 

• The design and detailing should complement the architectural form and character of 
the original dwelling and any new roofline should respect the form and symmetry of 
the original dwelling. 

In the case of existing outbuildings and the development of new outbuildings, the 
following criteria must also be met: 

• The outbuilding should be required for purposes incidental to the residential use of 
the main dwelling. 

• Any new or extended outbuilding should be proportionate in size and clearly 
subservient to the main dwelling. 

• New outbuildings should be located in close proximity to existing buildings. 

Conservation implications  

The property is one half of a pair of railway cottages associated with the Whitby to 
Pickering Railway (WPR). The railway cottages are situated along the alignment of the 
first and second phase of the WPR railway which took in an incline between Beck Hole 
and Goathland Bank Top. This railway was established in the 1830s as a horse drawn 
railway designed by George Stephenson. The railway line was later bought by George 
Hudson in 1846 as part of the York North Midland Railway. At this time the line was 
converted to lightweight locomotives which required that the line be substantially 
altered to accommodate locomotives. As locomotive technology progressed there was 
less need for an incline. The incline between Beck Hole and Goathland was perilous and 
following an accident it was closed and the deviation line was constructed in 1865. The 
1865 deviation line connected with the early line between Grosmont and Esk Valley to 
the north and 2km south of Goathland to the south. As such the former line that passed 
through Goathland became redundant. 
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The property exhibits architectural qualities that are typical of railway architecture. 
However, more specifically it has certain features such as the relieving arches which are 
typical of known railway architect GT Andrews. Very similar architectural features are 
exhibited on nearby Grosmont Railway Station which is known to be designed by GT 
Andrews as part of the upgrading of the line by George Hudson in the 1840s. Given the 
design elements and the geographical location it is reasonable to conclude that the 
building was part of the 1845 developments of the line and has association with George 
Hudson and GT Andrews.  

None of the above appears to have been assessed or is even discussed in the Heritage 
Statement, nor are the historic environment local polices referenced. The minimum 
requirement for Heritage Statements in the NPPF is that the Historic Environment 
Record be consulted, this also does not appear to have been complied with. A good 
Heritage Statement is a way of understanding our heritage assets and their significance 
in order to facilitate sympathetic development.  

The building derives historical significance from its association with railway heritage, and 
the importance it plays within the Goathland Conservation Area and the wider heritage 
railway network that comprises the NYMR. It has evidential value as dating to a small 
period in time. It also derives significance from its architectural and artistic interest from 
its form and the symmetry between this building and that of the adjoining cottage, the 
pallet of materials and the modest proportions of the time. Although there have been 
some unsympathetic additions that appear to date from the latter half of the 20th 
century these are quite minor and do not interrupt appreciation of the buildings as a pair. 
The buildings as a pair are heritage asset in themselves (although undesignated) but they 
also make a positive contribution to and occupy a prominent position within the 
Goathland Conservation Area which is a designated heritage asset. They also make a 
positive contribution to the setting of other nearby heritage assets associated with the 
historical railway.  

Proposed extension discussion 

The proposal as revised, seeks to add a single storey side extension to the dwelling. The 
extension proposals, although seeking to use a mix of contrasting and traditional pallet 
of materials is considered poor as a result of the side extension upsetting the 
balance/symmetry with the neighbouring property. Although some care has been taken, 
to respect the architectural character, the location on the side would be considered to 
harm the architectural qualities of the building and its significance. Any outbuilding 
associated historically with the buildings were tucked behind the main buildings in order 
that they would not be visible from the railway line and mar the aesthetic of the cottages, 
even though this would be more visible in that part of the Conservation Area.  This harm 
that would result from this development would be classed as ‘less than substantial’ 
(NPPF national policy test). 
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The Building Conservation Officer has objected to the proposal on design terms, and also 
the principle of extension on grounds that any extension would upset the balance of the 
pair of cottages and their design intent; this design intent (particularly that visible from 
the railway) was originally clearly considered more important than providing additional 
space for the inhabitants. Although the visibility of the site from the former railway line is 
significant; it should be remembered that Conservation Area designation applies in equal 
force to all elevations, regardless of visibility.  

It has not been possible to design a scheme which meets the Authority’s concerns 
regarding a side extension and the applicant’s aspirations for improved accommodation.  

The Authority’s Ecologist has requested that a bat informative is added to any approval 
granted. 

Conclusion 

In the exercise of its planning functions with regards to development which affects a 
Conservation Areas or its setting, Section 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 requires that the Authority shall pay special attention to 
the desirability of preserving or enhancing the character or appearance of that area. The 
proposals as a whole are contrary to the NPPF and SPI of the Local Plan, both of which 
state that great weight should be given to the conservation of the asset irrespective of 
the level of harm.  

They also state that where a development would lead to less than substantial harm to a 
designated heritage asset then these must be weighed against the public befits of the 
proposal. Strategic Policy I goes further to state that where there are no public benefits 
the Authority will refuse consent. As this is a Non-Designated Heritage Asset a balanced 
judgment has been made having regard to the scale of the harm likely to arise from the 
proposal and the significance of the heritage asset with the planning balance being 
considered to weigh against the development. 

The benefits of the proposal are purely private and therefore offer no justification to the 
resulting harm to the heritage asset. In line with national policy and the requirements of 
the Development Plan therefore, the application is recommended for refusal. 

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

The Authority’s Officers have tried to work with the agent, however, having appraised 
the scheme against the Development Plan and other material considerations and 
concluded that the scheme represents a form of development so far removed from the 
vision of the sustainable development supported in the Development Plan that no 
changes could be negotiated to render the scheme acceptable. 
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North York Moors National Park Authority 

Plans list item 6, Planning Committee report 10 February 2022 

Application reference number: NYM/2021/0747/FL 

Development description: use of land for the siting of 2no. camping pods adjacent to 
Lawns Farm, Ugthorpe 

Site address: Lawns Farm, Barry Bank, Ugthorpe 

Parish: Ugthorpe 

Case officer: Miss Megan O'Mara 

Applicant: Mr S and Mrs L Brown, Lawns Farm, Barry Bank, Ugthorpe, Whitby, YO21 2BQ 

Agent: Cheryl Ward Planning, 24 Westfield Mews, Kirkbymoorside, York, YO62 6BA, 
United Kingdom 

Director of Planning’s Recommendation 

Approval subject to the following conditions, together with the submission of an 
acceptable Tree Report and Arboricultural Impact Assessment:  

Condition(s) 

Condition 
number 

Condition 
code 

Condition text 

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

2 PLAN01 The development hereby permitted shall not be carried out other 
than in strict accordance with the following documents:  

Document Description Document No. Date Received 

Location Plan   N/A   17 January 2022 
Sheep Pen Pod Design N/A  29 September 2022 
 
or in accordance with any minor variation thereof that may be 
approved in writing by the Local Planning Authority. 

3 RSUO00 The camping pods hereby approved shall not be used for residential 
purposes other than holiday letting purposes and shall remain as a 
single planning unit with Lawns Farm. For the purpose of this 
condition 'holiday letting' means letting to the same person, group 
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Condition 
number 

Condition 
code 

Condition text 

of persons or family for period(s) not exceeding a total of 28 days in 
any one calendar year. 

4 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. 

5 LNDS00 Prior to the development being brought into use details of a 
landscaping scheme for the site shall be submitted to and approved 
in writing by the Local Planning Authority. The scheme shall provide 
for planting along the northern boundary of the site, together with 
additional planting along the eastern boundary and shall include 
details of any existing hedges and trees to be retained on the site 
together with any measures for managing/reinforcing these and 
shall specify plant species, sizes and planting densities for any new 
areas of planting. The approved details shall be carried out no later 
than the first planting season following the occupation of the 
buildings, or completion of the development, whichever is the 
sooner, or in accordance with a programme agreed by the Local 
Planning Authority. The approved landscaping scheme shall be 
maintained in perpetuity unless otherwise agreed in writing by the 
Local Planning Authority. 

6 MISC00 If the use of the camping pods hereby approved permanently 
ceases they shall be removed from the site within 12 months of that 
cessation and the site shall, as far as practical, be restored to its 
condition before development took place. 

7 HWAY00 The site owner shall instigate and maintain a visitor management 
regime whereby all parking associated with the proposed camping 
pods is to be accommodated within Lawns Farm yard, unless 
otherwise agreed in writing by the Local Planning Authority.  

8 MISC00 The development is to be completed in accordance with the 
mitigations outline in the Tree Report and Arboricultural Impact 
Assessment which was submitted to the Authority on insert date 
once received, unless otherwise agreed in writing by the Local 
Planning Authority.  
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Informative(s) 

Informative 
number 

Informative 
code 

Informative text 

1 MISCINF02 The proposed development lies within a coal mining area which 
may contain unrecorded mining related hazards. If any coal 
mining feature is encountered during development, this should 
be reported immediately to The Coal Authority on 0345 762 
6848.  

Further information is also available on the Coal Authority 
website. 
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Map showing application site 
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Context map showing application site 
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This photo shows the development site, with a view towards the southern boundary 
where the pods are to be sited.  

 

Consultation responses 

Parish 

15 November 2021 – Object. 

The Parish Council accepts the need to diversify farming activities, however the 
proposed pods are inappropriately placed. There was also a strong feeling that the 
applicants have more suitable land available for camping pods.  

18 January 2022 - Strongly object. 

It is considered that the development site is not an appropriate site for two camping 
pods, and that applicants had land available to them for more suitable sites. There are 
also concerns surrounding a proliferation of camping pods within the village as a result 
of the application, the lack of screening on site and also the potential damage to trees 
and vegetation. It is considered that the development site does not meet the criteria 
required by North York Moors National Park.
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Highways 

30 September 2021 - No objections providing that the development remains ancillary to 
Lawns Farm and that all parking is provided within Lawns Farmyard. 

Environmental Health 

29 September 2021 – No objection.  Comments that the agent should make the 
applicant aware of the need to obtain a caravan site licence for the proposed 
development.  

Third party responses 

There has been a high number of letters of support for the application. The third party 
responses supporting the development make reference to one, some or all of the points 
below:  

• The pods are a sympathetic design.  

• The proposed development is a good example of diversification of farming.  

• The applicants are close to the property for management. 

• Suitable location and screening. 

• Low level impact on surrounding village.  

• Good opportunity for tourism.  

• Would not result in traffic issues.  

• The proposed development would help local economy.  

The following people support the application: 

K and K Mizen Edwards of Lawns Farm, Ugthorpe, YO21 2BQ 
Mrs B Norris The Presbytery Postgate Way Ugthorpe Whitby North Yorkshire YO212BQ 
Claire Summerson Bog House Farm, Mickleby 
Lisa Gravett 8 the green Ugthorpe YO21 2BH 
Miss Rachel Hodgson of Pasture View, Ugthorpe, Whitby, YO21 2BQ 
Mrs Mags Purnell of 7 South Avenue, Scalby, Scarborough, YO13 0QD 
Mr Joseph Anthony Gallon of L.R. & J.A.Gallon, New Grove Farm, Ugthorpe, Whitby, YO21 2BL 
Mrs Patricia Walker of 39 Red Scar Drive, Newby, Scarborough, YO12 5RQ 
Mr Michael White of Lawns Farm Cottage, Ugthorpe, Whitby, YO21 2BQ 
Miss Jess Parkes of 4 The Green, Ugthorpe, Whitby, YO212BH 
Mrs Debbie Parkes of Meadowcroft Cottage, Ugthorpe, Whitby, YO212BL 
Mrs Isabel Jowsey of Daywell House, Ugthorpe, Whitby, YO21 2BG 
Gladys Jordan of Grange stud, Ugthorpe, Whitby, North Yorkshire, YO21 2BE 
Mrs Emma Chapman of Travellers Rest Farm, Ugthorpe, Whitby, North Yorkshire, YO21 2BE 
Mrs C Stainthorpe Birk Head Farm Hutton Mulgrave Whitby North Yorkshire 
Miss LJ Bowers The Wheelhouse Primrose Farm Ugthorpe YO21 2BJ 
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Mrs Hutchinson Mould of The Wheelhouse Primrose Farm Ugthorpe YO21 2BJ 
Mrs Anne Noble of 12 St. Andrews Road, Whitby, North Yorkshire, YO21 1LJ 

Miss Annmarie Jefferson, Croftwell, Ugthorpe, Whitby, YO21 2BQ 
 
Parochial Church Council (PCC) - 3 January 2022 

Support. - We had discussed the matter at our PCC meeting on the 6 October 2021 
where we agreed to support the planning application for the following reasons:  

1. We understand the need for the farming community to diversify at a difficult time, 
even before covid-19 and we support this low impact proposal.  

2. The siting of the huts/pods next to the Church will not be visible from the main 
entrance to the church.  

3. As parking will be at Lawns Farm, there will be no issue with parking on the road 
outside the church on service days.  

4. Increasing the footfall in the village of Ugthorpe may help the local pub as well as the 
church itself; we like to welcome visitors to our services. 

There has also been a number of letters of objection to the application. The third party 
responses objecting to the development make reference to one, some or all of the 
points below: 

• Inappropriate siting. 

• The development would increase traffic and congestion. 

• Increase in noise and activity. 

• Detrimental impact on mature trees and vegetation.  

• The development does not meet the requirements of the National Park Policies. 

• Insufficient screening. 

• There are more suitable locations within the applicant’s ownership. 

• It would have an adverse impact on local residents.  

• Concerns that pressure has been put on members of the public to support 
application. 

The following people object to the application: 

Mr Neil Braithwaite of The Old Vicarage, Ugthorpe, Whitby, YO212BQ 
Mrs M B Thwaites of Barrybank Farm, Ugthorpe, Whitby, YO21 2BG 
Mrs Emma Floyd of 3 The Green, Ugthorpe, Whitby, YO21 2BH 
Mrs Clare Lavagna of St Anne's School House, Ugthorpe, Whitby, North Yorkshire, YO21 2BQ 
Mr Graham Tingle of Beech Cottage, Postgate Way, Ugthorpe, Whitby, YO21 2BQ 
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Consultation expiry 

20 January 2022 

Background 

Lawns Farm is situated on Barry Bank, just off Ugthorpe High Street at the eastern 
entrance to the village. The site comprises both traditional and modern agricultural 
buildings, as well as the main farmhouse which is of stone and slate construction.  The 
site has a limited planning history, however in 2005 planning permission was granted to 
convert an adjoining barn into a dwelling. This permission was implemented, and the 
barn conversion is now in separate ownership to Lawns Farm.  

The applicants live at Presbytery Farm, which is in a central location off Ugthorpe High 
Street, but they also own a number of parcels of land in the village. One of these pieces 
of land sits opposite (west) Lawns Farm and Lawns Farm Cottage and is currently used 
informally as a detached garden for the tenants of Lawns Farm, although the site has no 
planning history. Barry Bank Road runs between this piece of the land and Lawns Farm. 
This application seeks planning permission to site 2 no. camping pods on this piece of 
land for the purposes of holiday letting accommodation.  

Originally the application sought permission to site 1no camping pod on a parcel of land 
on the corner east of Christ Church and 2 no. pods on a small parcel of land east of a 
dwelling known as Chestnut View. The applicants were advised that both of these 
locations failed to comply with policy and were advised to relocate the proposed holiday 
letting units. As such, amended plans were submitted proposing to site a reduced 
number of 2 no. pods on the land opposite (west) Lawns Farm.  

The proposed camping pods are to be served by a package treatment plant located 
below ground in an adjacent field, close to the boundary of the development site. All 
parking associated with the proposed development is to be accommodated within the 
farmyard to the rear of Lawns Farm.  

Main issues 

Local Plan  

The most relevant policies of the Local Plan in the determination of this application are 
Strategic Policy C (Quality and Design of Development), Strategic Policy G (Landscape), 
Strategic Policy H (Habitats, Wildlife, Biodiversity and Geodiversity), Strategic Policy J 
(Tourism and Recreation) and Policy UE2 (Camping, Glamping, Caravans and Cabins). 

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

Strategic Policy G relates specifically to the landscape and 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 H relates to Habitats, Wildlife, Biodiversity and Geodiversity and 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. 

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

Policy UE2 relates specifically to Camping, Glamping, Caravans and Cabins. The policy 
states that development will only be permitted for small scale holiday accommodation 
(such as tents, pods, yurts, teepees, 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. 

Material considerations 

Suitability of location for siting the camping pods 

The intention of Policy UE2 is to allow for small scale and sensitively designed holiday 
accommodation in locations where they are not visually intrusive, to support local 
businesses and allow people to enjoy the special qualities of the National Park.  

It is proposed that the 2 no. camping pods will be sited at the southern end of the piece 
of land west of Lawns Farm. Lawns Farm is owned by the applicants; however, they do 
not reside at the property. The farmhouse at Lawns Farm is lived in by tenants, however 
the farm is regularly used by the applicants for agricultural activities.  Policy UE2 clearly 
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states that within settlements the development site must be in close proximity to an 
existing residential unit which will be used to manage the accommodation. Although not 
directly adjacent to the site, the applicants do live within walking distance of the site at 
Presbytery Farm which is within the same village as the proposed development site. The 
development is therefore considered to adhere to this element of the policy.  

Policy UE2 also states that in order to respect the sensitivity of the local landscape 
character type all sites must be screened by existing topography, buildings or adequate 
well-established vegetation which is within the applicant’s control and where 
arrangements for its long-term maintenance can be demonstrated. There is a variety of 
mature trees, hedging and vegetation along the southern and western boundaries of the 
site, however the existing screening on the eastern boundary is weak and there is little 
screening along the northern boundary. In this instance therefore, the development 
does not entirely meet the criteria of Policy UE2. However, the applicants have agreed to 
a condition ensuring the long-term maintenance of the existing screening, as well as a 
planting scheme to reinforce the north and east boundary to minimise the wider visual 
impact of the development. The pods have also been sited at the southern end of the 
development site to make use of the strongest areas of existing screening. 
Notwithstanding this, the site contains several mature trees and siting the two pods are 
the far end of the land which itself is situated in a discreet location within the village, the 
level of visibility is not considered to be harmful in this “in village” situation.  

Highways safety and traffic  

A number of objectors to the application have raised concerns regarding an increase in 
vehicular traffic to the site and potential for disruption caused by parked vehicles within 
the village. The Highways Authority were consulted on the application and resolved no 
objections, providing that all parking associated with the proposed development was 
accommodated for within the rear farmyard at Lawns Farm. The applicants have 
confirmed that there is sufficient parking in the rear farmyard and that no vehicles 
associated with the holiday accommodation will need to park on the street; this has been 
conditioned as such.  

The development site is located at the eastern end of the village so, whilst it is 
considered unlikely that there will be a disruption caused by vehicular traffic, any 
increase in activity will be kept on the outskirts of the village rather in the main built-up 
area.  

Landscape impact 

The Authority’s Woodland Officer was consulted on the revised location due to the 
nature of the site and raised concerns that a number of trees may be affected by the 
development. The Woodland Officer also expresses that the trees are of some 
significance within the village and as such requested that the applicant submit a Tree 
Report and an Arboricultural Impact Assessment in line with B5837.  
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This information has not yet been submitted to the Authority, but the surveys have been 
commissioned. This recommendation of approval is subject to the submission of a Tree 
Report and an Arboricultural Impact Assessment, provided by a suitably qualified 
Arboriculturist, which accurately plots the root protection area’s and provides comment 
on the condition and future management of the site along with any mitigations. 
Significant damage or loss of any of these mature trees would override the existing in 
principle support for the proposal 

Conclusion  

Providing the Authority’s Woodland Officer is satisfied by the Tree Report and 
Arboricultural Impact Assessment that is to be submitted by the applicant, it is 
considered that the proposed development meets the aims of Strategic Policy C, G and J 
and Policy UE2 and consequently, approval is recommended. 

Pre-commencement conditions 

Not applicable. 

Contribution to Management Plan objectives 

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

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

The Authority’s Officers have appraised the scheme against the Development Plan and 
other material considerations and recommended changes to the proposal including a 
revised location and reduction in number of pods, so as to deliver sustainable 
development. 
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	Appeal Decision - 3279025
	Decision
	1. The appeal is allowed, and planning permission is granted for the construction of single storey dwelling with attached garage, access and associated amenity space at Land east of Meadow Barn, Westgate, Thornton le dale, YO18 7SG in accordance with ...
	Preliminary Matters

	2. In Part E of the appeal form it is stated that the description of development has not changed but, nevertheless, a different wording, matching that used on the Decision Notice has been entered. Neither of the main parties has provided written confi...
	3. However, as both parties have used this description in their submissions, and it is a much clearer description of the development proposed, I have used it in my heading above.
	4. Although the Decision Notice focuses on the effects of the proposal on the setting and significance of the nearby listed building, both parties have also considered the effect on the Conservation Area in their submissions. For clarity, I have done ...
	Main Issues

	5. The main issues are:
	 the effect of the proposal on the setting and significance of the designated heritage assets,
	 the relationship of the proposal to the site of a, now lost, protected tree, and
	 whether the proposal would be compatible with the purposes of the National Park (NP).
	Reasons

	Heritage assets
	6. Hallgarth Farmhouse is a Grade II listed stone-built farmhouse to the west of the appeal site, with an attached range of former farm buildings to the front, now converted to a separate dwelling. It is one of a number of former farmsteads along the ...
	7. In my view, the obvious location of the listed building, on the edge of the village, but surrounded by more recent development which plainly post-dates the agricultural function of the listed building complements the setting and significance of the...
	8. Whilst the Authority notes a number of features which contribute to the significance of the listed building as a heritage asset, it places great weight on the contribution of the appeal site to its setting, as one of the last remaining fields or pa...
	9. However, it is clear from visiting the site, Westgate, Maltongate and Station Road that whilst the listed building is very plainly agricultural in origin, subsequent growth of the settlement, including recently to the immediate rear, has fundamenta...
	10. The site does make some contribution to the wider setting of the listed building, insofar as it is an open field next to a former farmhouse and its associated buildings. However, I consider that the particular character and appearance, both of the...
	11. As noted, the village has grown around and beyond the listed building, particularly along Maltongate and Station Road, eroding the obvious spatial connection between the listed building and the rural, agricultural landscape beyond. More recent dev...
	12. An argument could be made that this makes the appeal site more important to the setting of the listed building, as the last remaining field or paddock close to the farmhouse. However, given the strong sense of separation between the site and the l...
	13. Whilst development of the site would lead to development of the last remaining open field close to the listed building, as noted above, the space immediately around the listed building itself would be unaffected, and I do not consider that develop...
	14. Given the scale, form and materials of the proposal, my comments above and giving great weight to the heritage asset’s conservation, I therefore consider that the proposal would have a neutral effect on the significance of the listed building as a...
	15. In reaching this conclusion, I note that the setting of this listed building has been at issue in other appeals for development around it and that there has been no substantive policy change since then. However, whilst I note the importance of con...
	16. Turning to the Conservation Area (CA), whilst neither the site nor the listed building lies within it, the opposite side of Westgate does. Whilst the listed building makes a positive contribution to the setting of the CA, the appeal site makes a n...
	17. Given, as I have noted above, the use of appropriate scale, form and materials, I am satisfied that although the proposal would alter the setting of the CA, having regard to the great weight to be given to the conservation of the CA as a heritage ...
	18. Overall, I therefore find that the appeal site does make a historic and visual contribution to the setting of the listed Hallgarth Farm. However, it is not so vital to this, nor is the listed building so sensitive and reliant on the appeal site to...
	19. The proposal would preserve the linear nature of development along Westgate, respecting the local vernacular, maintaining the varied roof height, and relatively low-density nature of development fronting the southern side of Westgate, retaining an...
	20. I note particular concerns over the effect of the proposal on views of the listed building from the CA. Whilst the proposal would alter these views, I do not consider that such a change would be harmful. Owing to the separation and the level chang...
	21. I therefore find that the proposal would comply with Strategic Policy I, Policy ENV9 and Policy ENV11 of the North York Moors National Park Authority Local Plan, July 2020 (the Local Plan). These policies seek, amongst other things, to ensure that...
	22. The proposal would also comply with guidance in the National Planning Policy Framework (the Framework) on conserving and enhancing the historic environment.
	Tree
	23. Prior to the making of the appeal application, a large, protected tree stood on the site. It is beyond doubt that the tree is no longer on the site, and parties agree that it fell during a storm. Despite this, the Authority has presented evidence ...
	24. None of that is strictly relevant to this appeal. Nor do I consider that the proposed residential development of the site is incompatible with any duty under relevant legislation around replacement tree planting.
	25. There is no agreement between the parties as to whether a replacement is required given the previous tree was lost during a storm rather than through a deliberate act, and it is not my role in this appeal to settle that issue. In any event, there ...
	26. Despite all of that, at present, there is no tree on the site, and both the application and the suggested conditions include provision for a tree to replace that lost in a storm and to ensure its retention.
	27. Given the above, I am satisfied that the proposal has an appropriate relationship to the site of a, now lost, protected tree, and it would comply with Strategic Policy E and Policy ENV1 of the Local Plan. These policies seek, amongst other things ...
	The National Park
	28. The two key purposes of the NP are to conserve and enhance the natural beauty, wildlife and cultural heritage, and to promote opportunities for the understanding and enjoyment of the special qualities of the Parks by the public. These purposes are...
	29. The site is clearly located within the settlement and is now well within the built area. The village has evolved over time, with the immediate surroundings and setting of the site taking on a more built-up form, severing the listed farmhouse and t...
	30. Taking that together with my conclusions of the effect of the proposal on the setting and significance of the heritage assets, and on the site of the protected tree, I am satisfied that the proposal overall complies with these statutory and policy...
	Conditions

	31. The Authority has suggested a number of conditions to be attached, should planning permission be granted. Having had regard to the requirements of the National Planning Policy Framework and the Planning Practice Guidance (PPG) I have imposed stand...
	32. Conditions 4, 5, 6, 7, 8, 9, 10, 11, 12, 13 ,14 and 19 are necessary to ensure the satisfactory appearance of the completed development. Condition 15 is necessary to ensure than ecological mitigation measures are carried out, and conditions 16 and...
	33. Paragraph 54 of the Framework and the PPG presume against the use of planning conditions to restrict national permitted development rights unless there is clear justification to do so. However, given the sensitive location of the site, both in ter...
	34. I have removed tailpieces and their equivalents from the suggested conditions as they are inappropriate and can bypass other statutory processes. The appellant has confirmed that they have no objection to the terms of the pre-commencement conditio...
	Conclusion

	35. For the reasons given above I conclude that the proposal accords with the development plan and I find that there are no material considerations which indicate that a decision be taken other than in accordance with it.
	36. The appeal should therefore be allowed, and planning permission granted.
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