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Planning Committee 1 Tuesday 27 September 2016

Planning Committee

Held at Council Chamber, Ryedale House, Malton
Tuesday 27 September 2016

Present

Councillors  Joy Andrews (Substitute), Burr MBE, Cleary, Cussons (Substitute), Farnell, 
Frank (Vice-Chairman), Maud, Shields and Windress (Chairman)

Substitutes: Councillor J Andrews and Councillor D Cussons

In Attendance

Rachael Balmer, Helen Bloomer, Samantha Burnett (Clerk), Tim Goodall, Ellis Mortimer 
(Clerk), Jill Thompson and Anthony Winship

Minutes

70 Apologies for absence

Apologies were received from Councillors Thornton and Hope.

71 Minutes of meeting held on 31 August 2016

Decision

That the minutes of the Planning Committee held on 31 August 2016 be 
approved and signed as a correct record.

[For 7 Against 0 Abstain 2]

72 Urgent Business

There was no urgent business.

73 Declarations of Interest

Councillor Item

Farnell 10
Burr 11
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74 Schedule of items to be determined by Committee

The Head of Planning & Housing submitted a list (previously circulated) of the 
applications for planning permission with recommendations thereon.

75 16/00206/MFUL - 98 & 100 Commercial Street, Norton, Malton

16/00206/MFUL - Demolition of existing social club and erection of a three 
storey building to accommodate 9no.two bedroom flats and change of use  and 
alteration of ground floor of No.98 to form 1no. two bedroom flat together with 
associated car parking, cycle spaces and manoeuvring space.

Decision

PERMISSION GRANTED - Subject to conditions as recommended.

[For 9 Against 0 Abstain 0]

76 16/00229/MFUL - Woodlands Farm, York Lane, Flaxton

16/00229/MFUL - Change of use of land to form touring site to include erection 
of 5no. holiday cabins and shower block, conversion of barn to form reception 
building, formation of 20no. caravan pitches and children's play area together 
with formation of vehicular access and car parking spaces.

Decision

PERMISSION GRANTED - Subject to conditions as recommended.

[For 9 Against 0 Abstain 0]
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Planning Committee 3 Tuesday 27 September 2016

77 16/00269/MFUL - Area Of Hardstanding To East Of Wombleton Caravan 
Park, Moorfields Lane, Wombleton, Kirkbymoorside

16/00269/MFUL - Change of use of area of concrete hardstanding to a 
temporary storage compound (retrospective application).

Decision

PERMISSION GRANTED - Subject to conditions as recommended.

[For 9 Against 0 Abstain 0]
 

78 16/01133/MFUL - Land To East Of Ings Farm, Malton Road, West Knapton

16/01133/MFUL - Works to a 300m section of the River Derwent near 
Yedingham to undertake river restoration and habitat creation in a flood plain 
field to the south of the current river course to include lowering of land levels 
and formation of breaches in the flood bank

Decision

PERMISSION GRANTED - Subject to conditions as recommended.

[For 9 Against 0 Abstain 0]

79 16/01238/FUL - Land North Of Yew Tree Cottage, Railway Street, Slingsby

16/01238/FUL - Erection of 3 bedroom detached dwelling with detached 
garage.

Decision

SITE VISIT

[For 7 Against 0 Abstain 2]

In accordance with the Members Code of Conduct Councillor Farnell declared a 
personal non pecuniary but not prejudicial interest.
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Planning Committee 4 Tuesday 27 September 2016

80 Part A Report - The Ryedale Plan Sites Document - Visually Important 
Undeveloped Areas (VIUA's)

Decision

To approve the recommendation that consultation on VIUA's should include the 
following proposals:

1. That the sites listed in Table 1 paragraph 6.9 of the report should no longer 
be identified as VIUA's;

2. Clarification of the extent of the boundaries of the existing VIUAs listed in 
Table 2 paragraph 6.11 of the report;

3. Proposed new VIUA sites which are listed in Table 3 paragraph 6.15 of the 
report together with an extension to the proposed VIUA at Langton Road to 
cover the area of land comprising the recent appeal sites and that consideration 
is given to consulting on land at Tontine Barn in Kirkbymoorside as a potential 
VIUA.
 

[For 9 Against 0 Abstain 0]

In accordance with the Members Code of Conduct Councillor Burr declared a 
personal non pecuniary but not prejudicial interest immediately prior to 
consideration.

81 Any other business that the Chairman decides is urgent.

There was no urgent business.

82 List of Applications determined under delegated Powers.

The Head of Planning & Housing submitted for information (previously 
circulated) a list which gave details of the applications determined by the Head 
of Planning & Housing in accordance with the scheme of delegated decisions.

Meeting closed at 8.05pm
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25/10/16

APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 

16/01238/FUL

Erection of 3 bedroom detached dwelling with detached garage.

6

Application No:

Proposal:

Application Site: Land North Of Yew Tree Cottage  Railway Street Slingsby Malton YO62 

4AL

16/00965/MFUL

Erection of 1no. five bedroom dwelling, 6no. four bedroom dwellings, 1no. 

three bedroom dwelling and 4no. two bedroom dwellings with associated 

garaging, parking, amenity areas and landscaping

7

Application No:

Proposal:

Application Site: Peckets Yard East End Sheriff Hutton  

16/01368/MFUL

Erection of a greenhouse

8

Application No:

Proposal:

Application Site: Dalby's Nurseries Common Lane Warthill Sand Hutton North Yorkshire 

YO19 5XW 

16/00072/OUT

Erection of an agricultural workers dwelling

9

Application No:

Proposal:

Application Site: Land At Golden Square Low Marishes Malton North Yorkshire  

16/01229/FUL

Erection of single storey rear extension following demolition of existing 

single storey rear extensions together with alterations to shop front to 

include replacement of 3no. ground floor windows with 2no. display 

  windows

10

Application No:

Proposal:

Application Site: Barclays Bank  23 Market Place Kirkbymoorside YO62 6AA
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25/10/16

APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 

16/01337/73A

Variation of Condition 05 of approval 15/00848/FUL dated 25.09.2015 to 

allow use between 08:00 hours and 19:00 hours on Mondays to Saturdays

11

Application No:

Proposal:

Application Site: 5 Church Street Norton Malton North Yorkshire YO17 9HP 
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 PLANNING COMMITTEE 
 

25 October 2016 

RYEDALE DISTRICT COUNCIL 

PLANNING COMMITTEE 
 

SCHEDULE OF ITEMS TO BE DETERMINED BY THE COMMITTEE 
 

PLANS WILL BE AVAILABLE FOR INSPECTION 30 MINUTES BEFORE THE MEETING 

 

 

 

Item Number: 6 

Application No: 16/01238/FUL 

Parish: Slingsby Parish Council 

Appn. Type: Full Application 

Applicant: Mr & Mrs P Ormrod 

Proposal: Erection of 3 bedroom detached dwelling with detached garage. 

Location: Land North Of Yew Tree Cottage  Railway Street Slingsby Malton YO62 4AL 

 

Registration Date: 22 July 2016 8/13 Week Expiry Date: 16 September 2016 

Case Officer: Alan Hunter Ext: Ext 276 

 

 

CONSULTATIONS: 
 

Tree & Landscape Officer No objection 

Environmental Health Officer No views received to date 

Land Use Planning No views received to date 

Tree & Landscape Officer No views received to date 

Parish Council Object 

Highways North Yorkshire Recommend conditions 

Building Conservation Officer No objection 

 

 
Neighbour responses:  G & K Bishop,Mrs C Murray,Nicola Thomson,Dr Katherine 

Giles,Mr & Mrs Thackray,Mr And Mrs S Prest,Mr Simon 

Massey,M Mackinder, 

 Overall Expiry Date: 19 September 2016 

 
 

 

This application was deferred from the September 2016 Committee meeting, for a Site Inspection. For 

information a copy of the earlier Officer report (updated to reflect the Tree and Landscape Officer’s 

comments) is appended below: 

 

SITE: 
 

The application site comprises the side garden of Yew Tree Cottage, a semi-detached dwelling located 

on Railway Street, Slingsby. The site approximately measures 11m in width by  30m in depth. The site 

is located within both the development limit of Slingsby and its Conservation Area. The property to the 

north, Grange House,  is a Grade 2 listed building. 

 

PROPOSAL: 
 

Planning permission is sought for the erection of a 3  bedroom dwelling. 

 

The proposed dwelling will have a footprint of 8m in width by 6.65m in depth at 2 two-storey level and 

measures 3.7m at eaves height and 5.9m at ridge height. A single storey rear projecting wing is also 

proposed that approximately measures 9.4m in length by 5.3m in width and approximately measures 

2.7m at eaves and 4.3m at ridge height.  
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 PLANNING COMMITTEE 
 

25 October 2016 

The proposed dwelling is sited at the back edge of the footpath, and features a shared access, located on 

the northern side to serve both the proposed dwelling and Yew Tree cottage. The shared access is 

approximately  3m wide for the first 8m, before it widens to 5.6m to allow two separate vehicular 

accesses to the proposed dwelling and Yew Tree Cottage. The proposal is for the dwelling to be 

constructed of natural coursed stone under a clay pantile roof with timber windows and doors. 

 

The proposed garage is to be located to the rear of the property and it will approximately measure 5.6m 

by 4.2m and be 2.3m at eaves height and 3.6m at ridge height. The garage is to be constructed of stone 

on the southern and eastern sides with the northern and western sides being finished in painted render. 

 

HISTORY: 
 

2016: Planning application withdrawn for the erection of a 3 bed dwelling 

 

POLICY: 
 

National Policy 

 

National Planning Policy Framework (NPPF) 2012 

National Planning Policy Guidance (NPPG) 2014 

 

Local Plan Strategy 

 

Policy SP1 – General Location of Development and Settlement Hierarchy 

Policy  SP2 – Delivery and Distribution of New Housing 

Policy SP3 – Affordable Housing  

Policy SP4 – Type and Mix of New Housing 

Policy SP11 – Community Facilities and Services 

Policy SP12 - Heritage 

Policy SP16 – Design  

Policy SP17 – Managing Air Quality, Land and Water Resources 

Policy SP19 – Presumption in favour of sustainable development 

Policy SP20 – Generic Development Management Issues 

Policy SP22 – Planning Obligations, Developer Contributions and the Community Infrastructure Levy 

 

Slingsby, South Holme and Fryton Village Design Statement (SPD) Adopted 2016 

 

APPRAISAL: 
 

The main considerations in relation to this application are 

 

• The principle of developing this site for a single residential dwelling; 

• The scale and design of the proposal; 

• Whether the proposal will preserve or enhance the character and appearance of the Slingsby 

Conservation Area; 

• The impact of the proposals upon the setting of nearby listed buildings 

• The impact of the proposals upon the residential amenity of surrounding properties; 

• Loss of trees on site; 

• Developer Contributions; 

• Drainage; and, 

• Highway safety; 
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 PLANNING COMMITTEE 
 

25 October 2016 

The principle of residential development 

 

The application site is located within the development limits of Slingsby, which is identified as a 

sustainable settlement and a 'Service Village' in the Local Plan Strategy (LPS). Policy SP2 of the Local 

Plan Strategy supports infill development of small sites within a ‘continually built-up frontage’ in such 

settlements. In this case, the application site is located between two existing frontage properties. In 

addition, Yew Tree Cottage is considered to retain a satisfactory level of residential amenity space and 

sufficient off-street parking. 

 

The principle of the proposed development of the site for a single dwelling is therefore considered to be 

acceptable. 

 

The proposed  siting, scale, design and materials for the proposed dwelling 

 

Policy SP16 of the Local Plan Strategy states: 

 

‘Development proposals will be expected to create high quality durable places that are accessible, well 

integrated with their surroundings and which:    

 

* Reinforce local distinctiveness  

* Provide a well-connected public realm which is accessible and usable by all, safe and easily 

navigated * Protect amenity and promote well-being   

* To reinforce local distinctiveness, the location, siting, form, layout, scale and detailed design of new 

development should respect the context provided by its surroundings..’ 

 

The Council recently adopted the Slingsby, South Holme and Fryton Village Design Statement (SPD).  

A comprehensive document that details the character and local vernacular of the village and provides 

advice on new development in the village. 

 

In this case the proposed dwelling is sited on the similar building line to Yew Tree Cottage (0.3m 

behind the line of Yew Tree Cottage). It has a relatively low eaves and ridge height (3.7m and 5.9m 

respectively) and is no higher than Yew Tree Cottage. Its front elevation is designed to respect the 

appearance of Yew Tree Cottage, in terms of the materials, window and dormer window details.  The 

adjoining pair of semi-detached cottages have a depth of 6.5m, which is similar to the proposal in 

question (6.65m). The proposed dwelling is wider, and features two bays, however it is detached. It is 

considered that the scale of the proposed property is acceptable and not out of  keeping in the locality. 

The rear wing at 9.4m is relatively long, however it is single storey only. Furthermore, the Local 

Planning Authority has also allowed similar sized single storey extensions to the rear of Yew Tree 

Cottage and   Fisher Cottage. The proposal is slightly wider than the extension approved for Yew Tree 

Cottage. However, the proposed single storey element is considered to relate well to the main part of the 

dwelling in terms of its design and scale in this context.  

 

The proposed garage is located to the rear of the dwelling, which is representative of other similar 

structures to the rear of properties along Railway Street. 

 

It is therefore considered that the proposed dwelling and garage is designed in a form that can be 

regarded as locally distinctive pursuant to Policy SP16 of the Local Plan Strategy.  It is also considered 

that the proposed development is consistent with the Village Design Statement. 

 

Heritage Assets 

 

The Buildings Conservation Officer has stated: 

 

'In my opinion the principle of development in this location is acceptable.  
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 PLANNING COMMITTEE 
 

25 October 2016 

Although gaps within the built frontage are important to the character of the  Slingsby conservation 

area in giving glimpsed views through to the sides and backs of properties, I am of the opinion that this 

gap is not of prime importance as it is of a medium quality and gives views of a development that 

detracts from the character of the conservation area.  A gap will still be maintained by the vehicular 

access and there are gaps present both to the north and south of the development site that give a spacing 

and a rural quality to the conservation area. The green roadside verge will be maintained in this 

development.  The design, scale and materials of the development are characteristic of the surrounding 

properties and reflect the village vernacular.  The significant components that contribute to the setting 

of the listed building will be largely maintained in that its domestic curtilage is unaffected. The listed 

building is part of a village street and this development is characteristic of that village street.  The 

conservation area will be preserved for the reasons set out above and in addition, the position of the 

proposed dwelling will obstruct public views of the inappropriate bungalow behind the proposed 

development site.  ' 

 

The site is located within the Slingsby Conservation Area and to the north of Grange House, a Grade 2 

listed building. Policy SP12 of the LPS and NPPF also requires an assessment of the proposed 

developments impact upon heritage assets. S66 of the Planning (Listed Buildings and Conservation 

Areas) 1990 requires Local Planning Authorities to have special regard to the desirability of preserving 

the setting of Grange House.  In addition, S72 of the 1990 Act also requires the Local Planning 

Authority to have special attention to the desirability of preserving or enhancing the character and 

appearance of the Conservation Area. 

 

The site forms an open area to the side of Yew Cottage. Open areas within the Conservation Area are 

important. In this case there is a substantial hedge along the rear boundary and a substantial single 

storey property immediately beyond the rear boundary. So the importance of this area is already to a 

degree compromised. By virtue of this, together with the size of the application site it is considered that 

the site could be developed for a single dwelling. The siting, design, and scale of the proposed dwelling 

is considered to preserve the character and appearance of the Conservation Area. The detail of the 

design is also considered to reflect the traditional vernacular of properties in the area. In terms of Policy 

SP12, the harm identified is considered to be less than substantial, and the public benefits associated 

with the introduction of an appropriately designed dwelling in this sustainable location is considered to 

outweigh the harm. 

 

The proposed dwelling will have a side-by-side relationship with Grange House, with a 9m separation. 

It is not considered that its scale of the proposed dwelling is out of character with Grange House and the 

proposed dwelling is designed and detailed in a acceptable manner. The rear projecting wing is single 

storey only. It is therefore considered that the proposed development will not have an adverse effect 

upon the setting of the Listed Building.  

 

In terms of Policy SP12, the harm upon both heritage assets has been identified as 'less than substantial'. 

The public benefits associated with the introduction of an appropriately designed dwelling in this 

sustainable location is considered to outweigh the less than substantial harm. 

 

Residential Amenity impacts 

 

The proposed dwelling is considered to have a satisfactory level of private residential amenity space to 

the rear and side of the proposed dwelling. 

 

The proposed dwelling is 9m from the side of Grange House to the north. On the ground floor there are 

windows serving the following rooms, lounge (secondary window), utility, kitchen and toilet. On the 

first floor there is a bathroom window (obscure glazed). To the rear there is a distance of 21m to the rear 

boundary from the first floor bedroom window. On the northern elevation there is a door into a hall, 

with a small window and kitchen window (all on the ground floor). Subject to suitable boundary 

treatment there is considered to be no unacceptable level of potential overlooking. 
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25 October 2016 

There is not considered to be any adverse effect upon the adjoining properties in terms of loss of sun 

lighting, privacy or the buildings being overbearing. 

 

In summary the proposals are not considered to have an adverse effect upon the amenity of the 

adjoining neighbours. 

 

Impact upon trees 

 

There are two trees on the site, the Tree and Landscape Officer has no objection to the application and 

has stated: 

 

‘With the exception of two semi-mature picea abies (Christmas trees) growing close to the northern 

boundary wall and a thin tall birch along the western boundary the remaining vegetation consists of 

garden shrubs and spindly saplings. 

 

In my opinion the picea are likely to affect the boundary wall as they further enlarge and therefore their 

long-term retention is not viable, and the birch is considered to be of low amenity value owing to its 

small stature. I therefore have no objections to this application on arboricultural grounds.’  

 

Developer Contributions 

 

The proposed development is chargeable to CIL at £12,580.In accordance with the Policy Report to 

Planning Committee in July 2016, no Affordable Housing contribution pursuant to Policy SP3 can be 

sought due to a successful legal challenge to Government policy earlier this year in relation to 

contributions from small sites. 

 

Highway Safety 

 

The local Highway Authority has considered the highway safety implications of the proposal and 

stated: 

 

'Although the siting of the proposed dwelling will mean the loss of the turning area for Yew Tree 

Cottage, the visibility onto the highway is acceptable for a reversing vehicle. In assessing the submitted 

proposals and reaching its recommendation the Local Highway Authority has taken into account the 

following matters: The design standard for the site is Manual for Streets and the required visibility 

splay is 2.4 metres by 45 metres. The available visibility is in excess of this distance. 

 

Normally there would be a requirement to widen the driveway access to serve as a shared access, over 

at least the first six metres measured from the carriageway edge. However, I am conscious that a new 

vehicular crossing has now been installed just to the south of the site, and that the existing grass verges 

may be regarded as an important visual feature along Railway Street. Given that the carriageway is 

quite wide at this location, I would be prepared to retain the existing vehicular crossing width to avoid 

further verge loss. The crossing should be reconstructed to support construction access etc whilst the 

dwelling is being built, should planning consent be subsequently granted. It is considered essential to 

retain at least two car parking spaces for Yew Tree Cottage within the retained land. An appropriate 

condition has been included below.' 

 

There is a requirement for a minimum of two car parking spaces per dwelling. This will ensure that 

there is sufficient on-site vehicle parking. It is not possible for the Local Planning Authority to control 

on-street parking, this is a matter for the Highway Authority. In view of the above there are considered 

to be no sustainable highway objections to the proposed development. 

 

 Drainage 

 

Foul water is proposed to drain the mains and surface water to a soakaway.  No objections are raised to 

these arrangements. 
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25 October 2016 

 

Other issues 

 

The Parish Council has objected to the size of the proposed dwelling for this infill plot. There have also 

been 8 letters of objection raising the following issues: 

 

• Overdevelopment of the site; 

• That the proposal is detrimental to the character of the area 

• The increased potential for on-street parking; 

• The impact of the proposal upon heritage assets; the Slingsby Conservation Area and Grange House 

(Grade II listed) 

• The loss of the open space within the Conservation Area; 

• That the extension as approved for Yew Tree Cottage makes off-street parking difficult for that 

property. 

• The impact of trees on site; 

• The use of block paving as a ground surfacing material 

• Insufficient information has been submitted in terms of the relationship of the proposed dwelling to 

other properties nearby; no exact measurements of the eaves and ridge heights 

• That natural coursed stone and clay pantiles will not be appropriate 

• Approval of the application would set a precedent for the development of other side gardens in 

Slingsby 

• The proposed development is for greed/profit 

• That there is limited residential amenity space for the proposed dwelling; 

• The scheme is contrary to the Village Design Statement; and 

• In addition conditions are suggested regarding working hours, materials, siting, heights and tree 

protection measures. 

 

The appraisal above has considered the development of the plot in principle, its impact upon Heritage 

assets, parking and highway safety, residential amenity impacts, and the level of amenity space 

available for the proposed dwelling. It is agreed that block paving is not a preferred ground surfacing 

material, and a condition is recommended to be imposed in this respect to retain control over the 

finished surface.. The views of the Tree and Landscape Officer are awaited. The plans are drawn to 

scale and show the proposed dwelling in relation to Yew Tree Cottage.  Officers consider that there is 

sufficient information to consider and assess the application. Whether the application is for profit is not 

a material planning consideration. The proposed development is not considered to be contrary to the 

Village Design Statement. The approval of this application is not considered to set an undesirable 

precedent for the development of other areas in Slingsby.  Each application has to be considered on its 

own merits against the Development Plan unless there are other material planning considerations that 

indicate otherwise. The Block Plan submitted shows the proposed single storey rear extension for Yew 

Tree Cottage, which demonstrates to the satisfaction of the Highway Authority that sufficient off-street 

parking is available for both Yew Tree Cottage and the proposed dwelling. 

 

The conditions suggested by a local resident are note. However, Officers have to ensure to any 

conditions imposed meet the tests set out in NPPF. The conditions Officers consider to meet the tests 

contained in the NPPF are set out below. Conditions relating to hours of work for construction are not 

generally imposed by the Local Planning Authority, particularly on small developments such as single 

dwellings. An Informative is however recommended to advise the applicant/developer to adhere to the 

Considerate Construction Scheme. 

 

Conclusion 

 

The proposed development is considered to be acceptable in terms of its siting, scale and design and to 

ensure the character and appearance of the Conservation Area is preserved. The recommendation is 

therefore one of approval. 
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RECOMMENDATION:  Approval  
 

 

1 The development hereby permitted shall be begun on or before . 

  

 Reason:- To ensure compliance with Section 51 of the Planning and Compulsory Purchase 

Act 2004 

 

2 Before the development hereby permitted is commenced, or such longer period as may be 

agreed in writing with the Local Planning Authority, details and samples of the materials to be 

used on the exterior of the building the subject of this permission shall be submitted to and 

approved in writing by the Local Planning Authority.  

  

 Reason: To ensure a satisfactory external appearance and to satisfy the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 

 

3 Prior to the commencement of the development hereby permitted, the developer shall 

construct on site for the written approval of the Local Planning Authority, a one metre square 

free standing panel of the external walling to be used in the construction of building. The 

panel so constructed shall be retained only until the development has been completed 

  

 Reason: To ensure a satisfactory external appearance and to satisfy the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 

 

4 Before the commencement of the development hereby permitted, or such longer period as 

may be agreed in writing with the Local Planning Authority, full details of the materials and 

design of all means of enclosure shall be submitted to and approved in writing by the Local 

Planning Authority. Thereafter these shall be erected prior to the occupation of any dwelling 

to which they relate. 

  

 Reason:- To ensure that the development does not prejudice the enjoyment by the 

neighbouring occupiers of their properties or the appearance of the locality, as required by 

Policy SP20 of the Ryedale Plan - Local Plan Strategy. 

 

5 Prior to the commencement of the development, details of all windows, doors and garage 

doors, including means of opening, depth of reveal and external finish shall be submitted to 

and approved in writing by the Local Planning Authority. 

  

 Reason: To ensure an appropriate appearance and to comply with the requirements of Policy 

SP20 of the Ryedale Plan - Local Plan Strategy. 

 

6 Unless otherwise approved in writing by the Local Planning Authority, there shall be no 

excavation or other groundworks, except for investigative works, or the depositing of material 

on the site until the access(es) to the site have been set out and constructed in accordance with 

the published Specification of the Highway Authority and the following requirements: 

  

 (c) The existing access shall be improved by upgrading of construction specification in 

accordance with Standard Detail number DC/E9A. 

  

 (g) Provision to prevent surface water from the site/plot discharging onto the existing or 

proposed highway shall be constructed in accordance with details that shall be submitted and 

agreed with the Local Planning Authority in consultation with the local Highway Authority in 

advance of the commencement of the development and maintained thereafter to prevent such 

discharges.  
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 PLANNING COMMITTEE 
 

25 October 2016 

 

 

 (h) The final surfacing of any private access within 2 metres of the public highway shall not 

contain any loose material that is capable of being drawn on to the existing or proposed public 

highway. 

  

 All works shall accord with the approved details unless otherwise agreed in writing by the 

Local Planning Authority. 

  

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy and to 

ensure a satisfactory means of access to the site from the public highway in the interests of 

vehicle and pedestrian safety and convenience. 

 

7 No dwelling shall be occupied until the related parking facilities (including 2no. spaces each 

being a minimum 4.8 metres long x 2.4 metres wide being provided within the retained land of 

Yew Tree Cottage as shown in blue as being under the applicants control) have been 

constructed in accordance with the approved drawing 16-1127-6.  Once created, these parking 

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

times. 

  

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy and to 

provide for adequate and satisfactory provision of off-street accommodation for vehicles in 

the interests of safety and the general amenity of the development. 

 

8 Notwithstanding the provisions of the Town & Country Planning General Permitted 

Development Order 1995 or any subsequent Order, the garage(s) shall not be converted into 

domestic accommodation without the granting of an appropriate planning permission. 

  

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy and to 

ensure the retention of adequate and satisfactory provision of off-street accommodation for 

vehicles generated by occupiers of the dwelling and visitors to it, in the interest of safety and 

the general amenity of the development. 

 

9 There shall be no access or egress by any vehicles between the highway and the application 

site until details of the precautions to be taken to prevent the deposit of mud, grit and dirt on 

public highways by vehicles travelling to and from the site have been submitted to and 

approved in writing by the Local Planning Authority in consultation with the Highway 

Authority.  These facilities shall include the provision of wheel washing facilities where 

considered necessary by the Local Planning Authority in consultation with the Highway 

Authority.  These precautions shall be made available before any excavation or depositing of 

material in connection with the construction commences on the site, and be kept available and 

in full working order and used until such time as the Local Planning Authority in consultation 

with the Highway Authority agrees in writing to their withdrawal. 

  

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy and to 

ensure that no mud or other debris is deposited on the carriageway in the interests of highway 

safety. 

 

10 Unless approved otherwise in writing by the Local Planning Authority, there shall be no 

establishment on a site compound, site clearance, demolition, excavation or depositing of 

material in connection with the construction of the site, until proposals have been submitted to 

and approved in writing by the Local Planning Authority for the provision of: 

  

 (a) On-site parking capable of accommodating all staff and sub-contractors vehicles clear of 

the public highway 
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 (b) On-site materials storage area capable of accommodating all materials required for the 

operation of the site 

  

 (c) The approved areas shall be kept available for their intended use at all times that 

construction works are in operation. 

  

 Reason:- In accordance with Policy SP20 of the Ryedale Plan - Local Plan Strategy and to 

provide for appropriate on-site vehicle parking and the storage facilities, in the interests of 

highway safety and the general amenity of the area. 

  

11 The development hereby permitted shall be carried out in accordance with the following 

approved plan(s): 

  

 Drawing No. 16-1127-5 

 Drawing No. 16-1127-6 

  

 Reason: For the avoidance of doubt and in the interests of proper planning. 

 

12 Notwithstanding the submitted information and prior to the commencement of the 

development hereby approved, precise details of the ground surfacing materials shall be 

submitted to and approved in writing by the Local Planning Authority. 

  

 Reason: In order to ensure a satisfactory external appearance and to satisfy Policy SP20 of the 

Ryedale Plan - Local Plan Strategy. 

 

 

Background Papers: 
  

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 

National Planning Policy Framework 

Responses from consultees and interested parties 
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Item Number: 7 

Application No: 16/00965/MFUL 
Parish: Sheriff Hutton Parish Council 

Appn. Type: Full Application  Major 

Applicant: Daniel Gath Homes Limited (Mr D Gath) 
Proposal: Erection of 1no. five bedroom dwelling, 6no. four bedroom dwellings, 1no. 

three bedroom dwelling and 4no. two bedroom dwellings with associated 

garaging, parking, amenity areas and landscaping 
Location: Peckets Yard East End Sheriff Hutton  

 
Registration Date: 1 June 2016 8/13 Week  Expiry Date: 31 August 2016 

Case Officer: Helen Bloomer Ext: 328 

 
 

CONSULTATIONS: 
 
Archaeology Section Advise scheme of archaeological evaluation - further 

comments awaited 

Housing Services Support 
Land Use Planning Comments made - received 28 June 2016 

Environmental Health Officer No views received to date 

Building Conservation Officer No objection in principle - some design concerns 
Historic England Comments made - refer decision to Council's BCO 

Countryside Officer Recommend condition 

North Yorkshire Police  Architectural Liaison Officer Recommend condition 
Tree & Landscape Officer Objection to some aspects on original plans - now 

revised 

Public Rights Of Way Recommend informative 
Lead Local Flood Authority Objection withdrawn but conditions added re soakaways 

Building Control No views received to date 
Foss Internal Drainage Board Conditions to be included 

Parish Council Object - Further views awaited on amended plans 

Highways North Yorkshire Comments received, conditions recommended, further 
comments on Construction Vehicle Management Plan 

awaited 

 
Neighbour responses: Mr Michael Feather,Mr And Mrs D Pattison,Mr Ian 

McLeod,Mr John Whitworth,Mr James Knock,Mrs Pauline 

Morson,Mr Neil Hodges,E De Berrie,Ms Pauline 
McLeod,Mr T imothy Morrison,Mr John Bennett,Mrs 

Frances Widdowson,Penny Marrows,Mary Brant,Mr 

Michael Lawson,Ms Catherine Jones,Ms Susan A 
Perkins,Mrs Margaret Fisher,Jo Harrison,Mrs Sarah 

Douglas,Mr Richard Masefield,Mr Ian Foxley,Roy 

Thompson,Mr And Mrs R J Oliver,William Marrows,Gill  
Sandall,  

 
Overall Expiry Date: 24 October 2016 

 

 

SITE:  
 
The application site is located at the eastern extremity of the village of Sheriff Hutton. The site is 

located immediately adjacent to the existing village development limits as identified on the inset map 

of the Ryedale Plan adopted in 2002.The site contains a joinery workshop which is currently not in 
active use and the Yorkshire Water pumping station.  

Page 24

Agenda Item 7



_________________________________________________________________________________________ 
 

 PLANNING COMMITTEE 
 

25 October 2016 

 

The site abuts open country side on its east and northern boundaries.  The southern boundary abuts the 
churchyard of The Church of St Helens and the Holy Cross.  The Church yard marks the northernmost 

extent of the designated conservation area , the church is a Grade 1listed building. A Public Right of 

Way (PROW) also passes through the site in a west to east direct which then turns north adjacent to 
the eastern site boundary  

 

The vehicular access to the site is obtained via an unclassified county highway known as East End. A 
number of other residential properties a served by this highway.  The nearest residential properties to 

the site abut the western boundary. Howard Cottage, Howards End and Hartley all have curtilages that 
are adjacent to the western boundary of the site. 

 

Members will recall that this application was reported to Planning Committee on 5th July 2016 when 
it  was resolved to carry out a Site Inspection. The Committee site visit  took place on 19th July 2106.      

 

PROPOSAL: 
 

This application is a full submission and proposes the erection of 12 No. dwellings on the site.  These 

are comprised of 1 No. 5 bedroom dwelling , 6 No. four bedroom dwellings , 1 No. three bedroom 
dwelling  and 4 No. two bedroom dwellings with associated garaging, parking amenity areas and 

landscaping.  

 
The application is accompanied by several detailed technical reports which can be viewed on the 

Council's website and these include: 

 
Planning statement, 

Flood Risk assessment, 

Tree Survey, 
Heritage Assessment, 

Extended Phase 1 Habitat Survey, 
Great Crested Newt Survey, 

Desk Top and Geo Environmental Report, 

Geophysical Survey, 
Highway Statement, 

Surface Water Drainage Scheme. 

 
The application drawings have been amended during the processing of the application in order to take 

account of the views of consultees and the case officer. These are appended to report for members 

information together with the accompanying Planning Statement. A further letter from the agent dated  
26th September 2016  is also attached for ease of reference. 

 

RELEVANT HISTORY: 
 

15/00736/MFUL: Erection of 8 no. four bedroom, 4 no. three bedroom and 7 no. two bedroom 

dwellings together with associated road layout and landscaping following demolition of existing 
workshop/storage building 

 
This was a  full application for the erection of 19 No. dwellings on the site which was withdrawn 

following receipt of comments from Heritage England , the Council's Conservation Officer and 

NYCC Highways.  
 

POLICY: 

 
National Planning Policy NPPF  

Planning Policy Guidance 
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Local Planning Policy 
 

Adopted Development Plan-  Ryedale Plan - Local Plan Strategy  Adopted September 2013 

 
Policy SP1 - General Location of Development and Settlement Hierarchy                                             

Policy SP2 - Delivery and Distribution of New Housing      

Policy SP3 - Affordable Housing 
Policy SP4 - Type and Mix of New Housing 

Policy SP12 - Heritage 
Policy SP13 - Landscapes 

Policy SP14 - Biodiversity 

Policy SP16 - Design 
Policy SP19 - Presumption in Favour of Sustainable Development 

Policy SP20 - Generic Development Management Issues 

Policy SP22 - Planning Obligations, Developer Contributions and the Community Infrastructure Levy 
 

APPRAISAL: 
 
The main considerations in relation to this application are: 

 

The principle of the development 
The layout, mix and scale of the proposed scheme  

Affordable Housing Provision 

Design 
Impact on heritage assets 

Impact on landscape 

Highway safety 
Drainage and Flood Risk  

Ecology 
Contaminated Land 

Archaeology 

 

Principle  of Development 
 

The Council has a 5-year supply of housing as of 31 March 2016. The current figure is 5.8 years of 
housing supply. The application site is located outside of the development limits of Sheriff Hutton, as 

such it  lies within the open countryside. In accordance with Policy SP2 of the Local Plan Strategy the 

proposed dwellings would not meet any of the normal open countryside exceptions.  
Para. 14 of NPPF states:  

 

‘ …. For decision-taking this means: 
 

-Approving development proposals that accord with the development plan without delay; and 

 
-Where the development plan are absent, silent, or relevant policies are out-of –date, granting 

planning permission unless: 
 

-Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 

when assessed against the policies in this framework taken as a whole; or 
 

-Specific policies in the Framework indicate development should be restricted. 

 
Therefore, this application should be granted planning permission unless the impacts of the proposed 

development significantly or demonstrably outweigh the benefits or specific NPPF policies indicate 

development should be restricted. 
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In this case, the application site has been submitted as a possible site for residential development and 
indeed is a 'preferred site' (Site51) for circa 15 units within the Housing Sites Document 2015, which 

was approved by Planning Committee for consultation in March 2015. Furthermore the site is located 

in Sheriff Hutton, which is identified as a ‘Service Village’ and therefore in general terms it  is a 
sustainable settlement with local services and facilit ies.  

 

It is therefore considered that the principle of developing this site is consistent with national and 
emerging Local Plan Policy as set out in Policies SP1, SP2 and SP19 above. The appraisal below will  

address whether there is conflict with other NPPF policies or any significant or demonstrable harm is 
identified that could outweigh the benefits of the scheme. 

 

The layout, mix and scale of the proposed scheme 
 

Members will be aware that an earlier scheme for 19 No. dwellings was submitted on this site. 

 
The earlier scheme was based around a suburban layout which was not considered to be locally 

distinctive and which failed to pay due regard to its setting close to the designated conservation area.   

The scheme was also more uniform and was considered by officers to deliver a limited choice of 
housing on the site contrary to the requirements of Policy SP4 of the adopted plan. 

 

The current scheme has evolved  following meetings and discussions with technical consultees and is 
now considered to provide a much better mix and range of housing types. The submission adopts a 

differing design approach which is considered to be more appropriate to its surroundings on this edge 

of village site.  
 

Indeed the northern portion of the site is designed in a linked farmstead style(plots 9-12 inc.) whereas 

the southern part of the site is considered to be laid out in a more conventional form around the estate 
road (which is a continuation of east End into the application site).  A wider mix of house types of 

differing scales and sizes is proposed in this area which is considered to be more reflective of the 
varying scale of existing dwellings found elsewhere in East End. 

 

Affordable  Housing    
  

The proposal is for the erection of 12 dwellings in total on site . Four of these would be affordable - 

on Plots 1,2 ,7 and 8.   A recent parish survey has identified there is a local need in the parish for 
mainly 2 bedroom accommodation.  In addition to the provision of the properties on site an additional 

affordable housing commuted sum will also be required  in this instance. Negotiations are on going in 

relation to this matter and Members will be updated at the meeting. It  is anticipated that three of the 
on site units would be for rent with the fourth provided as an intermediate unit.  Subject to securing 

the affordable housing through a Section 106 Agreement, Policy SP3 is considered to be satisfied. 

 

Design 
 

Members will note that the earlier scheme submitted in 2015 was withdrawn after being criticised by 
a number of consultees in respect of the design approach and number and type of dwellings proposed. 

 
In the intervening period, a revised approach has been negotiated with officers and external consultees 

resulting in a much revised submission. 

 
The layout now presents two different character types in order to better integrate the new development 

into the village. 

 
The thrust of the design approach is set out in sections 4.3 to 4.14 inclusive of the attached Planning 

Statement.  The design is partly based around a 'farmstead' on the northern-most plots with the 

commencing plots designed to represent an extension of the street (East End) further to the west. 
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The palette of materials proposed is limited to reflect those materials used elsewhere in the locality.  
Terracotta pantiles and slate roofs are proposed with a mix of high quality facing bricks and render 

proposed.  Timber windows are also proposed. 

 
The detailed designs are appended to this report from Members proposal.  The detailing of the 

individual house types is varied, however, the key is simplicity.  Subject to control of materials by 

condition, the design approach is considered to be acceptable and Policy SP16 is satisfied. 
 

Impact on heritage assets 
 

The impact on heritage assets is considered to be inextricably linked to the form and layout of the 

units proposed. The application is accompanied by a comprehensive Heritage Assessment which 
identifies the significance of the assets and which ahs been used to inform the evolution of the design 

proposed.  It is of note that Heritage England have no objection to the scheme, recommending that 

detailed considerations are dealt  with by the Council's Building Conservation Officer.  
 

The Council's BCO similarly raises no objection in principle making the following detailed 

comments. 
 

Comments relating to the importance of retaining the southern boundary hedge are noted together 

with the concern over the introduction of open park railings alongside part of the eastern boundary.  A 
revised plan has been received which replaces this with a new hedgerow. The bay window proposed 

on Plot4 has also been deleted  and new indigenous hedgerow is shown to be planted along the entire 

length of the eastern boundary. 
 

Subject to the imposition of conditions, Policy SP12 is considered to be satisfied. 

 

Impact on landscape 
 
The site is located on the edge of the village and is traversed by a PROW.  It  is  sensitive in this 

respect and the amended proposals showing additional planting along the boundary are welcomed. 

 
The site does not abut any local or nationally designated landscape. The Council's Tree and 

Landscape officer is happy with the revised proposals which are considered to be appropriate for this 

edge of village site. 
 

Subject to the imposition of appropriate landscaping conditions, Policy SP13 is considered to be 

satisfied. 
 

Highway matters 
 
The highway considerations have given rise to a significant number of objections locally based 

primarily around the nature of the highway network within the village leading to the site., together 

with the number and size of dwellings proposed and parking arrangements. The proposal has been 
considered in detail by  officers at NYCC highways who have not objected to the scheme. 

 
The highway officer makes the following  detailed comments: 

 

Since the withdrawal of the previous planning application (for 19 dwellings) at this site, the agents for 
the applicant have been in discussion with the highway authority in order to offer some mitigation 

measures for East End as a consequence of developing the site. 

 
This looked at providing additional car parking for existing residents clear of the carriageway, and 

widening of the carriageway along a section in the vicinity of Church View in order to achieve a 

minimum overall width of 4.5 metres.  
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However, the car parking area proposed (generally opposite Lavender Cottage and Harcourt Lodge) 
would seem to fall onto an area of Registered Village Green (despite 3 car parking spaces already 

provided for within the Green area), the limits of which appear to extend right to the carriageway 

edge (ie. no area of highway verge can be utilised to offer additional car parking). 
 

The carriageway widening could be provided for within highway verge limits on the south side of 

East End (being as there is a banked area to the north). However, Conservation concerns have been 
raised of the impact this would have on the adjacent hedgerow roots and trees beyond. 

 
Consequently, both these mitigation measures have had to be discounted, and the scheme therefore 

needs to be assessed without any improvements save for what is being proposed within the actual 

application site. 
 

It is noted the submitted scheme gives a housing reduction of around 37% against the previous, 

withdrawn application. Whilst there seems to be a difference of opinion between the applicant and 
objectors over how the traffic levels for 12 new dwellings compare with the present/latest use of the 

site, it is clear they would be less than that advocated for 19 new dwellings. 

 
Given that activities allied to the existing building could be operated at a potentially higher level 

under a different owner without the need for planning consent, this needs to be taken into 

consideration when assessing the overall traffic situation along East End.  
 

I conclude that, on balance, the traffic generated once the development is brought into use (if 

approved) and on the basis of the layout proposed, would not cause a situation whereby highway 
safety would be compromised to an unacceptable level in the immediate vicinity.  

 

Having accepted the principle of the submitted development, the situation during the construction 
period, albeit a temporary period, needs to be considered carefully. The applicant, through its' 

Highway Statement has offered to provide this by way of a Construction Traffic Management Plan. 
Whilst a suitable planning condition can cover this with a requirement to submit full details that 

typically define such a plan, special attention needs to be given to this particular site, and additional 

clauses should be written into the condition. Overall, it needs to enable reasonable 'give and take' 
between the developer and residents, particularly during the working day, in order that the disruption 

and inconvenience is kept to a minimum, for the benefit of safety, amenity and project timescale. 

 
It is also necessary to ensure the existing highway is monitored for any damage and immediately 

rectified as necessary. 

 
Within the site, I would wish to see the initial section of extended carriageway widened to a minimum 

of 4.5 metres (and especially as the existing field right of way is specified as that), and the section 

showing the service vehicle turning swept path being included as part of the new adoptable highway 
network. The proposed planting around the pumping station compound may obscure the visibility for 

vehicles exiting the adjacent parking spaces, and would therefore need to be restricted in height by 

way of a sight-line condition. 
 

The PROW officer also has no objection subject to there being no obstruction to the PROW.  
 

A construction traffic management plan has also been received which is receiving further 

consideration from NYCC highways. It  is anticipated that a response will be circulated with the late 
pages.  In the light of the formal response from NYCC Highways, it is considered that an objection on 

highway grounds cannot be substantiated and the proposal is considered to satisfy Policy SP20. 
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Drainage and Flood Risk 
 

Consultation has been carried out with Yorkshire Water , The Foss IDB and the Lead Local Flood 

Authority.  No objections are raised although conditions are recommended if Members are minded to 
grant permission top this application. Additional information has been received on the proposed 

drainage arrangements for the site which shows details of soakaways, their location and proposals for 

maintenance.  The LLFA has requested additional information on exceedance routes and this has been 
requested from the developer.  Members will be updated at the meeting.  It  is anticipated, however, 

that this matter will ultimately also be controlled by a planning condition, if planning permission is 
granted. 

 

Ecology  
 
The Council's Countryside Management Officer has appraised the submitted information and 

recommends conditions relating to the clearance of the site, t imings to avoid nesting birds and 
compliance with the recommendations set out in the Habitat Survey.   

 

Subject to the mitigation proposed, Policy SP14 is considered to be satisfied. 
 

Contaminated Land 
  
The submitted report has been appraised by the Council's EHO who notes that the site is 

uncontaminated aside from one trial pit which has a slightly elevated level of lead. Also one of the 

buildings could have  contained asbestos and further information has been requested on these two 
points.  Again Members will be updated at the meeting although it is expected that this will ultimately 

be controlled by a planning condition and verification report if permission is granted. 

 

Archaeology 
 
NYCC Heritage Services have raised a requirement for further evaluation in the form of a Geo 

Physical investigation.  This has been carried out and the formal response awaited. The assessment 

identifies low archaeological potential for the site and it  is therefore anticipated that Heritage Services 
will have no objection to the scheme. 

 

Other Matters 
 

The Police Designing Out Crime Officer has no objection and overall commends the scheme. A 

condition is recommended if permission is granted to full details of security measures to be provided 
and agreed before development commences. 

 

Parish Council 
 

The Parish Council have strongly objected to the application. Their full comments are appended to 

this report. In summary the Parish Council object on the grounds of inadequate access to serve the 
development , concerns over construction traffic, the housing mix (too many large houses), impact on 

the adjacent church and churchyard, impact on trees and loss of PROW. 
 

The PC has been re consulted on amended plans showing minor design changes and drainage details. 

 
Members will be updated on any further response from the PC on the late pages or at the meeting. 

 

Third Party Comments 
 

28 local residents have written objecting to the application (some objectors have written multiple 

letters/emails) 
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The points raised cite.   
 

• Serious concerns/objections over the site access, road network, congestion, traffic and parking 
issues; 

• Concerns over adequacy of PAH highway report; 

• Concerns over adequacy of sewerage system; 

• Construction Traffic; 

• Too many large houses /not enough affordable; 

• Removal of trees; and 

• Archaeological sensitivity/impact on church. 

 
All of these issues have been dealt with in the appraisal section above and subject to the imposition of 

appropriate conditions, their impacts are considered to be capable of mitigation. 

 

Summary 
 
The proposal is considered to be in accordance with the thrust of both national and local planning 

policy.  These are set out in the NPPF and the Ryedale Plan - Local Plan Strategy which are both 

considered to be complied with when read as a whole. 
 

 

RECOMMENDATION: Approval subjection to views of outstanding consultees and 
completion of a S106 agreement relating to affordable housing. 

 

1 Conditions to follow 
 

 

Background Papers: 
  

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 
National Planning Policy Framework 

Responses from consultees and interested parties 
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Item Number: 8 

Application No: 16/01368/MFUL 

Parish: Warthill Parish Council 

Appn. Type: Full Application  Major 

Applicant: Dalby Nurseries Ltd (Mr S Dalby) 

Proposal: Erection of a greenhouse 

Location: Dalby's Nurseries Common Lane Warthill Sand Hutton North Yorkshire 

YO19 5XW 

 

Registration Date:          
8/13 Wk Expiry Date:  11 November 2016  

Overall Expiry Date:  14 September 2016 

Case Officer:  Tim Goodall Ext: 332 

 

CONSULTATIONS: 
 

Parish Council No views received to date  

Public Rights Of Way Adj Public Right of Way - Informative to be added  

 

Neighbour responses:  
 

 

 

SITE: 
 

The application site is Dalby's Nurseries, on Common Lane to the north of the village of Warthill. The 

site is an existing horticultural nursery with a number of single storey buildings including glass 

houses, poly tunnels and further ancillary development. 

 

To the north of the application site is Black Shed Farm. 

 

The site lies outside of Warthill's development limits and within the York Green Belt. 

 

PROPOSAL: 
 

Planning permission is sought for the erection of a greenhouse that will have a triple curved roof 

reaching a maximum of 4.5 metres in height. The building will be 56.1 metres deep and 28.8 metes 

wide. 

 

The building will be a steel frame construction and with polythene walls and roof. The walls with 

have a galvanised steel skirt and will have sliding doors to the north and south elevations.  

 

CONSULTATION RESPONSES: 
 

North Yorkshire County Council public right of way team have responded to advise there is a 

footpath near the site and an informative regarding no obstructions should be added to any planning 

permission. 

 

No further consultation responses were received. 

 

This planning application is brought before Members for consideration and determination as due to its 

scale it is classified as 'major' development. 
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HISTORY: 
 

In addition to various planning permissions granted in the 1980s and 1990s for additional glasshouses 

and polytunnels, permission has also been granted for an office/staff room in 2006 and a storage 

building in 2015. 

 

POLICIES 

 

National Planning Policy Framework 

National Planning Practice Guidance 

 

Local Plan Strategy -Policy SP1 General Location of Development and Settlement Hierarchy 

Local Plan Strategy -Policy SP9 The Land-Based and Rural Economy   

Local Plan Strategy - Policy SP16 Design 

Local Plan Strategy - Policy SP19 Presumption in Favour of Sustainable Development 

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

 

APPRAISAL: 
 

The key issues to consider are: 

 

i. Impact on the openness of the York Green Belt 

ii. Design 

iii. Impact on Neighbour Amenity 

iv. Conclusion 

 

i. Impact on the openness of the York Green Belt 
 

Policy SP1 (General Location of Development and Settlement Hierarchy) of the Ryedale Plan - Local 

Plan Strategy states that proposals for development within the Green Belt will be assessed against 

national policy. The National Planning Policy Framework (NPPF) states that the local planning 

authority should regard the construction of new buildings as inappropriate in the Green Belt. 

Exceptions to this include buildings for agriculture and forestry. Section 336 of the Town and Country 

Planning Act defines 'agriculture' as including horticulture, fruit growing, seed growing and also the 

use of land for nursery grounds. 

 

Policy SP9 (Land-Based and Rural Economy) supports the erection of new buildings that are 

necessary to support land-based activity and a working countryside, including for farming, forestry 

and equine purposes. 

 

The applicant's design and access statement advises that the proposed greenhouse will be for internal 

growing for the existing nursery to support increased demand. The proposed development will be set 

between the existing storage building at the site and the glasshouses. Given the nature of the proposed 

development, it is considered to be acceptable in principle subject to further consideration of the 

following matters. 

 

ii. Design 
 

To accord with Policies SP16 (Design) and SP20 (Generic Development Management Issues) and 

reinforce local distinctiveness, the location, siting, form, layout, scale and detailed design of new 

development should respect the context provided by its surroundings. Attention should be paid to the 

grain of settlements, influenced by street blocks, plot sizes, the orientation of buildings, boundaries, 

spaces between buildings and the density, size and scale of buildings. Consideration must also be 

given to the type, texture and colour of materials, quality and type of building techniques and 

elements of architectural detail. 
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The application site contains existing glass houses and storage buildings located off an arterial track 

heading away from Common Lane. The site of the proposed green house will be to the north of the 

access track, in between the storage building granted permission in 2015 and an existing greenhouse. 

The proposed greenhouse will be of steel frame construction, predominantly with clear polythene 

sheeting walls and a triple curved polythene sheet roof. The design is in keeping with the existing 

nature of development for the site and is a typical design for its proposed use. As such the design 

proposed development is considered to accord with Policy SP16 of the Ryedale Plan - Local Plan 

Strategy. 

 

iii.  Impact on Neighbour Amenity 
 

In accordance with Policy SP20, new development will not have a material adverse impact on the 

amenity of present and future occupants, the users or occupants of neighbouring land and buildings or 

the wider community by virtue of its design, use, location and proximity to neighbouring land uses. 

Impacts on amenity can include, for example, noise, dust, odour, light flicker, loss of privacy or 

natural daylight or be an overbearing presence. 

 

The proposed development will be a maximum of 4.5 metres high and sited towards the northern edge 

of the site, to the south of Black Sheds Farmhouse, which is approximately 18 metres away. There are 

no windows to the south facing elevation of this dwelling and there is an existing boundary hedge. 

Due to the existing landscaping, the single storey design and the degree of physical separation, there 

is not considered to be a materially adverse impact on the amenity of present and future occupiers of 

Black Sheds Farm. 

 

iv. Conclusion 
 

The proposed development is considered to meet national and local planning policies and is 

recommended to Members for approval subject to the following conditions. 

 

 

RECOMMENDATION:  Approval  
 

1 The development hereby permitted shall be begun on or before . 

  

 Reason:- To ensure compliance with Section 51 of the Planning and Compulsory Purchase 

Act 2004 

 

2 The development hereby permitted shall be carried out in accordance with the following 

approved plan(s): 

  

 Elevations validated by the local planning authority on 12/08/16 

  

 Site Plan validated by the local planning authority on 12/08/16 

  

 Location Plan validated by the local planning authority on 12/08/16 

  

 Reason: For the avoidance of doubt and in the interests of proper planning. 

 

 

INFORMATIVE 
 

No works are to be undertaken which will create an obstruction, either permanent or temporary, to the 

Public Right of Way adjacent to the proposed development. Applicants are advised to contact the 

County Council's Access and Public Rights of team at County Hall, Northallerton via 

paths@northyorks.gov.uk to obtain up-to-date information regarding the line of the route of the way. 

The applicant should discuss with the Highway Authority any proposals for altering the route. 
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Background Papers  
 

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 

National Planning Policy Framework 

Responses from consultees and interested parties 
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Item Number: 9 

Application No: 16/00072/OUT 

Parish: Marishes Parish Meeting 

Appn. Type: Outline Application 

Applicant: Mr A N Willis 

Proposal: Erection of an agricultural workers dwelling 

Location: Land At Golden Square Low Marishes Malton North Yorkshire  

 

Registration Date:          
8/13 Wk Expiry Date:  26 September 2016  

Overall Expiry Date:  26 August 2016 

Case Officer:  Tim Goodall Ext: 332 

 

CONSULTATIONS: 

 

Parish Council Support  

Highways North Yorkshire No objection  

Countryside Officer Recommend condition  

Land Use Planning No response to date  

Tree & Landscape Officer No response to date  

Environmental Health Officer No response to date  

 

Neighbour responses:  
 

 

 

SITE: 
 

The application site is an existing paddock to the south of Golden Square, an existing farmstead. 

 

In addition to the farmhouse, there are 330 acres of arable and grass land, a public weighbridge, an eight 

bay lorry park, a storage yard area and industrial units. The paddock is in the south western corner of the 

existing development. 

 

The site lies in open countryside to the west of the A169, between Malton and Pickering. There is an 

existing vehicular access off the A169. 

 

PROPOSAL: 

 

Outline planning permission is sought for the erection of an agricultural worker's dwelling in the 

paddock to the south of the farmhouse, accessed via the existing vehicular access. 

 

CONSULTATION RESPONSES: 
 

A letter of support has been received from Marishes Parish Meeting. The letter states that the business is 

a major source of local employment and should be supported, the development will not affect other 

people or properties. There is a proven need for another house to support the business. Residents wish to 

support the success of the business and feel another dwelling would assist this. 

 

The letter of support asserts the application will support local businesses in this location (the open 

countryside). Given national and local planning policy support for the rural economy, this 

representation raises a material planning consideration. The planning application has been 

recommended for refusal and under Ryedale District Council's scheme of delegation for the 

determination of planning application it is required for this planning application to be considered by 

Members of the Planning Committee. 
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HISTORY: 

 

11/01306/FUL - Erection of a 20m high (overall tip height 26m) 15Kw wind turbine to generate 

electricity for on farm use - Refused 

05/01432/FUL - Part sub-division alteration and extension of existing farmhouse and attached 

garage/workshop to form a 2 bedroom self-contained residential annex (revised details to refusal) 

05/00505/FUL dated 05.07.2005)  Refused - Appeal Dismissed (ref: APP/Y2736/A/06/2014392/NWF) 

05/00505/FUL - Erection of two-storey extension to farmhouse and sub-division to form an additional 

4-bedroom dwelling  Refused 

05/00504/FUL - Erection of a light industrial unit - Permitted 

04/01514/FUL - Change of use of agricultural buildings to Use Classes B1, B2 and B8 - Permitted 

04/00198/FUL - Erection of agricultural storage and workshop building with attached triple garage - 

Permitted 

00/00330/FUL - Change of use of agricultural land for parking of eight lorries and trailers - Permitted 

 

APPRAISAL: 

 

The key issues to consider are: 

 

i. Whether there is a functional need for the dwelling? 

ii. Design considerations 

iii. Ecology 

iv. Highways 

v. Other Matters 

 

 

i. Whether there is a functional need for the dwelling? 

 

Paragraph 55 of the NPPF states that local planning authorities should avoid new isolated homes in the 

countryside unless there are special circumstances such as the essential need for a rural worker to liver 

permanently at or near their place of work in the countryside. While the former National Planning 

Policy Statement (PPS) 7 has been revoked,  Annexe A of the statement provides a suitable guide with 

regard to the functional test for a new agricultural dwelling. The tests from the annex are as follows: 

 

1. There is a clear established functional need 

2. The need relates to a full time worker, or one who is primarily involved in agriculture and 

 does not relate to a part-time requirement 

3. The unit and the agricultural activity concerned have been established for at least three years, 

 have been profitable for at least one of them are currently financially sound and have a clear 

 prospect of remaining so 

4. The functional need could not be fulfilled by another existing dwelling on the unit, or any 

 other existing accommodation in the area which is suitable and available for occupation by 

 the worker's concerned 

5. Other normal planning requirements 

 

 

Policies SP2 and SP21 of the Ryedale Plan - Local Plan Strategy require that new residential 

development in the open countryside to support land-based activity, will be required to demonstrate an 

essential need for the dwelling that cannot be met elsewhere. Policy SP9 supports new buildings that are 

necessary to support land based activity and a working countryside. 

 

The application is for outline planning permission for an additional dwelling at the site, as well as the 

existing farmstead.  
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The application indicates the proposed dwelling is for the son of the owner who is jointly responsible 

for the management, security, supervision duties of the site, including the weighbridge. In this instance, 

the applicant has submitted an agricultural justification report and appraisal in support of the proposed 

development. Furthermore, letters of support dated 2014 have been received from two businesses using 

the weighbridge, highlighting the early and later hours that operation is required. 

 

 

The appraisal sets out the case for the functional need for the dwelling, including for the arable 

enterprise, for the industrial units, weighbridge, and banksman (health and safety) regulations. 

 

It is of note that in 2005 planning permission was refused for the formation of a two bedroom annexe on 

the site. This proposal was subsequently dismissed on appeal after an Informal Hearing, by a Planning 

Inspector in January 2007. Paragraph 9 of the Inspector's decision noted: 

 

"In my view the isolated location of the site and the position of the access road next to the existing 

dwelling already provides a measure of security for the business units. Nonetheless, if the lack of 

security was a serious problem for the appellants, it seems to me that one of the first measures which 

could be implemented would be the fencing of the perimeter of the site in order to make this secure. 

Furthermore, I consider that the existing dwelling on the site already satisfies the stated need for persons 

to be present on site. While I sympathise with Mr Willis Snr's desire to share this burden with Mr Willis 

Jnr, Annex A to PPS7 makes it clear that whether or not a dwelling is essential will depend on the needs 

of the enterprise concerned and not on the personal preferences or circumstances of any individuals 

involved. On the basis of the information before me, I do not consider the security needs of the business 

units to be such that a second dwelling on the site can be justified. Accordingly I conclude that the 

functional need for a new dwelling within the countryside cannot be justified in this case 

 

."A full copy of the earlier appeal decision is appended to this report for Members information. 

 

It is recognised that the isolated nature of the site remains and that vehicular access continues to be via 

the main farmhouse. As such, the argument that the second dwelling is necessary for the security of the 

site is considered to remain unjustified and that there is no material difference to the application that 

were considered at appeal in 2007. 

 

The supporting documents note the extended hours of the use of the public weighbridge. Employment 

during extended hours is not uncommon in many roles that do not require on site accommodation, such 

as factory working, community health workers etc. Given there is already a dwelling at the site, the 

operation of the weighbridge is not in itself considered to be justification for a second dwelling. As 

previously noted by the Planning Inspector, whether a dwelling is essential depends on the needs of the 

enterprise, not the personal preferences or circumstances of the individuals involved. 

 

The submitted appraisal report makes no mention of there being a livestock element to the existing 

farming enterprise, which is described as an Arable farming enterprise of 330 acres. Paragraph 8 of the 

2007 Inspector's decision notes that: "the appellants accepted that they could not justify a new dwelling 

on the basis of the agricultural holding which consists of 350 acres (approx. 141 ha) of arable land in the 

surrounding area." While it is recognised that there have been changes to national and local planning 

policy since 2007, notably the publication of the NPPF and the adoption of the Ryedale Plan - Local 

Plan Strategy, the agricultural element of the business remains essentially unchanged since 2005.  There 

are not considered to be material considerations that would alter this view to the extent that it would 

justify the need for an additional dwelling on the site. 

 

ii. Design Considerations 

 

To accord with Policies SP16 (Design) and SP20 (Generic Development Management Issues) and 

reinforce local distinctiveness, the location, siting, form, layout, scale and detailed design of new 

development should respect the context provided by its surroundings. Attention should be paid to the 

grain of settlements, influenced by street blocks, plot sizes, the orientation of buildings, boundaries, 

spaces between buildings and the density, size and scale of buildings.  
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Consideration must also be given to the type, texture and colour of materials, quality and type of 

building techniques and elements of architectural detail. 

 

The application is an outline proposal and is for a two bedroom bungalow to the south of the existing 

farmhouse. While details of the design have not been submitted at this stage, it is recognised that the site 

is physically capable of accommodating a two bedroomed single storey dwelling. 

 

 iii. Ecology 
 

The planning application was accompanied by an Ecological Appraisal that recognised there are some 

important habitats in the vicinity that may be affected by the proposal, including hedgerows and 

pond/wetland. Given these have the potential to provide habitat for water voles and nesting birds, the 

Council's Countryside Officer recommends relevant conditions be attached if planning permission is 

granted. 

 

iv. Highways 

 

Access to the site will be via the existing vehicular access from the A169 to the east of the site. The 

planning application has been subject to consultation with North Yorkshire County Council Highways 

and there are no objections to the proposal on highway safety grounds. 

 

 

The applicant has failed to demonstrate there is a functional essential need for a second dwelling at the 

site. The proposal is therefore contrary to the NPPF and Policies SP2, SP9 and SP21 of Ryedale Plan 

-Local Plan Strategy. Refusal is recommended. 

 

 

RECOMMENDATION:  Refusal  
 

The proposal has failed to demonstrate there is a functional essential need for an additional dwelling at 

the site and therefore is contrary to Paragraph 55 of the National Planning Policy Framework and 

Policies SP2, SP9 and SP21 of the Ryedale Plan - Local Plan Strategy. 

 

 

Background Papers: 
  

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 

National Planning Policy Framework 

Responses from consultees and interested parties 
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Item Number: 10 

Application No: 16/01229/FUL 

Parish: Kirkbymoorside Town Council 

Appn. Type: Full Application 

Applicant: SEP Properties Limited (Mr Singh) 

Proposal: Erection of single storey rear extension following demolition of existing 

single storey rear extensions together with alterations to shop front to 

include replacement of 3no. ground floor windows with 2no. display 

windows  

Location: Barclays Bank  23 Market Place Kirkbymoorside YO62 6AA 

 

Registration Date:          
8/13 Wk Expiry Date:  27 September 2016  

Overall Expiry Date:  11 September 2016 

Case Officer:  Tim Goodall Ext: 332 

 

CONSULTATIONS: 

 

Highways North Yorkshire Requests further information be obtained  

Parish Council No response to date  

Building Conservation Officer No objection - recommend conditions  

 

Neighbour responses: Mr Steven Alec Helm,  

 

 

 

SITE: 
 

The application site is the former Barclay's Bank on the south west side of Market Place, 

Kirkbymoorside. 

 

The building is currently vacant at ground floor level with the upper floor in residential use. There is 

an existing stepped entrance to the building and a separate ground floor entrance on Market Place to 

the flats. 

 

There is a flat roof rear extension to the rear of the building that sits within an enclosed courtyard. In 

the courtyard are some ancillary outbuildings. 

 

The application site lies within the Kirkbymoorside conservation area and within the Article 4 

Direction area. The site is also within the town centre commercial limit. 

 

PROPOSAL: 

 

Planning permission is sought for the erection of a flat roof single storey rear extension following 

demolition of the existing single storey extensions at the rear of the building.  

 

The shop front will be altered to include the replacement of 3 no. ground floor windows with 2 no. 

display windows 

 

The original planning application also proposed the creation of an access ramp to the front of the 

building and the demolition of the existing outbuildings to the rear of the site. These elements of the 

proposal have been removed, following concerns raised by the planning and highway officers. 
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CONSULTATION RESPONSES: 

 

North Yorkshire County Council were consulted as the original proposal included an access ramp 

onto the public highway. This element of the scheme has now been removed. 

 

The Council's Building Conservation Officer has no objection to the proposal. 

 

The occupier of 35 Piercy End objected to the application due to the loss of the bronze window 

frames and art deco type facade  

 

This planning application is brought before Members for consideration and determination as the 

objection relates to the proposed alterations to the building, which is material planning consideration. 

 

HISTORY: 

 

3/72/274/PA - Erection of toilet/store extension - Approved 04.02.85 

 

04/00066/FUL - Installation of external disabled access ramp with handrail and automated entrance 

door - Refused - Appeal dismissed 

 

07/00014/FUL - Installation of 1 no. automated teller machine (ATM) - Approved 

 

07/00435/FUL - Sub-division of first and second floor three bedroom flat to 2 no. one bedroom flats - 

Approved 

 

11/00517/FUL - Installation of external disabled access ramp - Refused 

 

POLICY: 
 

National Planning Policy Framework 

National Planning Practice Guidance 

 

Ryedale Plan - Local Plan Strategy 

 

SP7 - Town Centres and Retailing 

SP12 - Heritage 

SP16 - Design 

SP19 - Presumption in Favour of Sustainable Development 

SP20 - Generic Development Management Issues 

 

APPRAISAL: 

 

The key issues to consider are: 

 

i. Impact on the Kirkbymoorside conservation area 

ii. Design considerations 

iii. Impact on Neighbour Amenity 

iv. Highways 

v. Conclusion 

 

i. Impact on the Kirkbymoorside conservation area 

 

Policy SP12 (Heritage) of the Ryedale Plan - Local Plan Strategy states that conservation areas and 

their setting will be conserved and where appropriate, enhanced. Proposals which result in less 

substantial harm will only be agreed where the public benefit of the proposal is considered to 

outweigh the harm and the extent of the harm to the asset. 
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The existing building was formerly a bank in use class A2 (financial and professional services). A2 

use units can be converted to retail (use class A1) without planning permission, under "permitted 

development" and a cafe (use class A3) subject to prior approval from the local planning authority. 

 

The proposed alterations include the demolition of the flat roof single storey extensions that included 

the former bank vault. The materials used in the construction of the existing extension do not 

complement the original building. The proposed replacement extension will also have a flat roof, but 

the demolition of the existing structure allows for a more sympathetic use of materials thereby 

enhancing the conservation area. 

 

The proposed window alterations to the front elevation will provide for additional light into what is 

currently a relatively gloomy room at the front of the unit due to the limited size of the openings.  

 

The Council's Building Conservation Officer has been consulted on the planning application and has 

no objection, making the following comments: 

 

"In my opinion the principle of removing the bank facade and installing a shop front is acceptable. 

The character of the conservation area at this point is commercial shops, and a property with a 

traditionally designed shopfront would be in keeping with the wider character of the conservation 

area. Whilst the existing bank facade has some qualities, it is clearly an introduction into a much 

earlier building and does not have a comprehensive design quality as a whole building.   In addition, 

the high level of the windows and the domestic scale of them gives a closed in appearance to the 

building which is not reflected in the surrounding more active frontages.  The revised shopfront 

design picks up on both the first floor windows and the deco bank elements which is an improvement 

on the initial submission. The impressive timber bank doors are to be retained in situ which is 

welcomed. The extension to the rear replaces 2 smaller inappropriate extensions and is utilitarian in 

appearance but has rationalised the space for better use of the building."   

 

ii. Design considerations 

 

Policy SP7 supports proposals that will maintain and enhance the vitality and viability of Ryedale's 

town centres. Extensions and alterations to existing buildings will be appropriate and sympathetic to 

the character and appearance of the existing building in terms of scale, form, and use of materials to 

accord with Policies SP16 (Design) and SP20 (Generic Development Management Issues). 

 

The proposed single storey rear extension will provide additional internal space that is more suited to 

modern commercial requirements than the existing bank vault. The loss of the existing extensions and 

it replacement will provide an opportunity for an improvement to the rear elevation by virtue of 

controlling the construction materials used. 

 

The proposed window alterations to the front elevation will allow for more light into the internal 

spaces and will complement the existing shop fronts on Market Place that tend towards larger 

openings. It is considered that the alterations will make the unit more practical for a commercial use 

thereby supporting the aims of Policy SP7.  

 

The Council's Building Conservation Officer had the following comments to make on the proposed 

design alterations:  

 

The revised shopfront design picks up on both the first floor windows and the deco bank elements 

which is an improvement on the initial submission. The impressive timber bank doors are to be 

retained in situ which is welcomed. The extension to the rear replaces 2 smaller inappropriate 

extensions and is utilitarian in appearance but has rationalised the space for better use of the building.   

 

The proposed alterations are considered to accord with the design principles set out in Policy SP16 

subject to conditions relating to material samples and detailed drawings of the shop front alterations. 
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iii. Impact on Neighbour Amenity 
 

In accordance with Policy SP20, new development will not have a material adverse impact on the 

amenity of present and future occupants, the users or occupants of neighbouring land and buildings or 

the wider community by virtue of its design, use, location and proximity to neighbouring land uses. 

Impacts on amenity can include, for example, noise, dust, odour, light flicker, loss of privacy or 

natural daylight or be an overbearing presence. 

 

The proposed replacement single storey rear extension will due to its scale, siting and design result in 

no loss of amenity to neighbours. The rear of the site is well enclosed with high walls that will be 

higher than the proposed extension. Therefore the proposed development will accord with Policy 

SP20.  

 

iv. Highways 

 

The planning application originally included the provision of an access ramp onto Market Place. 

However, following concerns raised by the Council's Building Conservation Officer and North 

Yorkshire County Council's Highways Officer, this aspect of the scheme has been omitted. 

 

v. Conclusion 
 

The proposed development is considered to comply with national and local planning policies and is 

recommended for approval subject to the following conditions. 

 

 

RECOMMENDATION:  Approval  
 

1 The development hereby permitted shall be begun on or before . 

  

 Reason:- To ensure compliance with Section 51 of the Planning and Compulsory Purchase 

Act 2004 

 

2 Prior to the commencement of the development hereby permitted,  or such longer period as 

may be agreed in writing with the Local Planning Authority, details and samples of the 

materials to be used on the exterior of the building the subject of this permission shall be 

submitted to and approved in writing by the Local Planning Authority. 

  

 Reason: To ensure a satisfactory external appearance and to satisfy the requirements of 

Policies SP12 and SP16 of the Ryedale Plan - Local Plan Strategy.  

 

3 Prior to the commencement of the development hereby permitted,  1:10 scale drawings of 

the hereby approved shop front alterations, including cross sections, shall be submitted to 

and approved in writing by the Local Planning Authority 

  

 Reason: To ensure an appropriate appearance and to comply with the requirements of 

Policies SP12 and SP16 of the Ryedale Plan - Local Plan Strategy. 

 

4 The development hereby permitted shall be carried out in accordance with the following 

approved plan(s): 

  

 Proposed Elevation and Layouts no 002 rev C validated by the local planning authority on 

22/09/2016 

  

 Reason: For the avoidance of doubt and in the interests of proper planning. 
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Background Papers: 

  

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 

National Planning Policy Framework 

Responses from consultees and interested parties 
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Item Number: 11 

Application No: 16/01337/73A 

Parish: Norton Town Council 

Appn. Type: Non Compliance with Conditions 

Applicant: C & A Brack (Mr C Brack) 

Proposal: Variation of Condition 05 of approval 15/00848/FUL dated 25.09.2015 to 

allow use between 08:00 hours and 19:00 hours on Mondays to Saturdays 

Location: 5 Church Street Norton Malton North Yorkshire YO17 9HP 

 

Registration Date:          
8/13 Wk Expiry Date:  30 September 2016  

Overall Expiry Date:  14 September 2016 

Case Officer:  Tim Goodall Ext: 332 

 

CONSULTATIONS: 
 

Parish Council Recommend Refusal  

 

Neighbour responses:  
 

 

 

SITE: 

 

The application site is 5 Church Street, Norton and is currently in use as hand car wash facility. 

Church Street forms part of the B1248 Malton to Beverley Road. 

 

The site lies opposite the Gulf petrol station on Church Street, which has a separate hand car wash 

operation to the rear. There is a non-residential building at 7 Church Street to the east of the site and 

the former public conveniences is to the west of the site. 

 

The site lies within flood zones 2 and 3 and also within Norton conservation area. 

 

PROPOSAL: 
 

Permission is sought for the variation of condition 05 of planning permission 15/00848/FUL. The 

wording of the condition is as follows: 

 

The site shall be used for the approved use between 09:00 hours and 18:00 hours on Mondays to 

Fridays; and between 09:00 hours and 18:00 hours on Saturdays and Sundays. 

 

Reason:- To ensure that the amenities of nearby residents are not unreasonably affected. 

 

It is proposed to extend the permitted hours to 08:00 hours and 19:00 hours on Mondays to Saturdays 

and for Sunday hours to remain as 09:00 to 18:00 hours. 

 

CONSULTATION RESPONSES: 

 

Norton Town Council object to the proposal, citing concerns over the extended hours.  The Town 

Council response is appended to this report. Members will note that whilst refusal is recommended by 

the Town Council there is no further elaboration in the reasons  for the objection. 

 

No further consultation responses were received. 
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This application is brought before Members for consideration and determination as the objection 

relates to the proposed alterations to the hours of use, which is a material planning consideration. 

 

HISTORY: 

 

11/00376/FUL - Change of use of land to site for hand car wash - Permitted 

 

15/00848/FUL - Retention of site for use as a hand car wash with retention of associated equipment to 

include two containers, car port, two static signs and entrance/exit gates (retrospective application) - 

Permitted 

 

POLICIES: 

 
National Planning Policy Framework 

National Planning Practice Guidance 

 

Local Plan Strategy - Policy SP19 Presumption in Favour of Sustainable Development 

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

 

 

APPRAISAL: 

 

The key issues to consider are: 

 

i. The impact on Neighbour Amenity 

ii. Conclusion 

 

i. The impact on Neighbour Amenity 
 

The principle of development at this site was most recently considered under planning application 

15/00848/FUL. The impact of development on the conservation area and the flood zones were taken 

into account and a temporary planning permission was granted. The purpose of the current application 

is to consider the impact of the additional 12 hours per week of commercial operation on neighbour 

amenity, given the earlier start times and later finishing times on Mondays to Saturdays. 

 

In accordance with Policy SP20, new development will not have a material adverse impact on the 

amenity of present and future occupants, the users or occupants of neighbouring land and buildings or 

the wider community by virtue of its design, use, location and proximity to neighbouring land uses. 

Impacts on amenity can include, for example, noise, dust, odour, light flicker, loss of privacy or 

natural daylight or be an overbearing presence. 

 

It is relevant that planning permission, when granted in 2015 was a temporary permission for three 

years. This variation to the planning condition, if approved will be in place only until September 

2018, at which point further planning permission would be required for the continued operations. 

 

The proposal to vary the current planning application would allow for an additional hour of trading in 

the morning and an additional hour of trading in the evening, for six days a week. The context of the 

site is particularly important in this instance. The site lies approximately 40 metres to the east of the 

railway level crossing and the intersection of Church Street with Welham Road. Church Street (also 

the B1248) is one of the main routes through Norton and there will be continual vehicular traffic in 

close proximity to the site during this time. There are many businesses in close proximity to the 

application site with hours of operation that will exceed those proposed. This includes the Gulf petrol 

station and a hand car wash  on the opposite side of Church Street, the Lidl supermarket to the west on 

Welham Road and the Derwent Arms public house further east on Church Street. 
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Due to the location of the site in relation to nearby buildings and the distances involved from the 

nearest residential buildings, it is not considered that the additional hours of operation will result in a 

materially adverse impact on amenity to the occupiers of neighbouring land and buildings. The 

proposal therefore complies with Policy SP20. 

 

ii. Conclusion 
 

The proposed increase in hours is considered to comply with national and local planning policies and 

is recommended for approval to amend the wording of condition 05 of planning permission 

15/00848/FUL. 

 

 

 

RECOMMENDATION:  Approval  
 

 

Background Papers: 
  

Adopted Ryedale Local Plan 2002 

Local Plan Strategy 2013 

National Planning Policy Framework 

Responses from consultees and interested parties 
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RYEDALE DISTRICT COUNCIL 
 

APPLICATIONS DETERMINED BY THE DEVELOPMENT CONTROL MANAGER 

IN ACCORDANCE WITH THE  SCHEME OF DELEGATED DECISIONS 
 

PERIOD 19 SEPTEMBER - 14 OCTOBER 2016 

  

 

 

1.  

Application No: 16/00272/FUL    Decision:  Approval 

Parish: Great & Little Barugh Parish Council 
Applicant: Ms Clare Davison 

Location: High Westfield Farm  Greenland Lane Little Barugh Malton YO17 6UY 

Proposal: Erection of an agricultural building for general purpose, erection of stables and 
rebuilding of derelict farm building to form health treatment facility following 

demolition of existing outbuilding 

_______________________________________________________________________________________________ 
 

2.  
Application No: 16/00892/FUL    Decision:  Approval 

Parish: Welburn (Malton) Parish Council 

Applicant: Mr And Mrs Elliot 
Location: Outbuildings At Hardy Flatts Whitwell Road Welburn Malton   

Proposal: Change of use and alterations to detached outbuildings to form a one-bedroom 

holiday cottage and a two-bedroom holiday cottage to include a two-storey extension 
to north west elevation and erection of a detached garage to serve both cottages 

together with formation of 4no. car parking spaces 

_______________________________________________________________________________________________ 
 

3.  
Application No: 16/01061/REM    Decision:  Refusal 

Parish: Nawton Parish Council 

Applicant: Mr & Mrs Wallis 
Location: Land At 1 Station Cottages Station Road Nawton Helmsley   

Proposal: Erection of a three bedroom dwelling (outline approval 13/00536/OUT dated 

30.07.2013 refers) 
_______________________________________________________________________________________________ 

 

4.  

Application No: 16/01085/FUL    Decision:  Approval 

Parish: Weaverthorpe Parish Council 
Applicant: Mr Christopher Boyes 

Location: Land Adjacent To The Paddocks Main Road Weaverthorpe Malton North Yorkshire   

Proposal: Erection of a three-bedroom detached dwelling with attached double garage 
_______________________________________________________________________________________________ 

 

5.  

Application No: 16/01125/LBC    Decision:  Approval 

Parish: Great & Little Barugh Parish Council 
Applicant: Ms Clare Davison 

Location: High Westfield Farm  Greenland Lane Little Barugh Malton YO17 6UY 

Proposal: Erection of an agricultural building for general purpose, erection of stables and 
rebuilding of derelict farm building to form health treatment facility following 

demolition of existing outbuilding 

_______________________________________________________________________________________________ 

Page 188

Agenda Item 13



 

6.  
Application No: 16/01186/FUL    Decision:  Approval 

Parish: Luttons Parish Council 

Applicant: Mr J E Sleightholme 
Location: The Bungalow Main Road Helperthorpe Malton North Yorkshire YO17 8TQ  

Proposal: Change of use of agricultural land to allow formation of vehicular access to serve 

The Bungalow and adjacent field 
_______________________________________________________________________________________________ 

 

7.  

Application No: 16/01219/FUL    Decision:  Approval 

Parish: Kirkbymoorside Town Council 
Applicant: War Memorial Hall Committee (Ms Sheila Ridley) 

Location: Memorial Hall  Market Place Kirkbymoorside YO62 6DA 

Proposal: Erection of rear extension to house a lift  serving the ground and first  floors 
_______________________________________________________________________________________________ 

 

8.  

Application No: 16/01220/LBC    Decision:  Approval 

Parish: Kirkbymoorside Town Council 
Applicant: War Memorial Hall Committee (Ms Sheila Ridley) 

Location: Memorial Hall  Market Place Kirkbymoorside YO62 6DA 

Proposal: External and internal alterations to include erection of rear extension to house a lift  
serving the ground and first floors, installation of wall-mounted lights and 2no. 

wall-mounted notice boards, removal of secondary glazing from north elevation 

ground floor windows together with internal partit ioning and levelling of access to 
facilitate wheelchair accessibility, revised toilet facilit ies and formation of first  floor 

kitchen following removal of stair lift  and first  floor staircase 

_______________________________________________________________________________________________ 
 

9.  
Application No: 16/01231/FUL    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Mrs Wilson 
Location: Barn At Keld Head Farm Keld Head Pickering North Yorkshire   

Proposal: Change of use and alteration of agricultural barn to form a two bedroom dwelling 

with parking and amenity area to include erection of a single storey extension and 
demolition of adjacent steel framed agricultural building 

_______________________________________________________________________________________________ 
 

10.  

Application No: 16/01232/LBC    Decision:  Approval 
Parish: Pickering Town Council 

Applicant: Mrs Wilson 

Location: Barn At Keld Head Farm Keld Head Pickering North Yorkshire   
Proposal: Conversion and alteration of agricultural barn to form a two bedroom dwelling with 

parking and amenity area to include erection of a single storey extension and 

demolition of adjacent steel framed agricultural building 
_______________________________________________________________________________________________ 

 

11.  

Application No: 16/01270/HOUSE    Decision:  Approval 

Parish: Westow Parish Council 
Applicant: Mr & Mrs P Tyler 

Location: Roselily Barn Main Street Westow Malton YO60 7NE  

Proposal: Erection of part two storey/part single storey side extension and single storey rear 
extension. 

_______________________________________________________________________________________________ 
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12.  
Application No: 16/01277/FUL    Decision:  Approval 

Parish: Swinton Parish Council 

Applicant: JF & TY Monkman 
Location: Land At Malton Road Swinton Malton North Yorkshire   

Proposal: Erection of an agricultural building for the housing of livestock 

_______________________________________________________________________________________________ 
 

13.  
Application No: 16/01280/HOUSE    Decision:  Approval 

Parish: Thornton-le-Clay Parish Council 

Applicant: Edward and Catherine Hartshorne 
Location: Hazel Cottage  High Street Thornton Le Clay YO60 7TE 

Proposal: Erection of 2no. first floor extensions to east and west side elevations and single 

storey extension to rear elevation following demolition of existing conservatory 
_______________________________________________________________________________________________ 

 

14.  

Application No: 16/01286/HOUSE    Decision:  Approval 

Parish: Norton Town Council 
Applicant: Mr Steven Adcock 

Location: 7 The Avenue Norton Malton YO17 9EF 

Proposal: Erection of two storey extension to side elevation to include replacement attached 
garage 

_______________________________________________________________________________________________ 
 

15.  

Application No: 16/01305/HOUSE    Decision:  Approval 
Parish: Malton Town Council 

Applicant: Mr And  Mrs P Tate Smith 

Location: 2 York Road Malton YO17 6AX 

Proposal: Erection of a part two storey/part single storey extension to side and rear elevations 

to include integral double garage with bedroom above 

_______________________________________________________________________________________________ 
 

16.  
Application No: 16/01309/FUL    Decision:  Approval 

Parish: Coulton Parish Council 

Applicant: Mr Paul Judson 
Location: Coulton House Farm Coulton Lane Coulton Helmsley YO62 4NE  

Proposal: Erection of an agricultural building for the housing of pigs 

_______________________________________________________________________________________________ 
 

17.  
Application No: 16/01311/HOUSE    Decision:  Refusal 

Parish: Thornton-le-Dale Parish Council 

Applicant: Mr & Mrs Hayne 
Location: Summer Tree Farm Thornton Lane High Marishes Malton North Yorkshire YO17 

6UH  

Proposal: Formation of a roof balcony to north elevation 
_______________________________________________________________________________________________ 

 

18.  

Application No: 16/01312/LBC    Decision:  Refusal 

Parish: Thornton-le-Dale Parish Council 
Applicant: Mr & Mrs Hayne 

Location: Summer Tree Farm Thornton Lane High Marishes Malton North Yorkshire YO17 

6UH  
Proposal: External and internal alterations to allow formation of a roof balcony to north 

elevation Page 190



_______________________________________________________________________________________________ 
 

19.  

Application No: 16/01333/FUL    Decision:  Approval 
Parish: Slingsby Parish Council 

Applicant: Mr & Mrs Piers Shepherd 

Location: Outbuilding At The Old Rectory The Lawns Slingsby Malton   
Proposal: Change of use and alterations to ancillary outbuilding to form a 1no. bedroom 

self-contained residential annexe for family use to include installation of flue to 

east-facing roof-slope (part-retrospective) 
_______________________________________________________________________________________________ 

 

20.  

Application No: 16/01334/LBC    Decision:  Approval 

Parish: Slingsby Parish Council 
Applicant: Mr & Mrs Piers Shepherd 

Location: Outbuilding At The Old Rectory The Lawns Slingsby Malton   

Proposal: External and internal alterations to include installation of flue to east-facing 
roof-slope following roof and wall reconstruction,  11no. Yorkshire sliding sash 

windows to replace all existing windows and north elevation doors and 2no. sets of 

French doors to west elevation together with partitioning and partial floor levelling to 
allow formation of domestic facilit ies and installation of wood burner 

(part-retrospective) 

_______________________________________________________________________________________________ 
 

21.  
Application No: 16/01338/HOUSE    Decision:  Approval 

Parish: Ebberston Parish Council 

Applicant: Mr Matthew Smartt 
Location: Brook Cottage 44 Main Street Ebberston Scarborough North Yorkshire YO13 9NS  

Proposal: Extension and alteration of detached domestic outbuilding bordering Back Lane 

_______________________________________________________________________________________________ 
 

22.  
Application No: 16/01350/FUL    Decision:  Approval 

Parish: Swinton Parish Council 

Applicant: Mr And Mrs A Fox 
Location: Land To North Of Low Farm East Street Swinton Malton North Yorkshire   

Proposal: Erection of a detached four-bedroom dwelling and detached single garage with 

additional domestic accommodation above (revised details to approval 
15/01145/FUL) 

_______________________________________________________________________________________________ 

 

23.  

Application No: 16/01352/ADV    Decision:  Approval 
Parish: Kirkbymoorside Town Council 

Applicant: Ryedale Garages 1946 Ltd (Mr John Cook) 

Location: Ryedale Garages 1946 Ltd Piercy End Kirkbymoorside YO62 6DG  
Proposal: Display of 1no. internally illuminated text fascia name sign to the three sides of the 

vehicle showroom, 1no. internally illuminated wall mounted "Service & Parts" sign, 

1no.internally illuminated post mounted "Service & Parts" sign, 1no. 
non-illuminated ground mounted directional sign and 2no. non-illuminated wall 

mounted information signs 

_______________________________________________________________________________________________ 
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24.  
Application No: 16/01355/FUL    Decision:  Approval 

Parish: Foxholes Parish Council 

Applicant: Wilfred Scruton Ltd 
Location: Building North Of The Foundry Main Street Foxholes Driffield North Yorkshire   

Proposal: Erection of a commercial unit  for storage of machinery (Use Class B8) following 

demolition of existing building 
_______________________________________________________________________________________________ 

 

25.  

Application No: 16/01357/HOUSE    Decision:  Approval 

Parish: Normanby Parish Meeting 
Applicant: Mr & Mrs K & D Smith 

Location: 1 Riseborough View Main Street Normanby Kirkbymoorside YO62 6RH  

Proposal: Formation of new vehicular access 
_______________________________________________________________________________________________ 

 

26.  

Application No: 16/01358/LBC    Decision:  Approval 

Parish: Oswaldkirk Parish Meeting 
Applicant: Mr R J A Elmhirst 

Location: Oswaldkirk Hall Main Street Oswaldkirk Helmsley YO62 5XT  

Proposal: External and internal alterations to include installation of 1no. single-glazed timber 
sliding sash window to replace existing blocked opening to east elevation and 

formation of internal window seat  

_______________________________________________________________________________________________ 
 

27.  
Application No: 16/01367/LBC    Decision:  Approval 

Parish: Oswaldkirk Parish Meeting 

Applicant: Mr R J A Elmhirst 
Location: Oswaldkirk Hall Main Street Oswaldkirk Helmsley YO62 5XT  

Proposal: Internal alterations to include relocation of drawing room fireplace to centre of north 

wall  
_______________________________________________________________________________________________ 

 

28.  

Application No: 16/01378/HOUSE    Decision:  Approval 

Parish: Norton Town Council 
Applicant: Mrs K Ellis 

Location: 7 The Ridings Norton Malton North Yorkshire YO17 9AP  

Proposal: Erection of a single storey extension to front elevation of garage to allow formation 
of additional domestic living space for existing three-bedroom dwelling 

_______________________________________________________________________________________________ 
 

29.  

Application No: 16/01379/HOUSE    Decision:  Approval 
Parish: Norton Town Council 

Applicant: Mr Josh Nelson 

Location: 17 North Road Norton Malton North Yorkshire YO17 9JR  
Proposal: Erection of a part two storey/part single storey extension to side and rear elevations 

_______________________________________________________________________________________________ 
 

30.  

Application No: 16/01382/TPO    Decision:  Approval 
Parish: Swinton Parish Council 

Applicant: Mr Andrew Hague 

Location: Swinton Grange Swinton Lane Swinton Malton North Yorkshire YO17 6QR  
Proposal: To carry out various felling and pruning operations within Area A1 of TPO 267/2000 

in accordance with the submitted Tree Report dated May 2016 Page 192



_______________________________________________________________________________________________ 
 

31.  

Application No: 16/01383/FUL    Decision:  Approval 
Parish: Ampleforth Parish Council 

Applicant: Dr Gregory Black 

Location: St Benedicts House Main Street Ampleforth YO62 4DA  
Proposal: Change of use for a temporary period from an office to a doctors surgery 

_______________________________________________________________________________________________ 

 

32.  

Application No: 16/01384/ADV    Decision:  Approval 
Parish: Malton Town Council 

Applicant: Fitzwilliam Malton Estate 

Location: 16 Finkle Street Malton North Yorkshire YO17 7JD  
Proposal: Display of a non-illuminated hand painted gable end sign depicting the Visit  Malton 

branding 

_______________________________________________________________________________________________ 
 

33.  

Application No: 16/01385/LBC    Decision:  Approval 
Parish: Malton Town Council 

Applicant: Fitzwilliam (Malton) Estate 
Location: 16 Finkle Street Malton North Yorkshire YO17 7JD  

Proposal: Display of a non-illuminated hand painted gable end sign depicting the Visit  Malton 

branding 
_______________________________________________________________________________________________ 

 

34.  
Application No: 16/01388/HOUSE    Decision:  Approval 

Parish: Oswaldkirk Parish Meeting 

Applicant: Mr & Mrs J Elmhirst 
Location: Oswaldkirk Hall Main Street Oswaldkirk Helmsley YO62 5XT  

Proposal: Formation of flat roof over existing internal light well to form larger kitchen, 
installation of 2no. conservation rooflights to stairwell, window alterations to the 

north and west elevations of the approved extension and landscaping alterations to 

include the garden wc outbuilding 
_______________________________________________________________________________________________ 

 

35.  
Application No: 16/01389/LBC    Decision:  Approval 

Parish: Oswaldkirk Parish Meeting 

Applicant: Mr & Mrs J Elmhirst 
Location: Oswaldkirk Hall Main Street Oswaldkirk Helmsley YO62 5XT  

Proposal: External and internal alterations to include installation of flat roof over existing 
internal light well to form larger kitchen, installation of 2no. conservation rooflights 

to stairwell, window alterations to north and west elevations of approved extension, 

internal wall and floor level alterations and further works as listed in the Design , 
Access and Heritage Statement dated 17.08.2016 

_______________________________________________________________________________________________ 

 

36.  

Application No: 16/01403/HOUSE    Decision:  Approval 
Parish: Appleton-le-Street Parish Meeting 

Applicant: Mr Eric Fairbank 

Location: Lyndhurst Main Street Appleton Le Street Malton North Yorkshire YO17 6PG  
Proposal: Erection of a side extension that provides additional lower ground floor, ground 

floor, first floor and second floor space together with erection of front porch 

_______________________________________________________________________________________________ 
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37.  
Application No: 16/01404/FUL    Decision:  Approval 

Parish: Oswaldkirk Parish Meeting 

Applicant: Oswaldkirk Village Hall Trustees 
Location: Village Hall Main Street Oswaldkirk Helmsley YO62 5XT  

Proposal: Erection of single storey extension to east elevation and 3no. additional windows to 

south elevation 
_______________________________________________________________________________________________ 

 

38.  

Application No: 16/01412/FUL    Decision:  Approval 

Parish: Staxton/Willerby Parish Council 
Applicant: Blue Sky Resorts (Mr Mark Alston) 

Location: Spring Willows Caravan Park Staxton Scarborough North Yorkshire YO12 4SB  

Proposal: Change of use of land to form extension to existing caravan park for siting of 6no. 
additional static caravans for holiday use 

_______________________________________________________________________________________________ 
 

39.  

Application No: 16/01417/HOUSE    Decision:  Approval 
Parish: Welburn (Malton) Parish Council 

Applicant: Mr Nick Lumb 

Location: Myrtle Cottage  Main Street Welburn Malton YO60 7DX 

Proposal: Erection of rear single storey flat roofed extension 

_______________________________________________________________________________________________ 
 

40.  

Application No: 16/01420/LBC    Decision:  Approval 
Parish: Pickering Town Council 

Applicant: Mrs Susan Struan-Robertson 

Location: Houndgate Hall 20 Hungate Pickering North Yorkshire YO18 7DL  
Proposal: External alterations to include installation of 2no. replacement timber-framed 

double-glazed first  floor windows to rear elevation 

_______________________________________________________________________________________________ 
 

41.  
Application No: 16/01426/FUL    Decision:  Approval 

Parish: Malton Town Council 

Applicant: Mrs Philippa McMullan 
Location: 5 Wheelgate Malton YO17 7HT 

Proposal: Installation of timber shop front to include relocation of entrance door and new 

signage  
_______________________________________________________________________________________________ 

 

42.  

Application No: 16/01427/ADV    Decision:  Approval 

Parish: Malton Town Council 
Applicant: Mrs Philippa McMullan 

Location: 5 Wheelgate Malton YO17 7HT 

Proposal: Display of 1no. non-illuminated fascia sign and 1no. non-illuminated hanging sign to 
front elevation 

_______________________________________________________________________________________________ 
 

43.  

Application No: 16/01431/ADV    Decision:  Approval 
Parish: Slingsby Parish Council 

Applicant: Mandale Construction Ltd 

Location: Land East Of High Street Slingsby Malton   
Proposal: Display of 1no. site advertisement flag on a 5.4m high flagpole (revised details to 

refusal 16/01094/FUL dated 18.08.2016) Page 194



_______________________________________________________________________________________________ 
 

44.  

Application No: 16/01448/LBC    Decision:  Approval 
Parish: Appleton-le-Street Parish Meeting 

Applicant: Mr Eric Fairbank 

Location: West Grange Main Street Appleton Le Street Malton North Yorkshire YO17 6PG  
Proposal: External alterations to roof to include installation of 3no. rooflights to rear facing 

roofslope and replacement roof coverings and guttering 

_______________________________________________________________________________________________ 
 

45.  
Application No: 16/01477/FUL    Decision:  Approval 

Parish: Aislaby, Middleton & Wrelton Parish 

Applicant: Mr A Bradley 
Location: Wythe Syke Farm Marton Lane Pickering North Yorkshire YO18 8LW  

Proposal: Erection of an attached agricultural building for the housing of livestock 

_______________________________________________________________________________________________ 
 

46.  

Application No: 16/01485/FUL    Decision:  Approval 
Parish: Pickering Town Council 

Applicant: Mr J M Douglas 
Location: Rise Carr Farm Bean Sheaf Lane Pickering North Yorkshire YO17 6UJ  

Proposal: Formation of an area of hardstanding within existing farmyard 

_______________________________________________________________________________________________ 
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Appeal Decision 
Site visit made on 25 August 2016 

by Grahame Kean  B.A. (Hons), PgCert CIPFA, Solicitor HCA 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 23 September 2016 

 

Appeal Ref: APP/Y2736/W/16/3148123 
Gritts Farm, Main Road, Weaverthorpe, Malton, North Yorkshire YO17 8HD 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant approval required under Schedule 2, Part 3, Class Q of the 

Town and Country Planning (General Permitted Development) (England) Order 2015. 

 The appeal is made by Mr and Mrs T Vasey against the decision of Ryedale District 

Council. 

 The application Ref 15/01125/GPAGB, dated 25 September 2015, was refused by notice 

dated 20 November 2015. 

 The development proposed is change of use of agricultural building to a dwellinghouse 

(Use Class C3). 
 

Decision 

1. The appeal is dismissed 

Procedural Matter 

2. The application form did not explicitly set out what was applied for; however 
this was implicit from the content of the application form and accompanying 
plans.  I have therefore used the description on the appeal form as this clearly 

sets out what was sought in the application. 

Main Issues 

3. The main issue in this appeal is whether the location of the proposal makes it 
otherwise impractical or undesirable for the change of use to take place. 

Reasons 

4. Gritts Farm comprises a farmhouse, cottage and several farm buildings 
including one that is served by a grain dryer, all sited in the open countryside 

outside the development limits of Weaverthorpe village.  Gritts Farm Cottage is 
attached to the main farmhouse to the west of the application site, having a 
separate access on Main Road. 

5. It is proposed to convert the appeal building, a large two-storey brick built barn 
on the eastern side of a courtyard arrangement of buildings, to a 5 bed 

dwelling.  The north and south sections of the appeal building incorporate a 
first floor.  A cattle shed occupies the courtyard, accessed from the south.  
Following the planned demolition of the cattle shed, under an extant permission 

Ref 15/00728/FUL, part of the courtyard would provide a rear curtilage area for 
the new dwelling and a further curtilage would be formed from space at the 

front.   
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6. A storage barn linked to the south of the appeal building would be removed 

and grain storage maintained by extending existing sheds to the east of the 
site under permission 15/00728/FUL.  Also under this permission, the existing 

main access to the farm would be moved further eastwards, away from the 
appeal building.  The new dwelling would share the farm access, but the 
Council does not object to the access on safety grounds.   

7. Nevertheless from the written evidence and what I have seen of the site, it 
would be appropriate to regard the proposed siting of the dwelling as within, 

rather than separated from the main agricultural activities on the farm.  The 
new dwelling would extend in depth from the side elevation on Main Road, a 
considerable way into the farm.  Large agricultural sheds, used for the arable 

operation of the farm are sited to the south where the grain dryer is located, 
and to the east where the shed extension is planned.  The new dwelling would 

be in close proximity to these structures and the yard areas connecting them, 
where farm machinery and moving vehicles are much in evidence.  As such the 
future occupiers would be likely to experience considerable noise and 

disturbance arising from the farming activities.    

8. Furthermore the grain dryer would be situated some 28m from the new 

dwelling.  It is said that this is no different to that which regularly occurs in 
rural settlements where dwellings are in close proximity to farm buildings.  I 
disagree.  The dryer is some two to three storeys high.  Its air outlet faces the 

south elevation of the appeal building and there are no intervening barriers or 
structures that would mitigate the noise from the aeration fans or other 

associated components.  There are no specific mitigation measures proposed 
that would enable an assessment as to whether they would effectively reduce 
sound amplitude levels at this close distance from the new dwelling.  

9. No evidence is advanced as to other grain dryers of similar scale and/or 
specification so close to a permanent dwelling with unrestricted occupation.  

The example of Crosscliffe Barn was of a dryer to be sited approximately 110m 
from the nearest residential property, where the lack of a required sound 
barrier has given rise to substantial complaints of noise.       

10. Having regard to the spatial relationship between the dryer and the proposed 
dwelling, it is likely that this could give rise to justified complaints of noise, 

even allowing for the limited use confirmed by the appellants.  The Council’s 
environmental health officers have significant concerns that the operation of a 
grain dryer so close to the new dwelling would adversely affect the living 

conditions of any future occupier, regardless of whether they were associated 
with farming. 

11. Paragraph ID 13-109-20150305 of the Planning Practice Guidance (PPG) sets 
out that “impractical” reflects that the location and siting would not be sensible 

or realistic, and “undesirable” reflects that it would be harmful or objectionable. 

12. The proposal would create harm to the occupiers of the proposed dwelling by 
virtue of noise and general disturbance from the surrounding farming activities, 

thereby diminishing their quality of life.  As such its location and siting would 
make it undesirable and impractical for an independent, residential use.   

13. Paragraph W(10)(b) of Schedule 2, Part 3 of the GPDO provides that regard 
must be had to the National Planning Policy Framework (Framework) so far as 
relevant to the subject matter of the prior approval.  One of the core principles 

Page 197



Appeal Decision APP/Y2736/W/16/3148123 
 

 
3 

set out in paragraph 17 of the Framework is to seek a good standard of 

amenity for existing and future occupiers of land and buildings.  The proposed 
change of use would conflict with this core principle. 

14. Paragraph W(13) of the 2015 Order permits conditions to be attached provided 
that they reasonably relate to the subject matter of the prior approval.  I have 
considered whether the conditions put forward by the appellant could overcome 

the harm to future occupiers of the new dwelling.  Conditions that limit the 
hours of use, restrict further grain dryers on the site, or enforce use of the 

approved access, would not in my view tackle the essential issue of the harm 
that could be caused by intensive use of the existing grain dryer during harvest 
time.   

15. Alternatively, since the appellants intend to occupy the new dwelling, it is 
suggested that a condition could restrict occupation by way of an agricultural 

worker condition or a condition tying the ownership of the dwelling to the farm.  
The Council has accepted an occupancy restriction in other cases to mitigate an 
otherwise unacceptable harm to living conditions and I accept that in the right 

circumstances this might be an appropriate solution.   

16. However I have to take seriously the concerns of the environmental health 

officers, noting in addition that there has been no noise assessment provided, 
or measures proposed that might mitigate the noise from the grain dryer.  
There may be a marginal improvement to security if the new dwelling were 

occupied by the appellants or a farm worker, but this does not weigh 
significantly against my concerns as to the living conditions, including possible 

health consequences, likely to be experienced by the future occupiers.    

17. The typical agricultural worker’s condition proposed, as with the condition tying 
ownership of the land, would not necessarily limit actual occupation to 

someone who continues to work on the farm and therefore who might be more 
tolerant of the adverse impacts of the surrounding noise and activity.  Even if it 

were limited to a person and their immediate family solely or mainly working 
on the farm itself, this would not overcome my concerns given the limited 
information supplied as to the potential noise impacts of the grain dryer located 

28m from the receptor and disturbance from other farm activities.   

18. The previous appeal decisions1 in the Council’s area have been considered 

where it was deemed undesirable for the agricultural buildings to change use 
under Class Q.  However I have determined this appeal on its own merits.   

19. The appeal decision submitted by the appellants2 does not disclose the 

relationship of the approved dwelling to the rest of the farm activity and the 
agricultural worker’s condition was considered appropriate due to a more 

generalised concern of the parties of the location of the building on a working 
farm.  It is therefore of limited weight in this appeal. 

20. The subject matter of the application does not include the issue of whether an 
agricultural occupancy condition should be specially justified to support the 
principle of a C3 use in the open countryside.  That particular issue does not 

                                       
1 APP/Y2736/W/15/31402, 13 Pheasant Hill Farm 
APP/Y2736/W/15/3009683, Longlands Hall Farm, Ryton 
APP/Y2736/W/14/3002184, The Granary, Buttercrambe 
2 APP/N2739/W/15/3003584  

Page 198



Appeal Decision APP/Y2736/W/16/3148123 
 

 
4 

therefore arise and I have not considered sustainability of location issues to be 

relevant in this appeal. 

21. For the above reasons the proposed change of use would be undesirable in this 

location due to the harmful effect of the farming operations on the living 
conditions of future occupiers.  On the information supplied I am not persuaded 
that conditions would satisfactorily overcome such harm.  

22. Plans were submitted showing associated building operations for the proposed 
dwelling; however in light of my conclusion on the change of use under Class 

Q(a), there is no need to address this matter. 

Conclusion 

23. For the above reasons and having regard to all other matters raised the appeal 

is dismissed. 

Grahame Kean 

INSPECTOR 
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