
 

 
Ryedale District Council, Ryedale House, Malton, North Yorkshire, YO17 7HH 
Tel: 01653 600666  Fax: 01653 696801 
www.ryedale.gov.uk  continuing to do what matters for Ryedale 

 

 

1 Apologies for absence   
 

 

2 Declarations of Interest    

 Members to indicate whether they will be declaring any interests under the Code of 
Conduct. 
 
Members making a declaration of interest at a meeting of a Committee or Council 
are required to disclose the existence and nature of that interest.  This requirement is 
not discharged by merely declaring a personal interest without further explanation.  
 

3 Minutes of the Planning Committee held on 27 October 2020  (Page 3) 
 

 

4 Minutes of the Urgent Meeting of the Planning Committee held on 10 
November 2020  (Page 4) 

 

 

5 Urgent Business    

 To receive notice of any urgent business which the Chairman considers should be 
dealt with at the meeting as a matter of urgency by virtue of Section 100B(4)(b) of 
the Local Government Act 1972. 
 

6 Schedule of items to be determined by the Committee  (Pages 5 - 6) 
 

 

7 20/00598/MFUL - Land at OS Fields 6882 and 8386 York Lane Flaxton  (Pages 7 - 
34) 

 

 

8 20/00703/MFUL - The Snooty Fox Scarborough Road East Heslerton (Pages 35 - 
58) 

 

 

 

 

 
Please Contact 

 
Ellie Hardie/Karen Hood 

 
Extension 

 
43342 

 
Date of Publication 

 
16th November 2020 

 
E Mail 

 
eleanor.hardie@ryedale.gov.uk; 
karen.hood@ryedale.gov.uk 

 

 
 
PLANNING COMMITTEE 
 
Tuesday 24 November 2020 at 6.00 pm 
  
Virtual Meeting 
 
 

     Agenda 
 

Public Document Pack
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9 20/00695/FUL and 20/00696/LBC - Sproxton Hall Farm Main Street Sproxton 
 (Pages 59 - 108) 

 

 

10 20/00848/HOUSE - Meadowsweet Cottage Common Lane Warthill  (Pages 109 - 
135) 

 

 

11 20/00910/73A - Sunday School Cottage Main Road Weaverthorpe  (Pages 136 - 
145) 

 

 

12 20/00946/FUL - Land at OS Field 04201 Village Street Keldholme  (Pages 146 - 
164) 

 

 

13 Any other business   
 

 

14 List of applications determined under delegated powers  (Pages 165 - 169) 
 

 



 

Planning Committee 1 Tuesday 27 October 2020 

 
 

 

Planning Committee 

 
This meeting was held remotely using MS Teams and was live broadcast. The link to 
access the live broadcast was made available Tuesday 27 October 2020 
 
Present 

 
Councillors  Paul Andrews, Bailey, Cleary, Goodrick (Chairman), MacKenzie, Mason, 
Potter, Raper, Thackray and Windress (Vice-Chairman) 
 
Substitutes: Councillor Raper  
 
 
In Attendance 

 
Alan Goforth, Gary Housden, Glen McCusker, Lizzie Phippard, Ellie Thompson and Jill 
Thompson 
 
 
Minutes 

 
68 Apologies for absence 

 
Apologies were received from Councillor Hope, Councillor Raper substituted. 
 

69 Declarations of interest 
 
Councillor   Item 
Andrews   10, 11 
Cleary    9 
Goodrick   8, 9, 10, 11 
Mackenzie  10, 11 
Mason   11 
Potter   10, 11 
Thackray  10, 11 
Windress   10, 11 
Raper    9 
 

70 Minutes 
 

 
Decision 

 
That the minutes of the Planning Committee held on 29th September 2020 be 
approved and signed as a correct record  
 
Voting Record  
9 For  
0 Against  
1 Abstention 

Public Document Pack
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Planning Committee 2 Tuesday 27 October 2020 

 
 

 
71 Urgent Business 

 
There was no urgent business. 
 

72 Schedule of items to be determined by the Committee 
 
The Head of Planning submitted a list (previously circulated) of the applications 
for planning permission with recommendations thereon. 
 

73 20/00353/MFUL - Land Off Town Street Old Malton 
 

 
Decision 

 
PERMISSION GRANTED – Subject to conditions as recommended and subject 
to any further requirements of the Lead local Flood Authority and Internal 
Drainage Board. 
  
Voting Record  
9 For  
1 Against  
0 Abstentions 

 
74 20/00626/FUL - Knoll Hill Farm Carr Lane Ampleforth 

 

 
Decision 

 
PEMISSION GRANTED – subject to conditions as recommended  
  
Voting Record  
7 For  
3 Against  
0 Abstentions 
 

 
 
This determination followed a vote for refusal, the movement was turned down 
with 7 votes to 3 and a subsequent vote for approval was made.  
 

75 19/01263/MFULE - Land Adj to River Foss Lilling Low Lane West Lilling 
 

 
Decision 

 
DEFERRED FOR SITE INSPECTION  
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Planning Committee 3 Tuesday 27 October 2020 

 
 

Voting Record  
10 For  
0 Against  
0 Abstentions 
 

 
In accordance with the Members Code of Conduct Councillor Goodrick declared 
a personal non pecuniary but not prejudicial interest. 
 

76 20/00643/FUL - Partridge Hill Main Street Foston 
 

 
Decision 

 
REFUSED – As recommended 
The application was moved for approval. Upon the vote the motion was lost 6 
votes to 4 and the application was refused  
 
Voting Record 
4 For 
6 Against 
0 Abstention 
 

 
 
In accordance with the Members Code of Conduct Councillors Cleary, Goodrick 
and Raper declared a personal, non-pecuniary but not prejudicial interest. 
 

77 20/00770/OUT - Land at Sutton Grange Langton Road Norton 
 
 
 
 

 
Decision 

 
DEFERRED – for site inspection 
 
Voting Record 
10 For 
0 Against 
0 Abstention 
 

 
In accordance with the Members Code of Conduct Councillors Andrews, 
Goodrick, Mackenzie, Potter, Thackray and Windress declared a personal, non-
pecuniary but not prejudicial interest. 
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Planning Committee 4 Tuesday 27 October 2020 

 
 

78 20/00761/HOUSE - Great Habton Post Office 7 Beech View Habton Lane 
 

 
Decision 

 
PERMISSION GRANTED – Subject to conditions as recommended 
 
Voting Result 
9 For 
0 Against 
0 Abstention 
 

 
In accordance with the Members Code of Conduct Councillors Andrews, 
Goodrick, MacKenzie, Potter, Thackray and Windress  declared a personal, 
non-pecuniary but not prejudicial interest. Councillor Mason declared a personal 
and prejudicial interest. 
 
Given the circumstance Item 11 was discussed at the very end of the meeting 
after Item 14 so that Councillor Mason could leave the meeting during 
determination. 
 

79 Any other business 
 
The draft timetable of meetings for 2021-2022 was circulated to Members for 
information prior to it being presented at Full Council. 
 

80 List of applications determined under delegated powers 
 
The Head of Planning submitted for information (previously circulated) a list 
which gave details of the applications determined by the Head of Planning in 
accordance with the scheme of delegated decision.  
 
Members and Officers expressed their thanks to the IT department for their 
support both before and during the Planning Committee meeting. 
 

81 Appeals 
 
Members were advised of the following appeal decision:  
 
Appeal ref: APP/Y2736/W/20/3253605 High Penhowe Farm House, Burythorpe 
 
 

Meeting closed 20:47 
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Planning Committee 1 Tuesday 10 November 2020 

 
 

 

Urgent Meeting of the Planning Committee 

 
Virtual Meeting 
Tuesday 10 November 2020 
 
Present 

 
Councillors  Windress (Vice-Chairman), Goodrick (Chairman), Hope, Paul Andrews, 
Cleary, Potter, MacKenzie, Bailey and Thackray 
 
In Attendance 

 
Alan Goforth, Gary Housden, Glen McCusker and Jill Thompson 
 
 
Minutes 

 
1 Apologies for absence 

 
No apologies were received 
 

2 Declaration of Interest 
 
Councillor Application 
Mackenzie 20/00770/OUT 
Andrews 20/00770/OUT 
Thackray 20/00770/OUT 
 

3 19/01263/MFULE - Land Adj to River Foss Lilling Low Lane West Lilling 
and 20/00770/OUT - Land at Sutton Grange Langton Road Norton 
 
Councillor Goodrick proposed that the decision made by the Planning 
Committee on 27 October 2020 to undertake site visits on the 11 November and 
18 November be revoked. This was seconded by Councillor Cleary. Upon the 
vote, the committee voted unanimously in favour of the proposal. 
 
Councillor Goodrick proposed that the site visits be re-arranged to the 4 
December with an unaccompanied officer video site visit as a fall-back in the 
event of further COVID restrictions and, that a special meeting of the Planning 
Committee is held on the 8 December 2020 to consider applications 
19/01263/MFUL and 20/00770/OUT. This was seconded by Councillor Cleary. 
Upon the vote the committee voted unanimously in favour of the proposal. 
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24/11/20

APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 

20/00598/MFUL

Change of use of agricultural land to a dog walking field and installation of 

2no. information boards.

7

Application No:

Proposal:

Application Site: Land At OS Fields 6882 And 8386 York Lane Flaxton North Yorkshire 

20/00703/MFUL

Use of land for the siting of 47no. static holiday accommodation units for 

year round use with improved access road

8

Application No:

Proposal:

Application Site: The Snooty Fox  Scarborough Road East Heslerton Malton YO17 8EN

20/00695/FUL

Change of use and alteration of farm buildings to form a mixed use events 

and venue barn ( wedding ceremonies and reception and small conferences 

etc..) with associated facilities, landscaping and parking

9

Application No:

Proposal:

Application Site: Sproxton Hall Farm  Main Street Sproxton Helmsley YO62 5EQ

20/00696/LBC

Conversion and alteration of farm buildings to form a mixed use events and 

venue barn (wedding ceremonies and reception and small conferences etc..) 

with associated facilities, landscaping and parking.

9

Application No:

Proposal:

Application Site: Sproxton Hall Farm  Main Street Sproxton Helmsley YO62 5EQ

20/00848/HOUSE

Erection of a rear two-storey extension with attached single-storey garden 

room and front porch (revised details to approval 13/00351/HOUSE dated 

13.05.2013) and erection of detached garden room - part-retrospective

10

Application No:

Proposal:

Application Site: Meadowsweet Cottage  Common Lane Warthill YO19 5XW
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24/11/20

APPLICATIONS TO BE DETERMINED BY RYEDALE DISTRICT COUNCIL

PLANNING COMMITTEE - 

20/00910/73A

Removal of Condition 03 of planning approval 17/00059/FUL dated 

14.03.2017 to allow the removal of local needs occupancy condition

11

Application No:

Proposal:

Application Site: Sunday School Cottage Main Road Weaverthorpe Malton North Yorkshire 

YO17 8EY 

20/00946/FUL

Change of use, conversion and alterations to stables to form 1no. four 

bedroom dwelling with associated parking and landscaping

12

Application No:

Proposal:

Application Site: Land At OS Field 04201 Village Street Keldholme Kirkbymoorside North 

Yorkshire 
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PLANNING COMMITTEE 

24 November 2020 

 

 

Item Number: 7 

Application No: 20/00598/MFUL 

Parish: Flaxton Parish Council 

Appn. Type: Full Application  Major 

Applicant: Mr Mook 

Proposal: Change of use of agricultural land to a dog walking field and installation of 

2no. information boards. 

Location: Land At OS Fields 6882 And 8386 York Lane Flaxton North Yorkshire 

 

Registration Date:        7 October 2020  

8/13 Wk Expiry Date:  6 January 2021  

Overall Expiry Date:  18 November 2020 

Case Officer:  Niamh Bonner Ext: 43325 

 

CONSULTATIONS: 

 

Flaxton Parish Council Comments and recommendations   

Environment Agency No objection 

Foss Internal Drainage Board Recommend condition    

Environmental Health Recommend condition    

Highways North Yorkshire Recommends conditions  

NYCC Natural Services Comments  

 

Representations: Mr John Nursey, Dr Stephen Axford, Mr AW and BW 

Mook,  

 

 

 

SITE: 

 

The site relates to a 3.99ha agricultural field, positioned at the corner of Cross Lane and York Lane. 

This land is outside development limits and is therefore categorised as falling within the ‘Wider Open 

Countryside, as designated in the Ryedale Plan, Local Plan Strategy.  

 

This site forms part of an agricultural holding operated by the Applicant’s at Sevenacres, to the east of 

this site.  

 

A small section of the site to the south is located within Flood Zone 3.  

 

PROPOSAL:  

 

This application seeks permission for the change of use of agricultural land to a dog walking field, with 

the installation of 2no. information boards. The application was subject to a second publicity period, as 

in addition to the proposal being amended to include the installation of the aforementioned information 

boards, the revised scheme also included an amended red line and revised ownership certificates being 

submitted. The red line was just marginally amended to ensure that access to the public highway formed 

part of the application site. This access to the field from the public highway is over a small section of 

land, designated as common land, under the ownership of the Public Trustee. Appropriate notice was 

served on them on the 7th October 2020 as indicated through the submission of Certificate B, with 

copies of this correspondence supplied.  

 

This proposal would incorporate the creations of two fenced areas internally within the field that would 

form the 2 dog walking areas. These are slightly irregularly shaped rectangular areas, spanning a 

maximum of approximately 125 metres x 50 metres. They would be fenced with 1.8 metre high meshed 

fencing (deer fence) that would be supplemented with a finer meshed rabbit fencing. One information 
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PLANNING COMMITTEE 

24 November 2020 

board will be positioned within each of the 2 dog walking areas, spanning 1.8 metres high x 0.9 metres 

wide, with a thickness of 0.1 metres. There is no further advertising proposed as a part of this scheme.   

 

It is shown on the proposed plans that along the northern, eastern and southern field boundaries the 

existing perimeter fence and hedging will remain, with a new perimeter fence (stock fence) being added 

along the eastern boundary of the field. The land to the east remains in the Applicant’s ownership. The 

proposed plans indicate that the hedging along the western and southern elevation would remain at a 

minimum height of 2.5 metres. 

 

The site would be accessed by visitors from Cross Lane, to the west. The first access would be a wooden 

gate, that would remain open during hours of operation. As indicated on the proposed block plan, the 

only new surfacing within the field would relate to a limited area of permeable ‘Grasscrete’ to provide a 

firm surface on which vehicles can travel to and park on at the northern section of the site. During the 

determination period, the Grasscrete was extended so that vehicles could park within the fenced dog 

area following comments received by the Internal Drainage Board.  

 

It was confirmed within the Design and Access Statement that “the basic use of the field will remain as 

a grass field. The existing grass ley will be improved and re-sown where necessary, and with a mix and 

species to withstand the proposed use.” Loose gravel material has been installed on existing field access 

between the public highway and the field. As noted, this small section of land is common land, under 

the ownership of the Public Trustee. This aspect will be addressed further within this report.  

 

The site would use a prebooking system, with online payments and a keycode access. Each user would 

be allowed to bring a maximum of 5 dogs at any one time for a 1 hour period.  

 

Under the scheme of delegation, due to the size of the application site, this application constitutes a 

major application and is required to be considered by Member’s of Planning Committee.  

 

HISTORY: 

 

There is no directly relevant planning history at this site.  

 

POLICY: 

 

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 SP17 Managing Air Quality, Land and Water Resources 

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

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

National Planning Policy Framework 

National Planning Practice Guidance 

 

REPRESENTATIONS:  

 

A number of representations were received in relation to the original publicity. The application was 

subsequently re-advertised on the 13th October 2020 following submission of the amended plans and 

ownership certificates. The most recent site notice and neighbour letter publicity periods have expired, 

however due to the publishing date of the press notice, this formal consultation period will extend to the 

18th November 2020. Any further representations received will be reported to Members.  

 

21st July: The Parish Council responded to note:  

 

Flaxton Parish Council would like to seek clarity on the positioning and size of the advertising and 

notice boards noted in this application. They would also request that any such hoarding is located 

within the field itself and on Cross Lane as opposed to York Lane as this could cause a distraction to 

motorists. 
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PLANNING COMMITTEE 

24 November 2020 

Whilst the application does not directly refer to this being a commercial enterprise it would appear that 

this is perhaps the grounding for the creation of one and therefore the Parish Council would like to 

ensure that a condition of any approval would specify that no permanent structures are allowed to be 

erected or built on the site in the future and that the land remains predominantly in its current state 

which is that of a field. 

 

The Parish Council would also like to ensure that the Green Gait Owners have been consulted on this 

application as neighbouring owners. 

 

21st July 2020. The occupier of Fir Tree House Flaxton (confirmed as being in a private capacity and 

not on behalf of or Chair of the Green Gait Association) responded to note their objection: 

 

Whilst accepting the arguments in the Design and Access Statement (DAS) about the need for this 

facility, several of the statements about the adjoining land are incorrect. The field is not bounded by the 

highways along York Lane and Cross Lane, but by the common land of Flaxton Green (CL54). The 

proposed access to the field is therefore across common land from the highway. Although the DAS 

states correctly that there are no Public Rights of Way that will be affected, there is public access to all 

the common land. This is also within Environmental Stewardship. 

 

The regulations affecting this development come largely from the Commons Act 2006. The entrance 

areas off both Cross Lane and York Lane are currently grassed, as is the proposed run off area on 

Cross Lane. Consequently, works for the resurfacing of this land would be required, which are 

prohibited without the consent of the Secretary of State. This consent is managed by The Planning 

Inspectorate. Cars parked on the Green could also impede the public's right of access.  

 

It is an offence under Section 34 of the Road Traffic Act 1988 to drive a motor vehicle on any land 

without lawful authority, which in the case of Flaxton Green would be the Public Guardian, except 

where the vehicle is driven on land within 15 yards of the road for the purpose of parking it on that land, 

or where a prescriptive right to do so has been established. No evidence is given of prescriptive rights 

established for either of the proposed accesses. 

Although dogs are allowed on public access land, they must be kept under close control and must be 

kept on a short lead from 1 March to 31 July and whenever they are in the vicinity of livestock 

(including horses). 

 

27th July 2020: The occupier of Forge Cottage, Flaxton responded to note:  

 

“The car parking to be constructed extends for the full length of both fields suggesting an extensive use 

of the facilities is anticipated. Although it is proposed that the existing boundary hedges are to be 

retained approval of the application should be conditional on the height of the hedges along York Lane 

and Cross Lane being retained to a minimum height of two metres in order to screen the car park and 

site generally from the highway.” 

 

12th August 2020: The occupiers of Rice Hill Farm Flaxton responded to note: 

 

The proposed dog park makes use of a reasonably small area of land to benefit many local dog owners. 

It allows dogs to run without restraint in a safe area without harm to wildlife and ground nesting birds.  

 

It has been suggested in an objection that cars would be parked on the roadside. This is not the case, as 

parking is accommodated within the field boundary. 

 

It is also suggested that there is no prescriptive right of access across the Green from the road to the 

field. On the contrary, both field entrances have been used by local farmers for hundreds of years and 

have been the only access to the land. This right is established and is the same right that the residents of 

Flaxton use to park cars on their property, although their right is often more recent and has come with 

the advent of car ownership. 

 

The field gates are within 15 yards of the road. 
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The objector also mentions exercising dogs on public land. The development is for the purpose of 

exercising dogs on private land. 

 

The visual impact of the dog park would be minimal, due to the high hedges and the mature trees within 

the hedgerows.  

 

This diversification would provide an alternative income for a hardworking, local family who have the 

machinery and dedication to keep the field clean and tidy and the visual impact negligable. 

 

Following the readvertisment of the proposal the following comments were received.  

 

14th October 2020. The occupier of Fir Tree House Flaxton (in a private capacity and not on behalf of 

or as Chair of the Green Gait Association) responded to note their objection:  

 

“I am happy to withdraw my response of earlier today and to summarise it as ‘no objection’. Local 

determination of the application is totally independent of the need to involve the Planning Inspectorate 

if works on the common land, marked as access, would involve ‘restricted works’ under S.38 of the 

Commons Act 2006.”  

 

(This referenced withdrawn earlier response was made prior to review of the additional documentation.) 

 

2nd November 2020. Flaxton Parish Council responded to note: 

 

“There are no Flaxton Parish Council objections to this revised planning application, though previous 

comments on the earlier application stand, namely “the PC would like there to be a condition on any 

approval that no buildings can be erected on the site in the future and that the field remains in its 

current state which is grassland.” 

 

APPRAISAL: 

 

The main considerations within the determination of this application are:  

 

        i. The Principle of Development 

        ii. Character, Form and Landscaping 

        iii. Impact upon Amenity 

        iv. Drainage and Flood Risk 

        v. Other matters, including consultation responses.  

 

 

i.  The Principle of Development 

 

Policy SP1 (General Location of Development and Settlement Hierarchy) notes that in all other 

villages, hamlets and in the open countryside development will be restricted to that 'which is necessary 

to support a sustainable, vibrant and healthy rural economy and communities. 

 

Policy SP9 (The Land Based and Rural Economy) of the Ryedale Plan - Local Plan Strategy is 

supportive of new buildings that are necessary to support land-based activity and a working 

countryside, including farming. Furthermore the National Planning Policy Framework is supportive of 

sustainable growth and expansion of all types of business and enterprise in rural areas, through well 

designed new buildings.  

 

Policy SP11 (Community Facilities) notes support for expansion and improvements to existing 

facilities in or outside of Development Limits.  

 

In their supporting statement, it was noted that “the Applicants are seeking ways to diversify their 

agricultural business and to maintain its financial viability.” 

 

It was noted in the Design and Access Statement that there is a demand for this type of safe controlled 
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space and that dog ownership has increased in recent years. It is considered that this would provide a 

safe facility for dog owners to walk and train their dogs off the lead and it is concluded that this type of 

development does form a community facility.  

 

It is acknowledged that if approved, this would take some land out of agricultural use, however this 

would be reversible and so is not considered to be a permanent loss. It is also concluded that the 

provision of an off lead dog walking field would diversify the applicant’s existing agricultural business 

and align with Policies SP1, SP9 and SP11. This proposal is considered to align with local policy and 

also paragraphs 96-98 of the NPPF in relation to open space and recreational provision. This is however 

subject to the assessment of the other identified main considerations.    

 

 

ii. Character, Form and Landscaping 

 

The site is situated within relatively flat land and is very well landscaped from public views as a result 

of the mature landscaping along the western and southern boundaries. There are no public rights of way 

in proximity to the site.  

 

It is also noted that the wire mesh perimeter fencing, with a maximum height of 1.8m would benefit 

from permitted development rights if it were being otherwise used for agricultural purposes. 

 

No other buildings, lighting columns or structures (other than the low key information boards) are 

proposed in association with the proposed change of use of land.  

 

As noted, it is detailed on the proposed plans that the landscaping to the west and south would be 

maintained at a minimum height of 2.5m. This will be controlled by a specific by planning condition. 

 

Notwithstanding the information within the Design and Access Statement, where it is noted that there 

will be no requirement for flood lighting at any time, it is considered important to require through the 

addition of a planning condition that no new lighting should be installed at this site. It is acknowledged 

that inappropriate lighting could result in harm to the character of the area and what is presently a dark 

sky location.  

 

It is therefore considered that subject to the landscaping and lighting conditions, the relatively limited 

proposed operational development and change of use would result in harm to the character of the 

locality. 

 

The request from the Parish Council to seek confirmation that “no permanent structures are allowed to 

be erected or built on the site in the future and that the land remains predominantly in its current state 

which is that of a field” is noted.  

 

It is considered acceptable and reasonable in this instance to include this condition, including 

confirmation that in addition to no permanent structures, no additional new hardstanding within the 

presently grassed field should be installed without the submission of an appropriate planning 

application. Provision is however made for the ‘like for like’ replacement of fences, gates and 

permeable Grasscrete in the future. There would be some provision for temporary uses/buildings under 

Part 4, Schedule 2 of the Town and Country Planning Act (General Permitted Development) (England) 

Order 2015 but this would be time limited.  

 

It is therefore considered that subject to the recommended conditions, the proposed development is 

acceptable and subject to the relevant conditions this will not detract from the character of the locality. It 

is considered that the proposal satisfies the requirements of Policy SP16 (Design) and SP20 (Generic 

Development Management Issues) of the Ryedale Plan - Local Plan Strategy. 

 

 

iii. Impact upon Amenity  

 

This proposed change of use would be located at a significant distance from residential properties in 
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separate ownership. The nearest residential property to the north, Birchwood Farm is located 

approximately 106 metres from the nearest part of the field. The other nearest neighbours, Leckby Farm 

and Woodcroft are located 200 metres and 370 metres away respectively. There have been no letters of 

objection in relation to this proposed scheme raising amenity concerns.  

 

A consultation response was received from the Council’s Environmental Health Team who noted: “Due 

to the proximity of the dwellings to the North, including Birkers Farm, I would recommend that the 

operating hours of the proposed development be appropriately restricted.  Otherwise, no comments.” 

 

As a note, the Council’s spatial mapping system notes the nearest buildings to the north as Birkers Farm 

as non-residential. However the system indicates that the nearest property with a postal address is 

Birchwood Farm, who were consulted by neighbour notification letter. A site notice has also been 

erected at the junction of Cross Lane and York Lane and press advertisement undertaken.  

 

The proposal seeks permission to operate from 6am to 8pm Monday to Sunday which is considered to 

be acceptable. It is not considered that the increased journeys or the proposed use would result in any 

harm to amenity given the position of the access and the distances from the nearest residential 

properties. The operating hours will be controlled by condition. A further condition will be 

recommended to ensure that the facility will only be operated with a pre-booked time slot system, that 

ensures a maximum of 5 dogs in each of the two fields at any one time.  

 

Dog waste will be disposed of by owners in a designated site bin. It was noted that this would be 

collected on a weekly basis by a designated waste company. Any users failing to collect waste will be 

banned. It was noted in the Design and Access Statement that the Applicant takes this matter very 

seriously particularly due to them keeping livestock. They will also carry out regular checks of the 

fields at regular intervals to ensure compliance.  

 

Therefore, given the controls on the site including the pre-booking system, numbers of dogs, the hours 

of operation, limits on lighting and the provision of an off street parking area, together with the waste 

management procedures, it is not considered that this proposed change of use would result in 

unacceptable levels of disturbance of nuisance arising from this proposed use, including from either 

dogs or additional traffic.  

 

 

iv. Drainage and Flood Risk 

 

A small section of the south west/south of the field falls within Flood Zone 3, the majority of the field 

including the access and parking is located within Flood Zone 1, at the lowest risk of flooding. To the 

north of the site is a land drain.  

 

In terms of flood risk, according to the Environment Agency online guidance, this type of application 

for outdoor sport and recreation would form “water compatible development” which is considered 

acceptable in principle in Flood Zone 3. The Environment Agency were informally consulted on this 

proposal and in light of there being no additional hardstanding or structures (excepting fencing) within 

Flood Zone 3, they confirmed no objection to the development. This was partly based on the proposed 

fencing being water compatible and as the majority of the site, including the access was outside of the 

Flood Zone. An informative to recommend that the Applicants sign up to the EA flood warning service 

will be recommended. This response from the EA gives further weight to the aforementioned condition 

sought by the Parish Council being considered necessary, ensuring full planning permission would be 

needed for any additional permanent structures, including non-permeable hardstanding and solid walls. 

 

The Foss Internal Drainage Board were consulted in relation to this proposal and provided an initial and 

a second response. It was noted in their response that the Board has assets adjacent to the site in the form 

of Flaxton Dyke, which runs to the north of the site to which they need access at all times.  

 

It was noted that works within 9 metres of a board maintained watercourse would need a separate 

application to the IDB. The main Grasscrete parking area would be located within 6 metres of the top of 

the dyke, with the exception of the initial Grasscrete access, which will be closer. A compromise has 
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been agreed between the applicant and the IDB that this proposed Grasscrete will be acceptable in this 

location. This was on the basis of an email sent by the Agent on the 7th October 2020 which noted that 

the Grasscrete would be strong enough for the IDB to drive large vehicles on and damage to the 

Grasscrete would be at the Applicant’s liability. It was also noted within this email that “with regards to 

the concerns of cars being parked on the Grasscrete, it is proposed by the Applicants than an extended 

area of Grasscrete is provided within the indicial fenced doc walking fields, where used will be 

instructed to park their cars.” 

 

The IDB in their second response noted that subject to the revised block plan and the comments within 

the email, they are content with the proposal. An appropriate condition was recommended. It was noted 

that the applicant should apply to the IDB for formal consent for the above arrangement to be 

formalised outside of the planning process and an informative will be recommended.  

 

The IDB response also noted no issue in relation to surface water from within the site or the dog waste 

arrangements.  

 

 

v. Other Matters, including consultation responses 

 

North Yorkshire Highways had provided comments and recommended conditions on this scheme in a 

consultation response date dated 28th July 2020. Within their commentary, it was noted “The proposal 

consist of an area of land change of use from agricultural use to a dog walking field, with associated 

car parking and access over the highway verge. The site is situated at the very far end of Cross Lane at 

the junction with York Lane - the local highway authority offers no objection in principle to the 

proposals or the access being taken from Cross Lane as proposed. 

 

There is adequate visibility from this access point in both directions and subject to the recommended 

conditions and informatives, the proposals are unlikely to generate significant additional vehicular 

movements which would ultimately lead to demonstrable harm to the highways network in terms of free 

flow and capacity.”  

 

However within one of these conditions, it was noted that there should be no loose surfacing within 2 

metres of the highway. The Case Officer had noted that the Highway’s Officer’s initial response had 

also referenced this access as being taken over the highways verge, rather than common land, which is 

the case. The existing access over the common land has been treated with loose material.  

 

The Agent, within the submitted information has confirmed that whilst an application under Section 38 

of the Commons Act was submitted to the Public Trustee for the composition of the existing access, 

because of the use of loose material over the common land, the formal application was confirmed not to 

be necessary.  

 

In light of this situation, it was considered pragmatic to check this point with North Yorkshire 

Highways and ascertain whether the provision of hard material within 2 metres of the highway was 

fundamentally necessary to prevent them objecting to the development, in order to make this clear to the 

Agent. If this was considered necessary it may trigger the need for a further updated Section 38 

application. It is however acknowledged that any Section 38 application would be determined 

separately to this planning application. This point was confirmed by Dr Axford of Fir Tree House, 

Flaxton in his second consultation response (albeit responding to the application in a private capacity 

rather than as Chair of the Green Gait Association.) 

 

The Highways team checked this point and confirmed verbally that as this was common land, they 

would not have jurisdiction over surfacing requirements. They reconsidered their original response and 

confirmed that the installation of new kerbing within the highways (not on the common land) would be 

sufficient to prevent damage to the carriageway. This would be installed at the cost of the Applicant. 

The Planning Agent was advised of this compromise on a telephone call on 11th November and 

confirmed to it in principle.  

 

A formally revised consultation response was received from NYCC Highways on 12th November 2020, 
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which confirmed “As discussed the Local Highway Authority does not request a solid construction 

specification on the area of common land over which the access to the dog walking field is taken. 

However, I should like to see a kerbed channel (without riser kerbs) installed to the edge of the 

carriageway to prevent deterioration of the carriageway edge due to the movement of vehicles into and 

off the site.” A revised condition was added in relation to the securing of this area of kerbing, which 

would require a separate application the Highway Authority. This would under the separate 

requirements be undertaken by an approved contractor and the condition has been slightly amended 

(with the Highways Officer’s approval) to be completed prior to the commercial use of the site 

commencing. The other originally recommended condition in relation to parking spaces being retained 

would also be attached.  Subject to the imposition of these conditions, it is not considered that this 

proposal will result in any harm to highway safety or harm to the local highway network.  

 

A response has been received from North Yorkshire Ecology noting no objection to the proposed 

development.  

 

The submitted consultation responses are noted and based on the revised plans, it is considered that the 

original concerns have now been satisfactorily resolved.  

 

Subject to the recommended conditions, it is considered that this scheme, subject to the recommended 

conditions will satisfy the relevant policy criteria outlined within Policies SP1, SP9, SP13, SP16, SP17, 

SP19 and SP20 of the Ryedale Plan – Local Plan Strategy and the National Planning Policy Framework.  

 

 

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): 

   

 Site Location Plan (Revised - Promap - Scale 1:2500) (Scanned by the Local Planning 

Authority on the 14th October 2020.) 

 Proposed Block Plan (Revised - Promap - Scale 1:500) (Scanned by the Local Planning 

Authority on the 14th October 2020.) 

 Proposed Information Board Elevations (Boulton Cooper - Scale 1:20) 

    

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

 

3 The hours of use of the dog walking facility shall be limited to only between 06:00 and 20:00 

hours. 

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

 

4 The facility shall only be operated with a pre-booked time slot system that ensures that there is 

a maximum of five dogs in each field at any one time.  

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

 

5 No additional permanent structures beyond than those hereby approved (including new gates, 

fences, walls but excluding 'like for like' replacements of existing gates, fences, walls) shall be 

erected within this application site without the prior submission of an appropriate planning 

application.   

  

 Furthermore, no additional new hardstanding within the currently grassed areas of the field 

shall be installed without the submission of an appropriate planning application. (This would 

exclude the 'like for like' replacement of the permeable grasscrete areas hereby approved if 
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operationally necessary in the future.) 

  

 Reason: To maintain the character of the rural landscape and to ensure the free flowing of 

surface water, given that a portion of the site is located within Flood Zone 3 in accordance 

with Policies SP17 and SP20 of the Ryedale Plan - Local Plan Strategy 

 

6 There shall be no fixed illumination within the site.  

   

 Reason:  Inappropriate lighting in this location may result in harm to amenity and impact upon 

the character of the rural landscape in accordance with Policy SP20 of the Ryedale Plan - 

Local Plan Strategy. 

 

7 Unless otherwise agreed in writing by the Local Planning Authority, the mature landscaping 

along the western and southern boundaries shall be maintained at a minimum height of 2.5m 

as per the submitted revised block plan and shall not be removed or maintained at a lower 

height without the prior written approval of the Local Planning Authority.   

  

 If any trees, shrubs or hedging along the west or southern boundaries, within a period of five 

years from the date of this permission die, or become seriously damaged or diseased, the 

Local Planning authority shall be made aware and details of their replacements shall be 

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

replacements shall be planted within the next planting season.  

  

 Note: after the five year period, the hedgerows will still be afforded statutory protection and 

any removal may require the submission of an appropriate notice to the Local Planning 

Authority. 

  

 Reason: To enhance the appearance of the development hereby approved Policy in 

accordance with Policies SP13, SP16 and SP20 of the Ryedale Plan - Local Plan Strategy 

 Reason:  To ensure that the site is adequately landscaped and to ensure character of the rural 

landscape in maintained in accordance with Policies SP16 and SP20 of the Ryedale Plan - 

Local Plan Strategy. 

 

8 A strip of land 6 metres wide adjacent to the top of the bank of the adjoining watercourse 

known as Flaxton Dyke shall be kept clear of all new structures, fencing, planting, and any 

other obstructions unless agreed otherwise in writing with Foss (2008) Internal Drainage 

Board. 

  

 Ground levels must also not be raised within this area. 

  

 This excludes those areas of Grasscrete shown on the Revised Block Plan (Scanned by the 

Local Planning Authority on the 14 October 2020) which the Board accepts in principle, 

subject to the applicant ensuring the Grasscrete is strong enough for the Board to still drive 

large vehicles over it, with any damage caused to the Grasscrete being the applicant's 

responsibility to repair. 

  

 Reason: To maintain access to the watercourse for maintenance or improvements in 

accordance with Policy SP17 of the Ryedale Plan, Local Plan Strategy.  

 

9 Prior to the commencement of the commercial operation hereby approved, a kerb to be 

installed as channel to edge of carriageway to act as edge protection. Standard detail E6 

enclosed (for the purposes of kerb detail only) 

  

 o Any gates or barriers must be erected a minimum distance of 3 metres back from the 

carriageway of the existing highway and must not be able to swing over the existing or 

proposed highway 

  

 o Measures to enable vehicles to enter and leave the site in a forward gear. 
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 All works must accord with the approved details. 

  

 Reason:To ensure a satisfactory means of access to the site from the public highway in the 

interests of highway safety and the convenience of all highway users in accordance with 

Policy SP20 of the Ryedale Plan, Local Plan Strategy.  

  

 MHi-C         New and altered Private Access or Verge Crossing -(MHC-03) INFORMATIVE  

  

 Notwithstanding any valid planning permission for works to amend the existing highway, 

 you are advised that a separate licence will be required from North Yorkshire County 

 Council as the Local Highway Authority in order to allow any works in the existing public 

 highway to be carried out. The 'Specification for Housing and Industrial Estate Roads and 

 Private Street Works' published by North Yorkshire County Council as the Local Highway 

 Authority, is available to download from the County Council's web site: 

 https://www.northyorks.gov.uk/sites/default/files/fileroot/Transport%20and%20streets/Road 

 s%2C%20highways%20and%20pavements/Specification_for_housing___ind_est_roads__ 

 _street_works_2nd_edi.pdf . 

 The Local Highway Authority will also be pleased to provide the detailed constructional 

 specifications referred to in this condition. 

 

10 The site must not be brought into commercial use, as laid out in the above proposals until the 

related parking facilities have been constructed in accordance with the details approved in 

writing by the Local Planning Authority on the site layout plan within the application 

documents. Once created these areas must be maintained clear of any obstruction and retained 

for their  intended purpose at all times. 

 Reason:To provide for adequate and satisfactory provision of off-street accommodation for 

vehicles in the interest of safety and the general amenity of the development in accordance 

with Policy SP20 of the Ryedale Plan, Local Plan Strategy.  

 

 

 

INFORMATIVE(S) 
 

1 The Applicant is advised to sign up to the Environment Agency's Flood Warning System prior 

to the commencement of the development hereby approved. 

 

2 Separate consent from the Foss Internal Drainage Board will be required for works within 9 

metres of Flaxton Dyke to the north of the site. 

 

3 As confirmed in the Agent's email of the 7th October 2020, the Applicant is required to inform 

all site users that visitor parking must be undertaken on the Grasscrete areas within the fences 

off dog walking areas, as agreed to prevent blocking of access to Flaxton Dyke for the Internal 

Drainage Board. 
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Item Number: 8 

Application No: 20/00703/MFUL 

Parish: Heslerton Parish Council 

Appn. Type: Full Application  Major 

Applicant: Mr Ward 

Proposal: Use of land for the siting of 47no. static holiday accommodation units for 

year round use with improved access road 

Location: The Snooty Fox  Scarborough Road East Heslerton Malton YO17 8EN 

 

Registration Date:        1 September 2020  

8/13 Wk Expiry Date:  1 December 2020  

Overall Expiry Date:  12 November 2020 

Case Officer:  Alan Goforth Ext: 43332 

 

CONSULTATIONS: 

 

Initial consultation 

 

Heslerton Parish Council No objection 

Highways North Yorkshire No objection  

Highways England Recommend condition 

Archaeology Section Recommend condition  

Yorkshire Water Land Use Planning No response received 

Flood Risk No response received 

Tree & Landscape Officer Comments- request for further information 

 

Re-consultation (reduction in number of units from 65 to 47 and surfacing) 

 

Heslerton Parish Council Reduction to 47 units is acceptable 

Highways North Yorkshire No response received  

Highways England  No response received 

Yorkshire Water Land Use Planning  No response received 

Flood Risk  No response received 

Tree & Landscape Officer  Supports additional landscaping  

 

Representations:  
 

 

 

BACKGROUND: 

 

The application is to be determined by Planning Committee as a major development because the 

application site exceeds 1 hectare in size.  

 

SITE: 

 

The application site comprises land to the rear of The Snooty Fox and amounts to approximately 1.65 

hectares. The site has raised bunding around its western, northern and eastern perimeter with hedge 

planting on these bunded areas. The site is located within the Wolds Area of High Landscape Value, 

with its rising escarpment to the south of the application site. The Wolds Way National Trail (Public 

Footpath no. 25.47/22/1) runs along the escarpment. Access to the site is from the A64 (T) to the south, 

via a large purpose made access. At the front of the site (south) stands The Snooty Fox Public House 

which is currently closed. The bungalow associated with the site is also at the front of the site to the 

east of the public house. The commercial buildings at Five Acres stand immediately to the south east 

of the site. The site is within an archaeologically sensitive area.  
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HISTORY: 

 

17/01231/MFUL- Use of land to allow permanent siting of 55no. touring caravans (retrospective 

application). APPROVED 21.12.2017. 

 

03/00659/73- Variation of Condition 2 on approval 00/00966/FUL dated 25.05.01 requiring site to be 

only occupied by touring caravans for a period not exceeding 28 days and shall not return to the site 

within a period of 28 days from departure. APPROVED 11.12.2003. 

 

00/00966/FUL- Change of use of land for the siting of 15 touring caravans and erection of shower/toilet 

block. APPROVED 30.05.2001. 

 

PROPOSAL: 

 

Planning permission is sought for the use of land for the siting of 47no. static holiday accommodation 

units for year round use with improved access road. 

 

The application was initially for 65 holiday units but following concerns raised by the Case Officer in 

relation to density, landscape and visual amenity the proposal was amended and the number of units 

reduced and the separation distances increased.   

 

Each holiday unit would measure 3.7 metres in width by 12.2metres in length standing 2.5 metres to 

the eaves and 3.3 metres to the ridge. Externally the units would be aluminium cladding 

(‘Environmental Green’) to the walls and aluminium sheeting(mock profile grey tile) to the pitched 

roof.  

 

The initial proposal was for the units to be spaced 5 metres apart. In the amended proposal the reduction 

in the overall number of units has allowed spacing to be increased to 8 metres. As a result there would 

be space adjacent to each unit to allow the parking of two cars side by side and areas of soft landscaping 

between units.  

 

The holiday unit bases would comprise 0.6m wide concrete strips under the chassis bearing points (each 

long side) with the ground in between the strips finished with gravel. It was initially proposed that the 

internal access loop road would be entirely tarmac to a width of 6 metres. The amended details now 

show there would be contrasting charcoal permeable block paving to the perimeter of the access road 

(1.3m either side) with the tarmac access reduced to 3.4 metres in width. The amended details also 

confirm that the parking areas would be brindle permeable block paving. 

 

The proposed units would connect to the existing foul and surface water infrastructure. Foul drainage 

would be disposed of via a package treatment plant and surface water to soakaway.  

 

POLICIES: 

 

Under Section 38(6) of the Planning and Compulsory Purchase Act 2004 planning authorities are 

required to determine each planning application in accordance with the planning policies that comprise 

the Development Plan unless material considerations indicate otherwise. The Development Plan for the 

determination of this particular application comprises the following: 

 

• The Ryedale Plan- Local Plan Strategy (2013) 

 

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

Local Plan Strategy - Policy SP8 Tourism 

Local Plan Strategy - Policy SP12 Heritage 

Local Plan Strategy - Policy SP13 Landscapes 

Local Plan Strategy - Policy SP16 Design 

Local Plan Strategy - Policy SP17 Managing Air Quality, Land and Water Resources 

Local Plan Strategy - Policy SP19 Presumption in Favour of Sustainable Development 
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Local Plan Strategy - Policy SP20 Generic Development Management Issues  

Local Plan Strategy - Policy SP21 Occupancy Restrictions 

 

Material Considerations 

 

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (PPG) 

 

APPRAISAL: 

 

Principle of development 

 

Policy SP1 states that development in the open countryside will be restricted to that which is necessary 

to support a sustainable, vibrant and healthy rural economy and communities. Tourist-orientated 

schemes are a form of development which could be considered to be necessary to support the above 

policy objective. At the national level paragraph 83 of the NPPF supports a prosperous rural economy 

and states that planning decisions should, inter alia, enable “sustainable rural tourism and leisure 

developments which respect the character of the countryside”. 

 

Tourism makes a significant contribution to the local economy and local planning policy (Policy SP8) 

seeks to develop tourism in a sustainable way which does not undermine some of the very special 

qualities that visitors come to enjoy and experience. Policy SP8 supports tourist accommodation in the 

wider open countryside that, inter alia, involves “New touring caravan and camping sites and static 

caravan and chalet self-catering accommodation and extensions to existing facilities that can be 

accommodated without an unacceptable visual intrusion and impact on the character of the locality”. 

 

The principle of the use of the site for holiday accommodation has been previously established. The 

extant permission currently permits the siting of 55 touring caravans for seasonal occupancy and allows 

them to be retained on site for out of season storage purposes.  

 

Local policy provides support in principle for sustainable tourist accommodation where the scale, nature 

of activity and visual intrusion can be accommodated, for example, in terms of the character and 

sensitivities of the locality, wider landscape and the road network. The proposed development relates 

to an existing and established site and is considered acceptable in principle subject to consideration of 

the occupancy/operating season, landscape and visual impact, local amenity, highways safety and 

archaeological impact. 

 

Occupancy restrictions 

 

The applicant seeks permission to extend the operating season to all year round. Policy SP8 states that 

one way in which sustainable tourism can be achieved is by encouraging all year round tourism subject 

to occupancy conditions set out in Policy SP21. The proposal would comply with the aims of this policy 

and would further enhance the viability of an existing business. 

 

Furthermore, the Government’s Written Ministerial Statement dated 14 July 2020, recognises that, in 

response to Covid-19, the tourism industry will need to be able to adapt to secure its financial future. It 

states that Local Planning Authorities should prioritise decision making for applications to vary relevant 

planning conditions (to extend opening seasons) and take account of the economic benefits resulting 

from extending opening. This 12 month operational period is considered acceptable and will further 

enhance potential visitor numbers within the locality, particularly during the off peak season. 

 

Local Policy SP21(e) relates to time-limited occupation and states “New un-serviced holiday 

accommodation (holiday cottages, caravan parks (static and touring), log cabins and holiday chalets) 

will be subject to the following conditions: • The accommodation is occupied for holiday purposes only; 

and not as a person’s sole, or main place of residence; and • It shall be available for commercial 

holiday lets for a least 140 days a year and no let must exceed 31 days; and • The owners/operators 

shall maintain an up-to-date register of lettings/occupation and advertising will be maintained at all 

times and shall be made available for inspection to an officer of the Local Planning Authority on 
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request”.  

 

To comply with Policy SP21 it is considered appropriate to impose a condition restricting occupancy at 

the site to holiday purposes only. 

 

Landscape and visual impacts 

 

The site is located within the open countryside and an Area of High Landscape Value. Policy SP13 

requires the protection of distinctive elements of landscape character in areas valued locally for their 

natural beauty and scenic qualities.  Policy SP20 also requires new development to respect the character 

and context of immediate locality and the wider landscape character and to ensure the proposed uses 

are compatible with the ambience of the surrounding locality.  In addition, Policy SP8 requires that new 

or extended caravan sites do not give rise to unacceptable visual intrusion or adverse impacts upon the 

character of the locality.    

 

The land use in the locality is predominately agricultural with commercial premises immediately to the 

south east. There are no public rights of way immediate to the site or residential receptors with direct, 

uninterrupted views of the site although the site is visible from elevated positions on the Wolds Way 

near to Manor Wold Farm to the south over a distance of approximately 1.4km. There are fleeting views 

of the site from the A64.  

 

At present 55 touring caravans are allowed to be sited all year round. Therefore, the main landscape and 

visual change would be the presence of static units which are larger than touring caravans in terms of 

footprint but fewer in number with the addition of hardstanding for the internal access road. 

 

The site layout has been amended to make the arrangement of the units less regimented and the buildings 

would be arranged around the internal access road. The density and spacing, as amended, is considered 

typical for such static unit developments. The proposed surfacing has also been amended to reduce the 

amount of tarmac to limit urbanising features in the open countryside. In addition the increased 

separation distance has allowed for more green space between the units where the plans show that soft 

landscaping can be established. 

 

The site has a perimeter bund to three sides topped with planting of mixed condition. The Tree and 

Landscape Officer has visited the site and has observed that the planting associated with permission ref. 

17/01231/MFUL has an extremely high failure rate and there has been no replanting of the dead saplings 

and trees. The Tree and Landscape Officer requested further details on the landscape planting (species, 

sizes etc) and acknowledged that if the outer bund is replanted and the inner landscaping is successfully 

implemented there is every chance that this proposal could be well screened and may even achieve a 

net ecological gain. 

 

In response the applicant has submitted a detailed landscaping plan and planting schedule which shows 

native whip and light standard planting to augment and ‘gap up’ the existing planting on the perimeter 

bund. The existing and proposed boundary planting would provide a sense of enclosure and the 

separation distances from receptors and soft landscape within the site should ensure that the use of the 

site is not detrimental to visual amenity or local landscape character. The Tree and Landscape Officer 

is satisfied with the level of detail provided which shall be secured by condition.  

 

Taking account of the existing land use, perimeter bunding and existing and proposed planting the site 

will not be overly prominent within the local landscape. The proposed use of the land would not 

interrupt skyline views or the scenic qualities of the area to an unacceptable degree and it is considered 

an appropriate and compatible land use in landscape and visual terms. The proposed development would 

not result in any landscape harm or visual intrusion and would not conflict with the aims of Policies 

SP8, SP13, SP16 and SP20. 

 

Impact on local amenity 
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As required by Policy SP20 (Generic Development Management Issues) development should respect 

the character of the area without having a material adverse impact on the amenity of present or future 

occupants, the users or occupants of neighbouring land and buildings or the wider community. 

 

The site is isolated in relation to residential receptors and the bungalow on site is under the applicant’s 

ownership and control. The adjacent buildings at Five Acres to the south east are in commercial use. In 

terms of any potential noise disturbance from guests staying at the park it is considered that the impact 

of the all year round operating season and siting of static units would be negligible particularly given 

the separation distance and intervening bunding and planting. To address any potential for light 

pollution any additional external lighting associated with the site shall require approval from the LPA 

prior to installation.  

 

It is considered that there would be no impact outside of the site in terms of pollution, disturbance, 

overlooking, loss of privacy or visual intrusion. It is considered that the proposed development would 

not conflict with the aims of Policy SP20 in relation to the protection of amenity. 

 

Highways impact 

 

Policy SP20 seeks to ensure that new development does not have a detrimental impact on road safety. 

 

The proposed development would use the existing access point with the A64 which is a large forecourt 

in good condition with acceptable visibility in both directions. The all year round use would extend the 

period of vehicle activity but the reduced number of holiday units would not result in an intensification 

of use. Furthermore there would be no vehicles towing caravans accessing the site. The internal access 

road would allow for safe movement of vehicles within the site and all holiday units would be provided 

with two dedicated ‘off access road’ parking spaces. 

 

There are no objections from the Local Highway Authority or Highways England. Highways England 

have requested the inclusion of a condition for the prior approval of a scheme for abnormal load 

movements for the delivery/construction phase. 

 

It is considered that, taking account of anticipated traffic movements associated with the proposed 

development and existing access and visibility, the proposed development would not give rise to a 

materially significant adverse impact on highway safety either individually or cumulatively and there 

would be no conflict with Policy SP20.   

 

Archaeological impact  

 

The application site is within an area of high archaeological sensitivity. The County Archaeologist has 

highlighted that previous geophysical survey work has indicated a circular anomaly in the centre of the 

site, most likely a burial mound. In addition, cutting across the northern part of the site, is a linear 

trackway or dyke. These linear features tend to be the focus of both prehistoric settlement and ritual 

activity.  

 

The excavation of a new sub-base for car parking areas and access may have an impact on archaeology 

depending on both the depth of the archaeology and the depth of the required excavations.  

 

The County Archaeologist advises that a scheme of archaeological mitigation recording is undertaken 

in response to the ground disturbing works associated with this development proposal and this shall be 

secured by conditions in accordance with Policy SP12.   

 

Conclusion 

 

The principle of the use of the land for holiday accommodation has been established and the proposal 

is in line with national and local planning policy relating to the sustainable development of tourism and 

the rural economy. The proposal represents an appropriate development of an established caravan park 

that would improve the viability of the business, retain employment at the site and attract visitors to the 

District. Taking account of the location of the development in terms of proximity to sensitive receptors, 
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public highways and the effectiveness of screen planting it is considered that the static units and the 

extended operating season can be accommodated without giving rise to unacceptable visual intrusion 

or an adverse impact on the character of the locally valued landscape.  

 

The proposed development would not have an unacceptable impact on local amenity or highway safety 

and any temporary adverse impacts during construction can be mitigated by appropriate planning 

conditions. In light of the above assessment, it is considered that the proposal is acceptable and that it 

complies with Policies SP1, SP8, SP12, SP13, SP16, SP17, SP19, SP20 and SP21 of the adopted 

Ryedale Plan - Local Plan Strategy and the National Planning Policy Framework. The recommendation 

to Members is one of conditional approval. 

 

 

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): 

  

Location Plan ref.L020020-001, dated July 2020 

Proposed Site Layout Plan ref.L020005-003 Rev A, dated 16.10.20 

Proposed Unit Plan and Elevations ref.L020005-005, dated July 2020 

Proposed Landscape Scheme ref. L020005-006, dated July 2020 

 

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

 

3 Unless otherwise approved in writing with the Local Planning Authority, the materials and 

colour finishes to be used on the exterior of the buildings the subject of this permission shall 

be in accordance with the details contained with the planning application and as shown on the 

approved elevation drawing. 

     

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

Policies SP13, SP16 and SP20. 

 

4 No development shall commence until a scheme for abnormal load movements has been 

submitted to and approved by the Local Planning Authority in consultation with Highways 

England. No development shall take place other than in accordance with the approved scheme. 

 

Reason: In the interests of highway safety in compliance with Policy SP20.  

 

5 Prior to the installation of any external lighting associated with the development hereby 

approved details of the location, height, angle of lighting, level of illuminance output and 

hours of operation shall be submitted to and approved in writing by the Local Planning 

Authority. The lighting shall therefore be installed on site only in accordance with the 

approved details unless otherwise approved in writing by the Local Planning Authority. 

  

 Reason: In the interests of amenity to ensure that the proposal satisfies Policy SP20 of the 

adopted Ryedale Plan - Local Plan Strategy.  

 

6 No development shall commence until a Written Scheme of Investigation has been submitted 

to and approved by the Local Planning Authority in writing. The scheme shall include an 

assessment of significance and research questions; and: 

 

1. The programme and methodology of site investigation and recording 
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2. The programme for post investigation assessment 

3. Provision to be made for analysis of the site investigation and recording 

4. Provision to be made for publication and dissemination of the analysis and records of the 

site investigation 

5. Provision to be made for archive deposition of the analysis and records of the site 

investigation 

6. Nomination of a competent person or persons/organisation to undertake the works set out 

within the Written Scheme of Investigation. 

 

7 No development shall take place other than in accordance with the approved Written Scheme 

of Investigation. 

 

Reason: The site is of archaeological significance and to satisfy the NPPF and Policy SP12. 

 

8 The development shall not be occupied until the site investigation and post investigation 

assessment has been completed in accordance with the programme set out in the Written 

Scheme of Investigation approved under Condition 7 and the provision made for analysis, 

publication and dissemination of results and archive deposition has been secured. 

 

Reason: The site is of archaeological significance and to satisfy the NPPF and Policy SP12. 

 

9 The landscape planting scheme as shown on the approved Proposed Landscape Scheme 

drawing ref. L020005-006, dated July 2020 and associated Planting Schedule and 

Specification shall be carried out during the first planting season following the 

commencement of the development, or such longer period as may be agreed in writing by the 

Local Planning Authority.  Any trees or shrubs which, within a period of five years from being 

planted, die, are removed or become seriously damaged or diseased shall be replaced in the 

next planting season with others of similar sizes and species, unless the Local Planning 

Authority gives written consent to any variation. 

   

 Reason: To enhance the appearance of the development hereby approved appearance and to 

satisfy the requirements of Policy SP20 of the Ryedale Plan, the Local Plan Strategy. 

 

10 The permission hereby granted shall only authorise the use of this site for the stationing of 47 

static holiday units, in the positions shown on the approved Proposed Site Layout Plan 

ref.L020005-003 Rev A, dated 16.10.20. The permission hereby granted shall not authorise 

the use of the land for touring caravans or camping.  

  

 Reason:- Additional units would result in a cramped and unsatisfactory site layout and the 

control is in the interest of landscape and visual amenity in compliance with Policies SP13, 

SP16 and SP20.  

 

11 The static units shall be occupied for holiday purposes only; and not as a person’s sole, or 

main place of residence; and 

  The static units shall be available for commercial holiday lets for a least 140 days a year and 

no let must exceed 31 consecutive days; and 

  The owners/operators shall maintain an up-to-date register of lettings/occupation and 

advertising will be maintained at all times and shall be made available for inspection to an 

officer of the Local Planning Authority on request. 

 

Reason: In order to ensure it is available for holiday use only and to comply with Policy SP21 

of the Local Plan Strategy. 

 

INFORMATIVE 

 

The applicant is required to contact the Council’s Housing department for a variation to the caravan site 

licence. 
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Item Number: 9 

Application No: 20/00695/FUL & 20/00696/LBC 

Parish: Sproxton Parish Meeting 

Appn. Type: Full Application 

Applicant: A Wainwright and Son 

Proposal: Change of use and alteration of farm buildings to form a mixed use events 

and venue barn (wedding ceremonies and reception and small conferences 

etc.) with associated facilities, landscaping and parking (Planning 

permission & Listed Building Consent) 

Location: Sproxton Hall Farm  Main Street Sproxton Helmsley YO62 5EQ 

 

Registration Date:        28 September 2020  

8/13 Wk Expiry Date:  23 November 2020  

Overall Expiry Date:  11 November 2020 

Case Officer:  Alan Goforth Ext: 43332 

 

CONSULTATIONS: 

 

Sproxton Parish Meeting Objection  

Highways North Yorkshire Awaiting response 

Yorkshire Water Land Use Planning No observation comments  

Environmental Health Full noise impact assessment is required  

Public Rights Of Way Adjacent PROW informative  

NYCC Natural Services Recommend conditions  

Paul Jackson AONB Manager Comments 

Building Conservation Officer No objection 

 

Representations: Mr Simon Dunn, Mr Anthony Holt, , Mr Bousfield, Mr 

Sarah Shaw, Mrs Joanna Oliver MBE, Joanna Oliver 

MBE, Elspeth Wrigley On Behalf Of Mr And Mrs Boddy, 

Mr B Roberts, Mr And Mrs McAndrew, Ms Linda Cubitt, 

Mr George Smith, Ms Maureen Skinner, Mr George 

Skinner, Dr Emma Shaw, Miss Emma Grace, Mr Jeremy 

Shaw, Mr Ian Boddy, John & Patricia Watson, Mr Colin 

Ward, Michelle Ward, Mr David Wells, Ms Helen Wells, 

Juliane Schaub, Beth Skinner, Mr And Mrs Walker, Mr 

Mathieu Hazorika-Stephany, Mr And Mrs Shaw, Mrs 

Doobori Hazorika-Stephany, Mr Stuart Prest, Mr David 

Kershaw, Mr Trevor Blackburn, Mr And Mrs Wilson, 

Mrs Catherine Kershaw, Mr Franklin Farrar, Mrs Bridget 

Sarstedt, R Roberts, Christine Drydale, M Dransfield, 

John Dransfield, Margaret Farrar, Blackburn, Fliss 

Murtagh, Mr J.R. Pattison, Mr And Mrs T Frost, W.B. 

Tait, Mr And Mrs S Balmforth, Sharon Marwood, Mrs 

Irene Peta Poole, Georgina Stares On Behalf Of Mr And 

Mrs Skinner, Mr James Vandenbroecke, Ms Sarah 

Vandenbroecke, Mr Simon Welford, Mr Stephen 

Burgess, Mrs Elaine Burgess, Ms Allison Munro, Mr Rob 

Oliver, Mrs Joyce M Walters, Rollits LLP, Katie Boddy, 

Mr Selwyn Jones, Mr Joe Marwood, Mr John Rowley, Mr 

Matthew Clark, Mrs Ann Spetch, Mrs Emily Slingsby, 

Mrs PJ Pattison, Mr Alexander Lamont, Dr Nicholas 

Seed, Miss Elizabeth Stockwell, Mrs S Stone, Mr Rob 

Fawcett, Mr And Mrs C Hodgson, Rosy Eaton And Fraser 

Hugill, Mr Christopher Jenkins, Ms D E Garside,  
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PURPOSE OF REPORT: 

 

To consider a recommendation for a Member’s site inspection prior to the determination of the planning 

and listed building consent applications.  

 

BACKGROUND: 

 

The applications are subject to objections based on material planning considerations and are therefore 

due to be determined by Planning Committee  

 

SITE: 

 

The proposed development site is a farm situated at the eastern end of the village of Sproxton. The 

site is outside village development limits and in the open countryside. The site is within the 

Howardian Hills AONB and Sproxton Hall is Grade II listed with curtilage listed traditional farm 

buildings. Access to the site is via an unclassified road (no through road) that leads east from the 

B1257 through the village to the farm. The road, where it approaches the entrance to the farm, is 

shared with bridleway number 25.90/2/4. There is a collection of cottages approximately 50 metres to 

the west of the site.  

 

PROPOSAL: 

 

Planning permission and listed building consent is sought for the change of use and alteration of farm 

buildings to form a mixed use events and venue barn (wedding ceremonies and reception and small 

conferences etc.) with associated facilities, landscaping and parking.  

 

The proposed development would convert a range of existing, traditional farm buildings, which are 

no longer required for agricultural purposes, to form an events barn for use as a wedding venue or for 

conferences etc. The main house would remain in residential use and the adjoining farm buildings to 

the north and east would remain in agricultural use. A car park with 50 spaces would be created to 

serve the venue with access off the lane to the south of the farm complex.  

 

The venue would cater for weddings with up to 180 guests during the day and up to 220 guests on an 

evening. The hours of use would be between 0900 – 2400 hours Monday to Friday; 0900 – 0100 

hours Saturday; and 0900 – 2400 hours Sunday and Bank Holidays.  

 

The applicant’s Noise Management Plan indicates that any music played outside would be non- 

amplified; all live music would cease by 23:00 hours, all other music would cease by 00:30 hours and 

there would be no fireworks permitted.  

 

The applications are accompanied by a Planning Supporting Statement, Heritage Assessment, 

photographic survey, Noise Management Plan, Transport Statement and an Ecological Survey. 

 

POLICIES: 

 

Under Section 38(6) of the Planning and Compulsory Purchase Act 2004 planning authorities are 

required to determine each planning application in accordance with the planning policies that comprise 

the Development Plan unless material considerations indicate otherwise. The Development Plan for the 

determination of this particular application comprises the following: 

 

 The Ryedale Plan- Local Plan Strategy (2013) 

 

The Ryedale Plan - Local Plan Strategy (2013) 

 

Local Plan Strategy -Policy SP1 General Location of Development and Settlement Hierarchy 
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Local Plan Strategy - Policy SP9 The Land-Based and Rural Economy 

Local Plan Strategy - Policy SP12 Heritage 

Local Plan Strategy - Policy SP13 Landscapes 

Local Plan Strategy - Policy SP14 Biodiversity 

Local Plan Strategy - Policy SP16 Design 

Local Plan Strategy - Policy SP17 Managing Air Quality, Land and Water Resources 

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

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

Local Plan Strategy - Policy SP22 Planning Obligations, Developer Contributions and the Community 

Infrastructure Levy 

 

Material Considerations 

 

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (PPG) 

 

REPRESENTATIONS: 

At the time of writing this report the LPA has received 63 representations raising objections and 9 in 

support of the proposed development. The main concerns relate to the following:- 

 Conflict with farm/rural diversification policy 

 Landscape character impact 

 Noise disturbance from events and traffic movements 

 Highways safety- access, visibility, road conditions, traffic movements 

 Harm to significance of heritage assets 

 Light pollution 

 Drainage 

 Impacts on protected species 

A full summary of the comments made will be included in the detailed Officer report to be presented to 

Members at the meeting following the site inspection.   

 

APPRAISAL: 

 

The main considerations in the determination of this application are as follows (not exhaustive):  

 

 Principle of the development; 

 Landscape and visual impacts including the AONB;  

 Design and impact on heritage assets; 

 Impact on local/residential amenity; 

 Highway impacts;  

 Drainage; and 

 Ecological impacts. 

 

The above matters will be considered in detail in the Officer report presented to the Members at a future  

meeting following the site inspection.   

RECOMMENDATION:   Site inspection* 
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It is recommended that Members undertake to visit the application site to gain an understanding of the 

proposed development in the context of the surrounding land, local highway, heritage assets, significant 

landscape features and nearby residential development prior to the determination these applications at a 

future meeting of the Committee. 

 

 

*If conditions do not permit a site inspection after 2 December 2020 then a virtual site inspection will 

be necessary.  
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Item Number: 10 

Application No: 20/00848/HOUSE 

Parish: Warthill Parish Council 

Appn. Type: Householder Application 

Applicant: Mr Alan Desport 

Proposal: Erection of a rear two-storey extension with attached single-storey garden 

room and front porch (revised details to approval 13/00351/HOUSE dated 

13.05.2013) and erection of detached garden room - part-retrospective 

Location: Meadowsweet Cottage  Common Lane Warthill YO19 5XW 

 

Registration Date:        18 September 2020  

8/13 Wk Expiry Date:  13 November 2020  

Overall Expiry Date:  20 October 2020 

Case Officer:  Ellie Thompson Ext: 43326 

 

CONSULTATIONS: 

 

Warthill Parish Council Warthill Parish Council recommends that the extension 

building works revert back to the dimensions shown in 

the plans approved by Ryedale District Council in 

planning application No. 13/00351/HOUSE and that 

planning application No. 20/00848/HOUSE is refused.  

Highways North Yorkshire No objections  

Foss Internal Drainage Board Recommend conditions  

 

Representations: , Mr P McFarlane, Dr Mark Pearse, Mrs Sarah England, 

Mr Simon Whincup, Mr Michael Andrew, Mr Angus 

Brown, Mr John Semourson, Mrs Heather Stout,  

 

 

 

 

SITE:  
 

Meadowsweet Cottage is a large, two-storey, detached dwelling, located on the eastern side of 

Common Lane in Warthill. The property dates from the late 20th century, and is constructed from 

brick under a clay-pantile roof and features white, timber windows. The property is located within the 

Development Limits of the village and is within the York Green Belt.  

 

The property occupies a large plot, and is set back from the highway within its curtilage. The plot has 

a ‘dog-leg’ shape, with a section of the curtilage to the rear of the building facing east with the 

remainder of the garden angled towards the north-east. The properties and their plots to the south of 

the application site have similar shaped curtilages.  

 

PROPOSAL:  
 

In 2013, planning permission was granted for the erection of a rear two storey extension to the 

property with an attached single storey garden room and front porch at the property. This application 

seeks revisions to that permission.  

 

Permission is sought for the erection of a part-two storey, part-single storey rear extension, together 

with the erection of a porch to the front elevation (revised details to approval 13/00351/HOUSE dated 

13.05.2013), and the erection of a detached garden room building. The application is part-

retrospective. The majority of the structures have been built to a ‘shell’ stage, including walls (and the 

roof of the extension) but not window or door fittings. As constructed, the building/s differ from the 
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approved plans of the existing permission (13/00351/HOUSE). Essentially, this application seeks to 

regularise development at the site, following an enforcement complaint.  

 

The two-storey element of the rear extension has been built with a pitched roof, cross-wing form. It 

has been constructed from brick under a clay-pantile roof, and will feature white uPVC windows. The 

extension is proposed to have four, large windows in the rear (eastern) elevation at first floor level, 

with a small window at ground floor level on the southern elevation, and a high-level horizontal 

window on the northern elevation. These window openings are already in situ, but windows have not 

yet been fitted.  The overall ridge height of the extension is proposed to be approximately 8.6 metres, 

with an eaves height of approximately 5 metres. The two-storey section of the extension extends out 

from the rear of the property by approximately 3.9 metres, and has a width across the back of the 

property of approximately 7.6 metres. The overall footprint of the two-storey section is approximately 

31.3 square metres.  

 

As built and proposed in this application, the ridge and eaves height of the two storey section are the 

same as that permitted under 13/00351/HOUSE. In comparison with the permission granted under 

13/00351/HOUSE, the main differences are that the width of the extension across the back of the 

house has increased by 0.4m and the depth of the extension from the back of the house along the 

boundary with the neighbouring property has increased by 0.6m. 

 

The single-storey section of the extension extends out from the rear of the two-storey section, and has 

been designed with an unusual, angled shape, to follow the alignment of the plot. This section of the 

extension has a flat-roof form, and will feature large, aluminium framed glazed doors on the north 

eastern corner of the building. It has been constructed from brick under a grp roofing system. The 

extension is proposed to feature two horizontal, high level windows on the north and western 

elevations, and a small, high-level window on the eastern elevation. These openings are in situ. The 

overall height of the extension is approximately 3.5 metres, however there is an additional parapet 

wall on a section of wall on the northern elevation of the extension, which reaches approximately 3.9 

metres in height. The overall footprint of the single-storey section of the extension is approximately 

59 square metres. 

 

The height of the single storey section is built/proposed to be the same as the height of the single 

storey element approved under 13/00351/HOUSE. The footprint of the single storey section is two 

square metres less than that approved under 13/00351/HOUSE.  

 

The cumulative ground floor area of both the two-storey and single-storey extensions is 

approximately 90.3 square metres which is an increase of 4.3 square metres over the ground floor area 

which was approved under 13/00351/HOUSE. 

 

The new garden room building has already been partially constructed, and is situated to the rear of the 

existing garage building, within the rear garden of the property. It is understood that the applicant had 

intended to construct the garden room utilising permitted development rights. However, in order to 

complete the building with a ‘warm’ flat-roof form, this will result in a building height of 2.7 metres. 

 As a result the detached garden room building requires planning permission and has been included in 

the application. It has been constructed from brick, and there is a high-level, horizontal window 

opening in place on its southern elevation, with a single door opening on the western elevation. The 

overall footprint of the building is approximately 21.5 square metres.  

 

The new porch has a footprint of approximately 5.5 square metres. It has been constructed from brick 

with a flat-roof form, with an overall height of approximately 3.5 metres. The height of the porch (as 

built) is an increase of 0.3m in the height approved under 13/00351/HOUSE. The footprint of the 

porch is also proposed to increase by 0.9 square metres. 

 

POLICIES:  
 

Under Section 38(6) of the Planning and Compulsory Purchase Act 2004 planning authorities are 

required to determine each planning application in accordance with the planning policies that 
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comprise the Development Plan unless material considerations indicate otherwise. The relevant 

Development Plan policies for the determination of this application are: 

The Ryedale Plan - Local Plan Strategy (2013) 

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

Local Plan Strategy - Policy SP16 Design 

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

The Yorkshire and Humber Plan (Regional Spatial Strategy) 

York Green Belt Policies (YH9 and Y1) 

Material Considerations 

National Planning Policy Framework  

National Planning Practice Guidance 

REPRESENTATIONS:  

A brief summary of the position of statutory and non-statutory consultees is included on the front 

sheet of the report and issues raised are addressed in the relevant appraisal sections of the report. All 

consultation responses are available for Members to view in full on the public access webpage, and 

referred to in the report accordingly.  

A summary of the representations received from neighbours and the Parish Council is as follows: 

One objection has been received from the occupiers of the neighbouring property to the south (Isca 

House) raising the following issues: 

 Scale, Size and Design: the contributor cites Officers feedback from the original application 

(13/00351/HOUSE) relating to the scale of development, which at the time led the application 

to be revised to reduce the width and depth of the scheme. The contributor considered that the 

applicant has not implemented these amendments, and that what has been built is not 

subservient to the existing house, and is of the same scale as the scheme that was originally 

rejected. The extension is out of proportion to surrounding buildings and neighbouring 

extensions and not sympathetic to original dwelling.  

 Impact on Neighbouring Amenity: Scale and bulk of what has been built has a significant 

impact on the amenity (and potential value) of neighbouring properties. 

 Loss of Privacy: Concern that the extension results in significant overlooking of the garden of 

Isca House, due to the orientation of the plots. The increase in the projection of the two-storey 

extension increases the angle and unusual orientation, and brings the windows closer to the 

boundary. The height of the single storey extension and position of the neighbouring garage 

do not reduce the loss of privacy experienced.  

 Impact on York Green Belt: Scale and bulk of development is clearly visible from Public 

Right of way to the east, leading from Warthill to Gate Helmsley.  

 Inaccuracy of Plans and Design Statement: Measurements and the Positioning of the 

Neighbouring Garage/Boundary are not accurate. East Elevation Plans are an inaccurate 

representation of the impact of scale and size. Inaccuracy and lack of professional plans make 

it challenging for an accurate planning decision to be made. 

 Concern for Setting a Precedent: For extensions of a similar scale and for building 

outbuildings along the length of the plot, potentially beyond the building line.  
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 Groundworks: Concern that the extension has been built without groundworks for drainage.  

 Quality of Build: Concerns that the build does not meet building regulations; materials are 

stored unprotected and site is unoccupied and not secured overnight/at weekends. Concerns 

relating to the Health and Safety of the site and the lack of safety equipment were also raised. 

 Length of Build: Works started in 2016 and are still incomplete four years later, requiring 

another planning application.  

 The contributor wished the Planning Committee to be aware that when the original 

application was made, they worked collaboratively with the applicant and did not object to the 

application.  

The occupier of the neighbouring property to the north (Marwood House) has made comments neither 

objecting nor supporting that application: 

 Extension is strikingly large and dominant, but the extension and the porch do not 

significantly interrupt the sight lines or overlook Marwood House.  

 Proposed landscaping will improve the gardens.  

 Outbuildings are close to the boundary but are not a significant intrusion; they will be 

sympathetic and not overlooking. 

 Concern raised for precedent and disregard of the planning process. The contributor seeks 

assurance that all such regulations (including building standards) and processes have been 

followed both for the extension and outbuildings, as non-compliance could affect the future 

sae of neighbouring properties in terms of value and legal completion, including a formal 

determination as to whether formal Development Limits have been/will be exceeded. 

 The contributor expressed a desire for the decision to progress in a timely way, as 

construction has been sporadic and slow, which is unsightly and unacceptable.  

Six letters of support have been received for the application, making the following points: 

 The extension will provide necessary increased living space and enhances the visual 

appearance of the property.  

 The proposed works are in-keeping with other dwellings and neighbouring properties in the 

village.  

 Scale/size of the extension is similar to many extensions in the village.  

 The proposed works greatly increase the level of privacy for the applicant – the single-storey 

extension means they are no longer over-looked by Isca House. 

 The large window in the southern elevation of the property that overlooked Isca House has 

been bricked up. 

 The new outbuildings are small and appear private and do not dominate the garden.  

 Changes/revisions (from approved scheme) appear to have occurred mainly due to 

constructability, misinterpretation and availability/reliability of contractors.  

 Majority of the scheme cannot be viewed from the street or neighbouring properties due to 

existing mature planting and neighbouring garages.  

 Considered that there is no detriment to neighbouring properties in terms of privacy, amenity 

or light and will be substantial improvement to the dwelling.  
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 It would be best for all involved if the build was completed as soon as possible.  

Warthill Parish Council responded to the application, and concluded that the application should revert 

back to the original permission, and the current application be refused. The Parish Council raised the 

following concerns:  

 What has been built is bigger than what was originally approved, in respect of both the width 

and depth of the extension. The increase in size is considered to cause harm to the amenity of 

the neighbouring properties.  

 The single-storey extension has increased in area to what was approved. It is not sympathetic 

to the character of the original dwelling, the plot size or neighbouring properties.  

 Concern that it will set a precedent for future development of this scale at neighbouring 

properties.  

 The proposed garden room appears to extend beyond the Development Limits into the Green 

Belt, and there is concern that this would set a precedent for more development beyond the 

Development Limits/in the Green Belt. The building is not supported if it extends beyond the 

Development Limits. 

 There is a building to the east of the Garden Room that is not on the plans, and it is not clear 

if this falls within this application but it appears to extend beyond the Development Limits.  

The Local Highway Authority was consulted and raised no objections to the proposed plans.  

The Foss Internal Drainage Board was consulted and recommended conditions. 

 

Planning History:  

12/00167/HOUSE: An application for the erection for a two-storey side extension to side elevation 

and erection of a detached double garage following demolition of existing garage was refused.  

13/00351/HOUSE: Planning permission was granted for the erection of a rear two-storey extension 

with attached single-storey garden room and front porch (revised details to refusal 12/00167/HOUSE 

dated 03.04.2012).  

15/01430/COND: Condition 02 of approval 13/00351/HOUSE dated 13.05.2013 was discharged.  

Appraisal:  

Members are reminded that a planning permission exists at the site for much of the development 

proposed and this is a relevant consideration in the determination of the application. In considering 

the planning issues raised by the application, it is the implications of the changes between the 

approved scheme and the proposed scheme that are of particular relevance to the determination of the 

application. 

Design  

The proposed two-storey rear extension is large in scale, and has been constructed with a pitched-roof, 

cross wing form. The ridge and eaves heights of the extension matches the overall respective heights 

of the original dwelling at approximately 8.6 metres (ridge) and 5 metres (eaves). The overall width of 

the extension is approximately 7.6 metres, which subsumes the rear elevation of the host dwelling. 

Although this element is not designed to be a visually subservient addition to the property, the mass of 

the two storey section remains subservient to that of the existing dwelling. This serves to ensure that 

the two storey element is not physically or visually out of proportion with the existing dwelling. The 

proposed roof design is considered to relate well to that of the existing dwelling. 
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The proposed single-storey rear extension has been constructed with a flat roof that reaches 

approximately 3.5 metres in height (4 metres to the top of the parapet on the northern elevation). The 

extension has an angled form which follows the diagonal orientation of the plot. The overall footprint 

of the single-storey extension is approximately 59 square metres. The form and layout of the single-

storey extension is considered to be unusual and contemporary. Although it is large in scale and its 

design is forced by the constraints of the plot, it is not readily visible from public vantage points.  

The existing property is not considered to be of any significant architectural merit. Despite the 

cumulative size of the proposed extensions and the contemporary and unusual form of the single 

storey section, the design of the extensions would not individually or cumulatively detract from the 

character and appearance of the host dwelling. Moreover, the property sits within a generous plot and 

within this context, the proposed building, despite its resultant cumulative size, would not appear out 

of proportion with the overall size of the plot.  

The existing planning permission granted approval for a two-storey rear extension with an overall 

ridge height of approximately 8.6 metres, and a width across the back of the property of 

approximately 7.2 metres. The previously approved two-storey extension was proposed to extend out 

from the rear elevation of the host dwelling by approximately 3.5 metres, and had an overall footprint 

of approximately 25 square metres. The previously approved single-storey extension also had an 

angled form, and had a footprint of approximately 61 square metres, and an overall height of 3.5 

metres. The cumulative footprint of the entire extension on the previously approved scheme was 

approximately 86 square metres. As a result, it is important to acknowledge that what has been built, 

is not significantly larger (in terms of width, depth and floor area) than what has already been granted 

permission. Moreover, the roof form and built form of the development proposed is not different to 

the permitted scheme.  

On this basis, it is considered that the proposed part two-storey part single-storey extension is, on 

balance, acceptable in design terms and complies with Policy SP16 ( Design) of the Local Plan 

Strategy.  

The proposed new detached garden room building has been partially constructed in a re-entrant area, 

between the rear elevation of the garage building, and the boundary with the neighbouring property 

(and their garage) to the north. The building has a footprint of approximately 21.5 square metres, and 

has been constructed from brick. It is proposed to be finished with a flat roof, which will have an 

overall height of approximately 2.7 metres. The building is small in scale, and will have a simple 

appearance that will match the contemporary design of the single-storey extension. It is considered 

that the building is appropriate in design, in terms of scale, materials and form. On this basis the 

detached garden room complies with Policy SP16 (Design) of the Ryedale Local Plan.  

Effect on Neighbours  

The two-storey section of the extension extends from the rear of the property to a depth of 4 metres 

along the boundary with the neighbouring property to the south. The eaves height at this position is 5 

metres. As built/proposed this element of the scheme is 0.6 metres longer than the building for which 

planning permission exists. Whilst the building does result in a large expanse of flank wall against the 

boundary of the neighbouring property, the increase in its length is not considered to be significantly 

larger than the building for which permission currently exists. The increase in length would not in 

itself result in a situation which would lead to an unacceptable overbearing effect or loss of light, over 

and above that which would be experienced as a result of the approved scheme. It is understood that 

the occupier of the neighbouring property to the south did not object to the previous/approved scheme 

although members will be aware that the occupier of the neighbouring property is objecting to the 

current proposal. 

There are four large window openings on the rear of the two-storey extension at first floor level. Due 

to the orientation of the plot and the neighbouring plot to the south, the rear garden of Isca House is 

angled behind the application site, in direct view of the first floor windows.  The single storey 
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extension and the neighbouring garage create a slight buffer between the windows and the 

neighbouring garden, potentially partially obstructing the view from the southern-most window, 

however it is considered that views into parts of the neighbouring garden to the south will be 

achieved. It should be noted that the property and the neighbouring property have fenestration on their 

rear elevations and some inter-visibility between gardens will have historically existed. This existing 

relationship was a consideration in the determination of the approved scheme and the existing 

permission includes four windows situated in the rear elevation of the two-storey extension, albeit 

slightly smaller in size than those currently proposed. While these windows would have been set 

approximately 0.6 metres further away from the rear garden of the neighbouring property, they would 

have been constructed with the same orientation and facing the same direction towards the 

neighbouring garden and a section of that garden used as a patio area.  

As a result it is considered that the level of overlooking that will be experienced from what has been 

built, is not significantly different from what would have been experienced as a result of the scheme 

for which planning permission already exists. The orientation of the plots is such that views towards 

the neighbouring garden are limited, and there are no views back towards the rear elevation of the 

neighbouring property.   

The proposed detached garden room building is situated between the existing garage building and the 

northern boundary of the site, immediately beyond which is an extended neighbouring 

garage/outbuilding. It is considered that the proposed garden room will have no detrimental impact on 

the amenity of neighbours, in terms of loss of light, loss of privacy or overbearing effects.  

On balance, the proposed scheme is considered to be acceptable in terms of its impact on the 

amenities of the occupiers of the neighbouring property. 

Impact on the York Green Belt  

The extension is to the rear of the property. The property occupies a generous plot and whilst the two 

storey element of the scheme will be visible from some surrounding public vantage points (a public 

right of way to the rear of the site and glimpsed views from the highway) the development proposed is 

within the context of existing development and in a relatively discrete location. In this respect, it is not 

considered to impact on the openness of the York Green Belt and is not in conflict with national 

policy in this respect.   

Development Limits  

Several comments have been made relating to the proposed development extending beyond the 

identified Warthill Development Limits, which runs across the rear garden of the application site, in 

line with the eastern-most corner of the existing garage building. The Development Limits, as 

identified by Policy SP1 (General Location of Development and Settlement Hierarchy), are intended 

to restrict the development of new dwellings or separate buildings. The development proposed in this 

application consists of an extension to an existing property within the development limits, and a 

smaller-scale outbuilding and in this respect, there is no conflict with Policy SP1 of the Ryedale Local 

Plan Strategy.  

Other Issues  

Concern has been raised relating to the potential for this development to set a precedent for extensions 

of a similar design and scale within the locality, as well as a precedent for development outside of the 

development limits. Members are reminded that the Local Planning Authority is required to consider 

every planning application on its own merits against the policies of the development plan and in the 

context of all relevant material considerations.  

Concern has also been raised about the impact of the proposed development on the value of 

neighbouring properties. This is not a material planning consideration and is not relevant to the 

determination of the application.  
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Concerns have been raised that the development for which permission is sought is comparable to a 

proposal for which planning permission was previously considered unacceptable and revised as part 

of the application 13/00351/HOUSE. Initial designs as part of that application were revised to address 

officer concerns over the roof design and scale of the two storey section. The roof design and 

proposed length of the extension along the neighbouring boundary (4.9m to 3.9m) were reduced as 

part of that process. 

Members will be aware that the standard of build is a matter for the building control process.  

Warthill Parish Council has objected to the proposal. The Parish Council supported the approved 

scheme. The differences between the approved scheme and the proposed scheme are limited and are 

outlined in the report. 

Conclusion 

The development proposed is considered to be acceptable in design terms and in terms of its impact 

on the occupiers of neighbouring properties. The existing permission is the fall- back position and is a 

material consideration. The differences between the existing permission and the development 

proposed are not considered to be so significant as to render the proposed scheme unacceptable. 

Approval is recommended subject to the following conditions.  

 

RECOMMENDATION:  Approval  
 

 

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

plan(s): 

 

 Site Location Plan (received by the Local Authority on 23/09/2020) 

 Proposed Site Layout Plan (dated September 2020) (scanned to file on 15/10/2020).  

 Proposed Ground Floor Plan Drawing, (drwg. no. 01, dated august 2020) (received by the 

Local Authority on 23/09/2020) 

 Proposed First Floor Plan drawing, (drwg. no. 02, dated august 2020) (received by the Local 

Authority on 23/09/2020) 

 Proposed Front and Rear Elevation Plans drawing, (drwg. no. 03, dated august 2020) 

(received by the Local Authority on 23/09/2020) 

 Proposed South Elevation drawing, (drwg. no. 04, dated august 2020) (received by the Local 

Authority on 23/09/2020) 

 Proposed North Elevation drawing, (drwg. no. 05, dated august 2020) (received by the Local 

Authority on 23/09/2020) 

 Proposed Garden Office Elevations and Floor Plan drawing,  (drwg. no. 06, dated august 

2020) (received by the Local Authority on 23/09/2020) 

 

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

Policies SP16 and SP20 of the Ryedale Plan - Local Plan Strategy. 

 

2 Prior to the occupation of the development hereby approved by this permission, a Scheme for the 

provision of surface water drainage works shall be submitted to and approved by the Local 

Planning Authority in consultation with the Internal Drainage Board. Any such Scheme shall be 

implemented to the reasonable satisfaction of the Local Planning Authority before the 

development is brought into use.  

  

 The following criteria should be considered:  

   

 The suitability of soakaways, as a means of surface water disposal, should first be ascertained 

in accordance with BRE Digest 365 or other approved methodology.  

 If soakaways are not feasible, then the Board may consider a proposal to discharge surface 
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water to a watercourse (directly or indirectly).  

 For the redevelopment of a brownfield site, the applicant should first establish the extent of 

any existing discharge to that watercourse.  

 Peak run-off from a brownfield site should be attenuated to 70% of any existing discharge 

rate (existing rate taken as 140lit/sec/ha or the established rate whichever is the lesser for the 

connected impermeable area).  

 Discharge from "greenfield sites" taken as 1.4 lit/sec/ha (1:1yr storm).  

 Storage volume should accommodate a 1:30 yr event with no surface flooding and no 

overland discharge off the site in a 1:100yr event.  

 A 30% allowance for climate change should be included in all calculations.  

 A range of durations should be used to establish the worst-case scenario.  

   

 Reason: To ensure the development is provided with satisfactory means of drainage and to reduce 

the risk of flooding. 
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Item Number: 11 

Application No: 20/00910/73A 

Parish: Weaverthorpe Parish Council 

Appn. Type: Non Compliance with Conditions 

Applicant: Mr Trevor Morris (Scoradale Ltd) 

Proposal: Removal of Condition 03 of planning approval 17/00059/FUL dated 

14.03.2017 to allow the removal of local needs occupancy condition 

Location: Sunday School Cottage Main Road Weaverthorpe Malton North Yorkshire 

YO17 8EY 

 

Registration Date:        7 October 2020  

8/13 Wk Expiry Date:  2 December 2020  

Overall Expiry Date:  5 November 2020 

Case Officer:  Rachael Balmer Ext: 43357 

 

CONSULTATIONS: 

 

Weaverthorpe Parish Council Support  

Representations: No responses received 

 

 

 

1.0 SITE: 

 

1.1 The property known as Sunday School Cottage is a former Methodist chapel. It was subject to 

a change of use application with extension and alterations to the building and the formation of parking 

and amenity areas in 2017. It was approved under delegated powers. The Local Needs Occupancy 

Condition was applied as required by the adopted Development Plan. It was constructed in 2018. It is 

currently tenanted.  

 

 

2.0 PROPOSAL: 

 

2.1 A variation of the permission is sought Removal of Condition 03 of planning approval 

17/00059/FUL dated 14.03.2017 to allow the removal of local needs occupancy condition LNOC. This 

would allow the property to be sold without any eligibility criteria.  

 

The agent has advised that: 

It went on the market in October 2018 at £185,000 and by November 2018 price was reduced to 

£180,000.  

 

By March 2019 this had been reduced to £160,000. 

 

With not one viewing. 

 

At March 2019 it was taken off the market- and advertised for rental. 

 

At which point the property was rented in August 2019 to a worker at Velco.  

 

The tenant's lease ends in January 2021 and the applicant would like to market the property again, 

without the LNOC.  

 

They note the removal of an occupancy condition on another property in the village (East bank 

Cottage). 
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The applicant has claimed verbally that the property has remained on the market- and the Case Officer 

has sought details of this, as the property is not advertised on 'Rightmove' nor is it advertised with Reeds 

Rains.  

 

Prior to agenda being finalised, the applicant has provided a statement which is appended to the report. 

 

It shows that the applicant was advised by two Estate Agents who both valued the property at £185,000. 

The first Agent then advised to market the property at £160,000 with the LNOC. The second- did not, 

and advised they should be marketed for six months incrementally dropping the price. The price 

reached £160,000 in March 2019, after 6 months on the market. The property then was both marketed 

for both sale and for rent (the sale period being up to August 2019) - which is potentially 4-6 months 

depending on timings. With tenants in the property since August 2019.   

 

 

3.0 HISTORY: 

 

3.1 17/00059/FUL - Change of use, alteration and extension of former Methodist chapel to form a 

two bed room dwelling to include erection of a single storey extension to the front elevation and 

formation of a vehicular access with park and amenity areas. - approved.  

 

3.2 No further planning history. 

 

 

4.0 POLICY: 

 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 confirms that the 

determination of any planning application must be made in accordance with the Development Plan 

unless material considerations indicate otherwise. The Development Plan comprises: 

 

The Ryedale Local Plan Strategy (2013) 

The Policies Map (2019) 

The Local Plan Sites Document (2019) 

The Yorkshire and Humber Plan (Regional Spatial Strategy)- York Green Belt Policies (YH9 and Y1) 

 

(The latter three components are not considered as part of the determination of this proposal) 

 

The Ryedale Plan - Local Plan Strategy (5 September 2013) 

 

Policy SP1 General Location of Development and Settlement Hierarchy  

Policy SP2 Delivery and Distribution of New Housing  

Policy SP21 Occupancy Restrictions  

 

Material Considerations: 

 

National Planning Policy Framework (NPPF) (2019) 

National Planning Practice Guidance 

 

 

5.0 CONSULTATIONS: 

 

5.1 A brief summary of the position of statutory and non-statutory consultees is included on the 

front sheet of the report and issues raised are addressed in the relevant appraisal sections of the report. 

All consultation responses are available for Members to view on the public access webpage, and 

referred to in the report accordingly. 

 

5.2 The Parish Council Support the removal of the condition. Reasons for this are: 
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 We understand the policy is stop second homes- but we have only one house owned by 

someone who lives in Sheffield; 

 The village needs people to come in from outside the village- helps to bring a mix of people 

into the village; 

 Need to allow younger people from further afield to come into the village- the school will 

eventually stagnate  

 District Council should focus on the delivery of more affordable housing  

 Selling properties with the LNOC makes it more difficult which will increase the number of 

empty properties in the village- with consequential antisocial behaviour.  

 Plenty of beds for tourism in the village- so not attractive as a holiday let 

 The property is currently occupied by a family from Poland  

 Weaverthorpe Parish Council have already raised the subject of the Local Needs Occupancy 

Condition on serval occasions. Most recently we were told it would be reviewed in in the next 

issue of the Local Plan which was scheduled to be out for consultation in late 2019. A 

document entitled RDC Council Plan has just been issued to us, but we still await the 

opportunity to input into the subject of the Local Needs Occupancy.  

 

5.2 In terms of other respondents, there has been no responses received.  

 

 

6.0 APPRAISAL: 

 

 

6.1 The Parish Council have been issued with the Council Plan- which Members will be aware is 

a series of objectives that the Council wishes to deliver- these can be around areas of planning policy, 

but also areas which are not subject of planning control, or are corporate objectives. This planning 

application is required to be considered within the context of the adopted Development Plan- the 

Ryedale Plan - Local Plan Strategy. 

 

6.2  This proposal is a very specific requirement, which is to consider whether it is appropriate, 

and in accordance with the provisions of the Development Plan, to release the property known as 

Sunday School Cottage from the Local Needs Occupancy Condition. The report explains: 

 

 The reason for the application of the Local Needs Occupancy Condition through Policies SP1, 

SP2 and SP21; and 

 The circumstances around the lifting of such conditions through SP21. 

 

The reason for the application of the Local Needs Occupancy Condition through application of 

Polices SP1, SP2 and SP21  

 

6.3 Policy SP1- General Location of Development and Settlement Hierarchy- identifies 'other 

villages', such as Weaverthorpe as being areas of housing restraint, and development is restricted to that 

which is necessary to support a sustainable, vibrant and healthy rural economy and communities. 

Accordingly, Policy SP2 sets out the limited scenarios where new residential development will be 

permitted. This scheme complied with SP2 as it was a previously developed site within the 

Development Limits of the settlement. It was approved subject to the Local Needs Occupancy 

Condition which is set out in Policy SP21, and is applied in perpetuity: 

 

Local Needs Occupancy: 

To meet local housing need in the non-service villages the occupancy of new market housing will be 

subject to a local needs occupancy condition where this accords with Policy SP2, and will be limited to 

people or their dependants/spouse who: 

 Have permanently resided in the parish, or an adjoining parish (including those outside the 

District), for at least three years  and are now in need of new accommodation, which cannot be 

met from the existing housing stock, or 

 Do not live in the parish but have a long standing connection to the local community, 

including a previous period of residence of over three years but have moved away in the past 
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three years, or service men and women retuning to the Parish after leaving military service; or 

 Are taking up full-time permanent employment in an already established business which has  

been located within the parish, or adjoining parish, for at least the previous three years; or 

 Have an essential need arising from age or infirmity to move to be near relatives who have 

been permanently resident within the District for at least the previous three years.   

 

6.4 It can apply to both ownership and occupancy, allowing an owner to rent to those who need to 

rent the property (because they are unable to access the housing market) and who comply with the 

condition. This is still meeting a local need. The Local Planning Authority have also included further 

clauses which allow in the default of a mortgage the LONC to be lifted- and this has satisfied the lender 

in question.  

 

6.5 It is important to understand the context of why the condition is imposed in the first place. Its 

principal objective is to act as a restrictive check on the supply of housing coming forward in the less 

sustainable locations at the point of considering proposals- with a corresponding focus on delivery of 

housing at the Market Towns and Service Villages in the adopted development plan. It is not imposed to 

deliver affordable housing. 

 

6.6 The Parish Council has sought that the District Council deliver more affordable homes; an 

objective which the District Council is exploring to its full capacity. But the reality is that affordable 

housing is primarily delivered on larger schemes in the larger settlements. Only one rural exception site 

has been delivered so far during the Plan Period. This is since the Government removed the ability to 

deliver on-site affordable housing on schemes of less than 10 units (unless a rural exception site is 

proposed).  

 

6.7 The presence of the condition however can make pricing more competitive, and give those 

with the local connection an advantage over those with more funds, but no such local connection. 

Anecdotally, in relation to larger, higher value properties subject to the LNOC, whilst being reflective 

of the market value with the LNOC in place; remain beyond the means of many local residents- 

particularly those seeking to get onto the housing market. Smaller properties are perceived as being 

more desirable when they have the LONC in place- as it allows those with a local connection the 

opportunity to purchase them. 

 

6.8     Smaller properties can also be attractive to those who seek to downsize their accommodation, 

whist staying in the village or parish association in which they currently reside.  This can then free up 

larger homes for families to move into. This would be contrary to the concern that was raised by the 

Parish Council that the LNOC would prevent new families moving into the village.  

 

6.9 It is also important to understand the extent of the issue under consideration. Properties that 

are subject to the LNOC make up a very small proportion of housing in a settlement. For example, in 

Weaverthorpe there were 133 households in the census in 2011. There have been four approved 

applications with the LNOC since the adoption of the Ryedale Plan in 2013.  They are simply not 

capable, therefore, of changing the overall housing market in a village. The condition only affects the 

property to which it relates. 

 

6.10 The Council is not aware of a situation where any property subject to the LNOC has become a 

target for antisocial behaviour cross the District. It must be remembered that this is not a material 

planning consideration and such actions are not within planning control. 

 

6.11 The approach of the condition  is to therefore also to allow new housing in circumstances to 

meet identified local needs, and not meeting externally-driven demand (with the corresponding 

increases in house prices). That is the spatial approach of the adopted Ryedale Plan Local Plan Strategy. 

However, after the dwelling has been constructed, there can be instances where, in time, the condition is 

no longer relevant or reasonable to continue to apply.  

 

6.12 It is noted that within the information provided by the applicant, and the Parish Council, the 

property has been rented by a family originally from outside of the District. However, because of one of 
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the family members works at Velco, which is a major employer within Weaverthorpe, they satisfy one 

of the requirements of the Local Needs Occupancy Condition. This is all that is required. The occupiers 

have a local connection to an established business, and it has provided them with a home locally 

between August 2019 and January 2021. Therefore, the condition has been (to date) operating entirely 

as was intended. It is not clear however why the tenancy agreement is due to end in January 2021.   

 

Circumstances around the lifting of Occupancy Conditions in accordance with Policy SP21  

 

6.13 Policy SP21 also sets out the situation where in time, there may come a point where the Local 

Needs Occupancy Condition (or other condition) cannot reasonably continue to be applied. This is 

particularly relevant when properties are built, and the Local Planning Authority does not want to 

prevent the ability of a dwelling to be occupied. It states that:  

"The lifting of occupancy restrictions will be carefully considered on a case by case basis. The 

capability and suitability of the unit being occupied as a permanent residential unit together with any 

changes in circumstances which mean the occupancy restriction is no longer applicable, will be 

carefully considered".  

 

6.14 The other property referenced by the agent, Eastbank Cottage, is such an example of this. It 

was advertised for over 10 months continually, at a price which reflected the depreciation in value of the 

LNOC at the point the application was considered. It was considered in that instance that there was no 

local need present, and that it was not reasonable, given the pricing and marketing that had been 

undertaken, to continue to impose the condition.  

 

6.15 In relation to this application, based on the submission provided by the agent it is not clear 

whether the property however was priced to take account of the LNOC in place:  

 

"Reeds Rains valued the property at £185,00. Scoradale Ltd instructed Reeds Rains to sell the property. 

Tony Hunter, branch manager of Reeds Rains, Haxby did comment that local occupancy clause would 

limit interest in the property and reduce the chances of the sale, hence this application". 

 

6.16 Officers are aware that, based on valuations undertaken elsewhere, a 15-20% reduction in 

price is a consequence of the Local Need Occupancy Condition. It is not expressly clear from the 

originally submitted statement whether the property was valued at £185,000 with a depreciation, or that 

was its open market value without factoring in any depreciation. Indeed, through the applicant's 

submission, it is clear that they were presented with a valuation which took the LNOC into account, but 

did not apply it until much later. 

 

6.17 By way of comparison, the property at East Bank Cottage is three bedrooms, and an overall 

significantly larger property with a connected, private garden and parking and was marketed at 

£215,000 for 10 months with a 20% LNOC deprecation factored in. It therefore different in both its 

attributes as a property, and its marketing profile.  

 

6.18 Within 1 month of the application property going on the market the price was reduced by 

£5,000, and further reduced by March 2019 to £160,000 in the space of less than six months (a reduction 

of £25,000 in total). It was then advertised on the market for sale, and also placed for rental. At a 15% 

reduction from the original £185,000 valuation, the property would be priced at c.£157,000. The 

property was initially valued by another Estate Agent at £160,000. 

 

6.19 Officers consider that these rather swift price reductions reflect the fact that the property was 

indeed not marketed initially at a price which took into account the deprecation in value that comes with 

the LNOC. This resulted in no interest in the property. 

 

6.20 The applicant has claimed verbally that it was marketed for much longer and stated so in their 

appended statement - but no physical evidence such as details from the Estate Agent  have been 

provided to date. At the most, the property was only marketed for sale for between four and six months 

at this lower price (depending on when these changes occurred). From the price being dropped in March 

2019 to £160,000 there was then a lag time, of potentially as little as 4 months, when the applicant 

asserts that the property was for sale at the lower price, but the property was then rented by an individual 
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(and family) who met the LNOC in the August and it was taken off the market.  

 

6.21 The Case Officer has looked at current properties for sale on national property website 

'Rightmove' and there is a property currently for sale in Weaverthorpe. It is a semi-detached, two 

bedroomed dwelling with garden and parking. It is advertised as being in need of updating and 

improvement and is on the market without occupancy restriction for £129,950 added 20 October 2020 

with Cundalls.  

 

6.22 Given anecdotal evidence that property transactions in villages, and rural areas are increasing, 

as a response to Covid, a figure of £160,000 for a detached property of two bedrooms, recently 

converted could indeed be a reasonable price- but one that remains to be tested in the market place for 

reasonable period of time, as required by policy in the adopted development plan.  

 

6.23 Returning to what the policy requires:  

 

"The lifting of occupancy restrictions will be carefully considered on a case by case basis. The 

capability and suitability of the unit being occupied as a permanent residential unit together with any 

changes in circumstances which mean the occupancy restriction is no longer applicable, will be 

carefully considered". 

 

It is considered that based on the valuation information provided, without any further details, the 

property has not been marketed for a sufficient period of time to test the market. Nor within that time 

period, has it been advertised at a sustained price which reflects the presence of the LNOC. It is 

therefore considered that at this point in time, there is insufficient justification demonstrated to lift the 

occupancy condition associated with this property.  

 

6.24 The property should be in due course marketed accordingly for a period of c.10 months at its 

last advertised sale price of £160,000 or less.  If that still does not generate a sale, then Officers would 

then be a position to have robust evidence that the property has been appropriately marketed, without 

interest, and that then no local need would be demonstrated to be present. 

 

Conclusion 

 

6.25 It is considered that based on the valuation information provided, the property has not been 

marketed for a sufficient period of time to robustly test the market. Nor within that time period, has it 

been advertised at a sustained price which reflects the presence of the Local Needs Occupancy 

Condition (LNOC). It is therefore considered that at this point in time, there is insufficient justification 

demonstrated to lift the occupancy condition associated with this property. It remains therefore 

applicable to continue the application of the condition. In relation to Policy SP21g the testing of 

whether it remains applicable to retain the condition has not be robustly undertaken. There are no 

material considerations raised by the proposal which would be of sufficient weight to justify a departure 

from the adopted Development Plan. 

  

RECOMMENDATION:  Refusal  
 

1 The property subject of this s.73 application has not been marketed a price which robustly 

reflects the implications of the Local Needs Occupancy Condition (LNOC). Furthermore, the 

duration of that marketing has not been for a sufficient, nor recent period of time. The lack of 

interest in the site is considered to be reflective of both these circumstances and it has not been 

demonstrated that there is no local need to justify the lifting of the condition. Lifting the 

LNOC would result in a dwelling being sold on the open market, and no longer capable of 

specifically meeting an identified local need. As such the proposal results in a development 

which is a departure from Policies SP1, SP2 and SP21 (parts a and g) of the adopted Ryedale 

Plan Local Plan Strategy, which is focused on the restraint of market housing in the Other 

Villages to that which meets an identified local need. There are no material considerations 

identified which are of sufficient weight to justify a departure from the adopted Development 

Plan. It is considered within the context of Policy SP21 (g) that it remains applicable for the 

LNOC to remain in place at this time. 
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13.11.20 
 
SUNDAY SCHOOL COTTAGE – NOTES ON REMOVAL OF CONDITIONS 
 
On completion of refurbishment, two agents were invited to value and sell. 
We chose Reeds Rains. 
 
CUNDALLS  -  Andrew Wood £160k taking into account LNOC 
     £185k without allowance for LNOC 
 
 
REEDS RAINS  -  Tony Hunter 
 
October 2018  £185k  first on market 6 months – not one viewing 
 
November 2018  £180k   
Reducing by £5k per month 
March 2019       to  £160k  not one viewing 
 
NEVER BEEN ONE VIEWING  
 
We then tried to rent.  Not one local couple or individual showed any interest. 
There just isn’t a need. 
 
In August 2019, we rented to Polish couple.  The property was still for sale up to that 
time so it still stood empty at a reduced price for another six months. 
 
So, in total, the property was for sale for 12 months at £25k less than the valuation by 
Reeds Rains with not one viewing. 
 
Having spoken to Rachael Balmer of RDC, this is their rule of thumb:-  The LNOC 
reduces the value by 15%.  15% OF £185k is £27k.  We reduced by £25k so we cannot 
be accused of asking too much money.  So from our evidence the condition applied.  
Does not work in this particular village.  It is also apparent through the lack of children at 
the local school this is a grave concern to the parish council who have supported a 
previous application which was approved by yourselves.   They also support our 
application.  You have informed our agent you intend to oppose our application which 
we feel is exactly the same to the previous one passed one hundred yards away.  In 
your opinion you know better than the parish council and the people who live in the 
village.  I am right in assuming you have not had one objection to this application.  
Surely that tells you a story that everyone agrees what is required in the village.  It is not 
in the best interests of the village. 
 
As a company, it is doubtful that we will speculate on any further property 
refurbishments carrying this condition in the future. 
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Item Number: 12 

Application No: 20/00946/FUL 

Parish: Kirkbymoorside Town Council 

Appn. Type: Full Application 

Applicant: Mr Sugars and Ms Brackstone 

Proposal: Change of use, conversion and alterations to stables to form 1no. four 

bedroom dwelling with associated parking and landscaping 

Location: Land At OS Field 04201 Village Street Keldholme Kirkbymoorside North 

Yorkshire 

 

Registration Date:        12 October 2020  

8/13 Wk Expiry Date:  7 December 2020  

Overall Expiry Date:  6 November 2020 

Case Officer:  Alan Goforth Ext: 43332 

 

CONSULTATIONS: 

 

Kirkbymoorside Town Council  No response received  

Highways North Yorkshire  Recommend conditions 

 

Representations: Objections (6): Ms Julie Eveleigh, Mr And Mrs 

Goodway, Mr And Mrs Hoyland, Mrs WM Wain, Mrs 

E.R Dineen, Ms Ruth Breakell. 

 

Support (2): Mr and Mrs R Bradley, Mr Ian Smithson. 

  

Neutral (1): Mr William Breakell 

 

 

 

 

BACKGROUND: 

 

The application is to be determined by Planning Committee as one of the applicants is an elected 

Member of the Council. In addition representations received in response to the consultation exercise 

have raised objections based on material planning considerations. 

 

SITE: 

 

The site is beyond the Keldhome development limit and therefore within the open countryside and also 

an Area of High Landscape Value. The application site amounts to approximately 0.11 hectares and 

comprises the north western corner of a field to the rear of detached dwellings which front the road 

through the village. The building the subject of this application is fenced off from the field which is 

currently grazed by sheep.  

 

The building is ‘L-shaped’ measuring 21.1 metres in length by 11 metres in depth with an external 

footprint of 157m². The building stands 2.5 metres to the eaves and 5.5 metres to the ridge. The building 

was completed approximately 14 years ago and was constructed in two parts as a workshop then an 

adjoining stable block (see planning history). The building is constructed from stone with a pitched 

pantile roof. There are three stable doors in the front, south facing elevation and a single door in the rear, 

north facing elevation. There is a single door and window in the east facing side elevation of the 

workshop and a single door and obscure glazed window in the east facing gable end of the stables. 

There are four rooflights in the southern roof slope of the stables which serve the upper floor which has 

been created in the roof.  
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The residential properties of Springfield and Lytel Garth stand to the west of the building the subject of 

the application. Highfield House stands to the northwest. The access track off the main road which leads 

to the building runs between Lytel Garth and Newlands.  

 

HISTORY: 

05/01314/FUL- Erection of replacement workshop for domestic use. APPROVED 03.01.2006. 

Condition 4 requires that the workshop is only used for domestic purposes in association with the 

dwelling known as Highfield House.  

06/00441/FUL- Erection of block of three stables with tack room. APPROVED 08.06.2006. Condition 

4 requires that the stables are not used for commercial equine purposes.  

PROPOSAL: 

Planning permission is sought for the change of use, conversion and alterations to stables to form 1no. 

four bedroom dwelling with associated parking and landscaping 

There are no proposed changes to the external dimensions of the building and conversion would largely 

make use of the existing openings in the building. The additional openings would comprises a single 

window inserted in both the northern and western elevations and bi-folding doors and a single window 

being formed in the south facing gable end elevation of what is currently the workshop. There would be 

a black steel flue pipe projecting from the western roof slope of the building.  

The ground floor would comprise an entrance hall; an open plan kitchen, dining and living area; a 

bathroom; and two bedrooms one of which will have direct access to a wet room. The first floor would 

be accessed from the hallway and would contain two bedrooms one of which would be served by an 

en-suite.  

The site would be enclosed by a post and rail fence and three parking spaces would be provided and a 

flagged footpath would link the parking area to the proposed dwelling. The supporting documents state 

that the conversion will use ‘as many renewable energy resources as possible’, however, no specific 

details are provided.  

The application is accompanied by a supporting statement which states that the conversion to residential 

accommodation would be for the local needs of the applicants’ and their two children. The supporting 

statement, which is appended to this report, explains the family’s local connections to the area and also 

the specific requirements to create a home suitable for their disabled daughter.  

There are letters of support appended to the applicants’ statement from Kirkbymoorside Golf Club, 

Sinnington CPS, the Salvation Army and three individuals who know the family. 

 

POLICIES: 

 

Under Section 38(6) of the Planning and Compulsory Purchase Act 2004 planning authorities are 

required to determine each planning application in accordance with the planning policies that comprise 

the Development Plan unless material considerations indicate otherwise. The Development Plan for the 

determination of this particular application comprises the following: 

 

 The Ryedale Plan- Local Plan Strategy (2013) 

The Ryedale Plan - Local Plan Strategy (2013) 

 

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

Local Plan Strategy - Policy SP2 Delivery and Distribution of New Housing 

Local Plan Strategy - Policy SP4 Type and Mix of New Housing 

Local Plan Strategy - Policy SP13 Landscapes 

Local Plan Strategy - Policy SP16 Design 
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Local Plan Strategy - Policy SP18 Renewable and Low Carbon Energy 

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

Local Plan Strategy - Policy SP20 Generic Development Management Issues 

Local Plan Strategy - Policy SP21 Occupancy Restrictions 

 

Material Considerations 

 

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (PPG) 

 

 

REPRESENTATIONS: 

The LPA has received a total of 6 objections from the occupants of the following properties in 

Keldhome:  Springfield, Lytel Garth, Newlands, Heather Grove, Dove Dale House and Moorcroft. The 

concerns raised are as follows:- 

 The buildings are outside development limits and within an Area of High Landscape Value  

 Residential use encroaching onto agricultural land  

 The buildings are not redundant, the stables have never been used by horses 

 If permission is granted it would set a precedent 

 There is new housing on the edge of Kirkbymoorside better suited to a young family  

 Three car parking spaces adjacent to hedge of neighbouring property 

 Impact on privacy and peace of Lytel Garth 

 Loss of privacy and overlooking of rear gardens 

 Four bed house with no garage 

 The main road is busy and has no footpaths 

 Headlights and noise from traffic using shared access road  

 Speed of traffic through the village 

 Neighbours objections are nothing to do with welcoming or not welcoming new families into 

the local community  

 The building was previously ancillary to Highfield House which has been sold off separately 

 The building is used for workshop and storage but under terms of permission can only be used 

in association with Highfield House. 

 The applicants do not own the land and building 

 

The objections that raise concerns in relation to land ownership and private rights of access are not 

material to the consideration of the application as they are matters beyond planning control.  

The two representations submitted in favour of the application support the conversion of a disused 

building for residential use by a local family and child with a disability. 

 

APPRAISAL: 

 

Principle of development  

The Ryedale Plan-Local Plan Strategy 2013 sets out the strategy for the distribution of housing 

development during the plan period. Policy SP1 (General Location of Development and Settlement 

Hierarchy) sets out a hierarchy of settlements and seeks to focus new housing within the Principal 

Towns, Market Towns and Service Villages. The application site is outside of development limits 

and within the open countryside.  

 

Policy SP1 of the Local Plan Strategy makes it clear that in open countryside locations, development 

will be restricted to that which is necessary to support a sustainable, vibrant and healthy rural 

economy and communities; which can be justified to secure significant improvements to the 
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environment or conservation of significant heritage assets or, to that which is justified through the 

neighbourhood planning process. 

 

Paragraph 79 of the NPPF notes that planning policies and decisions should avoid the development of 

isolated homes in the countryside unless one or more specific circumstances apply. The criteria (c) 

relates to circumstances where ‘the development would re-use redundant or disused buildings and 

enhance its immediate setting’. Similarly, Policy SP2 of the Local Plan Strategy states that a source 

of new housing in the open countryside is ‘Conversion of redundant or disused traditional rural 

buildings and where this would lead to enhancement to the immediate setting for Local Needs 

Occupancy’. 

 

In considering the proposal against Policy SP2, it is noted that the proposed change of use relates to a 

purpose-built outbuilding constructed for ancillary purposes (to serve Highfield House) approximately 

14 years ago. The landowner has confirmed that the building is partly in use as a workshop but the 

stables have not been brought into use for their intended purpose. In light of this it is considered that the 

building, as a whole, cannot reasonably be described as ‘redundant or disused’.  

 

It is substantial outbuilding which, as required by permission ref’s 05/01314/FUL and 06/00441/FUL, 

has been constructed from traditional materials appropriate to this open countryside setting and Area of 

High Landscape Value. However, in a departure from the approved plans relating to permission ref. 

06/00441/FUL at some stage an upper floor has been formed above the stables and four rooflights 

inserted within the south facing roof pitch. Whilst those building operations are likely to be immune 

from enforcement action through the passage of time they do result in a domesticated, non-traditional 

appearance to a building which was initially permitted as a modest stable block. In light of this it is 

considered that the building cannot reasonably be described as a ‘traditional rural building’.  

 

The proposed change of use relates to modern building constructed from traditional materials but is not 

regarded as a ‘redundant or disused traditional rural building’, as required by Policy SP2. The proposal 

therefore runs contrary to the development strategy for the area set out in the Development Plan. 

 

The building is not a traditional rural building in need of preservation or at risk without refurbishment or 

repair and the associated curtilage is likely to result in the encroachment of domestic paraphernalia on 

the open countryside to the detriment of the visual qualities and landscape character of this Area of High 

Landscape Value. For this reason the conversion of this building would not result in an ‘enhancement to 

the immediate setting’ which also conflicts with the requirements of Policy SP2. 

 

The personal circumstances of the applicants’ and the requirements of the accommodation are noted. 

However, planning permission runs with the land and personal circumstances are usually only 

considered material to the decision making process where they are relevant to an assessment against a 

specific policy objective, for example local needs occupancy or new residential accommodation in the 

open countryside for agricultural or forestry workers.  

Local Needs Occupancy 

The Local Needs Occupancy policy consideration would only apply in this case if the building was 

deemed to be ‘a redundant or disused traditional rural building’ under Policy SP2 which is not 

considered to be the case for the reasons given above. For completeness the applicant’s circumstances 

will be assessed against Policy SP21(a), in relation to local needs occupancy, which states: “To meet 

local housing need in the non-service villages the occupancy of new market housing will be subject to a 

local needs occupancy condition where this accords with Policy SP2, and will be limited to people who:  

• Have permanently resided in the parish, or an adjoining parish (including those outside the 

District), for at least three years and are now in need of new accommodation, which cannot be met from 

the existing housing stock; or  

• Do not live in the parish but have a long standing connection to the local community, 

including a previous period of residence of over three years but have moved away in the past three 

years, or service men and women returning to the parish after leaving military service; or  
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• Are taking up full-time permanent employment in an already established business which has 

been located within the parish, or adjoining parish, for at least the previous three years; or  

• Have an essential need arising from age or infirmity to move to be near relatives who have 

been permanently resident within the District for at least the previous three years”. 

The hamlet of Keldholme is within the parish of Kirkbymoorside and the parishes that adjoin 

Kirkbymoorside are Hutton le Hole, Appleton le Moors, Sinnington, Edstone, Nunnington, Welburn, 

Nawton, Fadmoor and Gillamoor, In terms of the existing housing stock there is a healthy five year 

housing supply in the District and new houses are currently under construction in Kirkbymoorside. It is 

considered that the applicant’s accommodation needs (ground floor bedroom, open plan living, parking 

and driveway, set back from a main road) could be met by existing housing within the development 

limits of more sustainable settlements. 

Policy SP21(a) sets out the specific circumstances for those who meet local needs occupancy. The 

applicant’s supporting statement summarises the family’s local connections to the area which is 

supported by the letters appended to their statement referred to earlier in this report.  

However, the application does not contain any evidence that the applicants would meet the 

abovementioned Local Needs Occupancy requirement set out in Policy SP21(a). The applicants 

currently live in Pickering, which is not an adjoining parish, and no details are provided to confirm that 

they have lived in Kirkbymoorside or an adjoining parish for at least three years and have moved away 

in the last three years. It is noted that one of the applicants works for the Salvation Army in the 

Kirkbymoorside area but this would not fall within the definition of ‘full-time permanent employment in 

an already established business’. With regard to the other circumstances listed in SP21(a) there is no 

reference in the application to any previous military service or a need to live close to relatives due to age 

or infirmity.  

The supporting statement sets out the applicants’ local connection to the area but the personal 

circumstances in this case would not satisfy the Local Needs Occupancy requirements set out  in Policy 

SP21(a). 

Design, appearance and impact on open countryside and Area of High Landscape Value 

In terms of proportions, construction materials and the position, size and treatment of openings it is 

considered that the existing building is structurally suitable for conversion, exhibits some 

characteristics of a dwelling and would require relatively limited works to be brought into residential 

use.   

The building is a modern, purpose built outbuilding which has been adapted and altered through the 

insertion of an upper floor above what was intended to be stables along with four rooflights to provide 

natural light to this space. The building is a non-traditional hybrid and, arguably, already appears as a 

dwelling which has been designed to resemble a stable block in part. It is considered that the design of 

the proposed development would fail to reinforce local distinctiveness and would result in a residential 

building and associated curtilage and parking areas within a rural landscape which would appear 

incongruous and result in domestic encroachment upon the open countryside to the detriment of its 

visual amenity. The development would fail to enhance its immediate setting and would result in harm 

to the character and appearance of the open countryside and the Area of High Landscape Value in 

conflict with Policies SP13 (Landscapes), SP16 (Design) and SP20 (Generic Development 

Management Issues) of the Local Plan Strategy. 

 

Residential Amenity 

Policy SP20 seeks to protect the living conditions of present or future occupants, and the users or 

occupants of neighbouring land and buildings.  

It is noted that due to existing boundary treatments and the scale and orientation of the building there 

would be no direct views or overlooking from the windows of the proposed dwelling towards any 
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habitable rooms of the adjacent dwellings. Furthermore, the conversion would not result in any 

overbearing presence or loss of light to any neighbouring properties.  

The building was constructed tight to the north-west corner of the field to allow access to and from 

Highfield House to the north (which it served as an ancillary outbuilding) and as a result is close to the 

rear boundary of Springfield.  

This is a back land plot within a rural area with low ambient background noise levels. The proposed 

alterations would include the creation of a large glazed opening with folding doors in the south facing 

gable end of what is currently the workshop. The application site includes land (directly accessible from 

the folding doors) which is parallel to the private, rear gardens of both Springfield and Lytel Garth.  

The concern is that the parking and outdoor amenity areas would be immediate to the rear boundary of 

those properties and activity in this area could result in noise disturbance that would have a significant 

adverse impact on the ambience of the area and cause harm to the residential amenities of the occupiers 

of the two adjacent dwellings to the west contrary to Policy SP20 of the Local Plan Strategy. 

There would be increased use of the shared access between Lytel Garth and Newlands as a result of the 

new dwelling. However, due to the small scale nature of the development, the noise arising from the 

associated level of vehicular movements would not be harmful to the living conditions of the occupants  

of those neighbouring residential properties which are side on to the access track and it is relevant to 

note that the track is also used by agricultural vehicles accessing fields to the east.  

Highways impact 

The access is constructed to the necessary specification although the highways officer has informed the 

Case Officer that visibility, especially to the north (right) appears restricted. Nevertheless, the highways 

officer acknowledges that there are other accesses along this road and the site and buildings have the 

potential for other activity without recourse to planning, which may in itself involve some element of 

vehicular traffic. The proposed development is for a single dwelling and the shared agricultural access 

element is unlikely to be intensive in itself and the highways officer states that, on balance, there are no 

objections to the application. 

 

If permission is granted the highways officer would require conditions to secure the proposed access 

and parking to serve the dwelling as shown on the plan and also arrangements for construction parking 

and materials storage areas clear of the public highway. It is considered that the proposed development 

would not result in conditions prejudicial to highway safety and complies with the requirements of 

Policy SP20 in this regard.  

 

Conclusion 

 

It is considered that the application does not involve the conversion of a 'redundant or disused 

traditional rural building' and would not lead to an enhancement to the immediate setting for Local 

Needs Occupancy. The applicants’ circumstances would not meet any of the LNO policy requirements.  

The site is to the rear of existing dwellings and beyond the development limits for the settlement. The 

change of use of the building and creation of domestic curtilage and a parking area and associated 

activity in these areas would encroach on the open countryside conflicting with the ambience of the area 

to the detriment of its visual amenity, the area of high landscape value and the living conditions of the 

occupants of neighbouring properties immediately to the west. The building is not considered to be 

conducive to residential use due to its back land position and proximity to the private, rear gardens of 

Springfield and Lytel Garth. 

 

The limited benefits of adding to the supply and choice of housing in the area are acknowledged, as well 

as any social, health and well-being benefits that may arise from the development. However, given the 

existing housing land supply in the District and the small scale of the development, these matters do not 

outweigh the fundamental conflict with the Development Plan. 

 

In conclusion, the proposed accommodation would not be appropriately located at this site and would 
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give rise to conflict with the NPPF and the adopted development plan Policies SP1, SP2, SP13, SP16, 

SP19, SP20 and SP21. There are considered to be no compelling arguments or material considerations 

of sufficient weight to justify a departure from the adopted Development Plan.  

 

RECOMMENDATION:  Refusal  
 

It is considered that the proposed development does not accord with the aims of paragraph 79 (c) of the 

NPPF and is contrary to the requirements of Policies SP1, SP2, SP13, SP16, SP19, SP20 and SP21(a) of 

the adopted Ryedale Local Plan Strategy (2013) for the following reasons:- 

  

 i. The proposed development site is not a suitable site for a new dwelling and is 

contrary to the provisions of Policy SP1 (General Location of Development and Settlement 

Hierarchy) and SP2 (Delivery and Distribution of New Housing) of the Ryedale Plan of the 

Ryedale Plan - Local Plan Strategy which states that new residential development in the wider 

open countryside will not be permitted unless exceptional factors apply. The proposal is not 

considered to form the conversion of a 'redundant or disused traditional rural building', nor 

would this proposed conversion lead to 'an enhancement to the immediate setting', for Local 

Needs Occupancy.  

  

 ii. The applicants' personal circumstances in this case would not satisfy the Local 

Needs Occupancy requirements contrary to Policy SP21(a) (Occupancy Restrictions). In 

addition, Policy SP21 requires justification for the requirement of new market housing, 

specifically how the proposed accommodation cannot be met from the existing housing stock. 

No convincing justification for the requirement of a Local Needs Occupancy dwelling has 

been provided in this instance. 

  

 iii. The design of the proposed development would fail to reinforce local 

distinctiveness and would result in a residential building and associated curtilage within a 

rural landscape which would appear incongruous and result in domestic encroachment upon 

the open countryside to the detriment of its visual amenity. The development would fail to 

enhance its immediate setting and would result in harm to the character and appearance of the 

open countryside and the Area of High Landscape Value in conflict with Policies SP13 

(Landscapes), SP16 (Design) and SP20 (Generic Development Management Issues) of the 

Local Plan Strategy. 

  

 iv. The proposed development site occupies a back land position within a quiet rural 

area with low ambient background noise levels. The parking and outdoor amenity areas would 

be immediately to the rear boundary of two adjacent dwellings and activity in this area would 

be likely to result in additional noise disturbance that would have a significant adverse impact 

on the prevailing quiet rural character of the area and harm to the residential amenities of the 

occupiers of the properties Springfield and Lytel Garth. This would be contrary to Policy 

SP20 of the Local Plan Strategy. 

  

 There are no material considerations to outweigh the relevant policies outlined above 

contained within the Plan that justify a departure from the adopted Development Plan in this 

case. 
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RYEDALE DISTRICT COUNCIL 
 

APPLICATIONS DETERMINED BY THE DEVELOPMENT CONTROL MANAGER 

IN ACCORDANCE WITH THE  SCHEME OF DELEGATED DECISIONS 

  
 

 

1.  

Application No: 20/00459/FUL    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Mr Mark McCalmont (NC Developments Ltd) 

Location: West View House Potter Hill Pickering North Yorkshire YO18 8AF 

Proposal: Subdivision, alteration and extension of an existing four bedroom dwelling to form 

2no. two bedroom dwellings to include erection of a part first floor/part two storey 

extension to the north elevation of dwelling No.2, alterations to fenestration, erection 

of close boarded timber fences with timber personal entrance gates with brick piers, 

boundary railings, reduction in height of existing stone wall, removal of existing 

detached store and parking area canopy and provision of amenity and parking areas 

_______________________________________________________________________________________________ 

 

2.  

Application No: 20/00460/LBC    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Mr Mark McCalmont (NC Developments Ltd) 

Location: West View House Potter Hill Pickering North Yorkshire YO18 8AF 

Proposal: External and internal alterations to allow the subdivision, alteration and extension of 

an existing four bedroom dwelling to form 2no. two bedroom dwellings to include 

erection of a part first floor/part two storey extension to the north elevation of 

dwelling No.2, alterations to fenestration including 4no. conservation rooflights, 

formation of new stairs to each dwelling with removal of existing stairs, relocate 

existing chimney internally and externally, erection of close boarded timber fences 

with timber personal entrance gates with brick piers, boundary railings, reduction in 

height of existing stone wall and removal of existing detached store and parking area 

canopy 

_______________________________________________________________________________________________ 

 

3.  

Application No: 20/00471/FUL    Decision:  Approval 

Parish: Heslerton Parish Council 

Applicant: Mr Stephen Murphy (Murphy Utilities) 

Location: Boothby's Garage Five Acres Scarborough Road East Heslerton Malton North 

Yorkshire YO17 8RW 

Proposal: Demolition of existing plant and equipment storage/workshop with associated office 

(Use Classes B1, B2 and B8) and erection of a replacement two storey commercial 

building for use as offices(Use Class B1(a)), light industrial use (Use Class B1(c)) 

and storage (Use Class B8) with retention of adjacent single storey building for 

storage (Use Class B8) together with parking and occasional plant machinery outside 

storage 

_______________________________________________________________________________________________ 

 

4.  

Application No: 20/00472/ADV    Decision:  Approval 

Parish: Heslerton Parish Council 

Applicant: Mr Stephen Murphy (Murphy Utilities) 

Location: Boothby's Garage Five Acres Scarborough Road East Heslerton Malton North 

Yorkshire YO17 8RW 

Proposal: Display of 2no. externally illuminated wall mounted stainless steel and powder 

coated individual letter business name signs and logos to the south (front) elevation 

_______________________________________________________________________________________________ 
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5.  

Application No: 20/00596/FUL    Decision:  Refusal 

Parish: Luttons Parish Council 

Applicant: Mr and Mrs Driver 

Location: Land West Of Long Hill Helperthorpe Malton North Yorkshire   

Proposal: Erection of agricultural building adjacent to the existing hardstanding following 

removal of existing temporary structures 

_______________________________________________________________________________________________ 

 

6.  

Application No: 20/00684/HOUSE    Decision:  Approval 

Parish: Sheriff Hutton Parish Council 

Applicant: Mr & Mrs E Hull 

Location: 1 Park Cottages  Strensall To Sheriff Hutton Road Sheriff Hutton YO60 6QH 

Proposal: Erection of part single-storey, part-two storey extension to west elevation, together 

with erection of attached double garage building following the removal of existing 

garage, store and lobby 

_______________________________________________________________________________________________ 

 

7.  

Application No: 20/00776/TPO    Decision:  Approval 

Parish: Weaverthorpe Parish Council 

Applicant: Mr Andrew Peters 

Location: Ash Tree House Main Road Weaverthorpe Malton North Yorkshire YO17 8EX 

Proposal: Common Ash - targeted crown reduction to 4no. limbs by a maximum of 2 metres, 

crown lift to maximum of 3 metres and crown thin by 5 - 10 % of TPO 284/2002 

_______________________________________________________________________________________________ 

 

8.  

Application No: 20/00791/LBC    Decision:  Approval 

Parish: Kirkbymoorside Town Council 

Applicant: Mr Tim Bradford 

Location: Rowan Tree Cottage 18 High Market Place Kirkbymoorside North Yorkshire YO62 

6BQ 

Proposal: Erection of rear open sided entrance porch 

_______________________________________________________________________________________________ 

 

9.  

Application No: 20/00797/HOUSE    Decision:  Approval 

Parish: Hovingham Parish Council 

Applicant: Mr and Mrs Bertucci 

Location: Martins Cottage  High Street Hovingham YO62 4LA 

Proposal: Erection of a single storey front extension 

_______________________________________________________________________________________________ 

 

10.  

Application No: 20/00822/HOUSE    Decision:  Approval 

Parish: Appleton-le-Street Parish Meeting 

Applicant: Mr Matthew Truman 

Location: Appleton House  Main Street Appleton Le Street Malton YO17 6PG 

Proposal: Alterations and extensions to dwelling to include the erection of two storey garden 

room and stair hall extension, single storey kitchen extension, single storey games 

room and gym extension, erection of garage block with first floor office and erection 

of single storey stores adjacent to the existing timber framed garage and wood store 

_______________________________________________________________________________________________ 

 

11.  

Application No: 20/00824/ADV    Decision:  Approval 

Parish: Malton Town Council 

Applicant: Mrs Clara Challoner Walker (Cosy Cottage Retail Malton Ltd) 

Location: 13 Market Place Malton North Yorkshire YO17 7LP Page 169



Proposal: Display of 1no. non illuminated fascia sign and 1no. non illuminated projecting 

hanging sign 

_______________________________________________________________________________________________ 

 

12.  

Application No: 20/00841/HOUSE    Decision:  Approval 

Parish: Sheriff Hutton Parish Council 

Applicant: Mr & Mrs Nelson 

Location: 7 The Croft Sheriff Hutton YO60 6SQ 

Proposal: Rendering of all elevations including the proposed extension approved under 

20/00254/HOUSE dated 27.05.2020 

_______________________________________________________________________________________________ 

 

13.  

Application No: 20/00842/FUL    Decision:  Approval 

Parish: Ebberston Parish Council 

Applicant: Mr John Hinchcliffe 

Location: Snainton Golf Centre Ebberston Scarborough North Yorkshire YO13 9PG  

Proposal: Erection of steel framed storage building 

_______________________________________________________________________________________________ 

 

14.  

Application No: 20/00844/FUL    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Saint Gobain Building Distribution 

Location: Jewson Ltd  Vivis Lane Pickering YO18 8DL 

Proposal: Installation of replacement external vertical cladding and reroofing of all buildings 

_______________________________________________________________________________________________ 

 

15.  

Application No: 20/00846/HOUSE    Decision:  Approval 

Parish: Malton Town Council 

Applicant: Mr P Richardson 

Location: 25 Ryngwoode Drive Malton YO17 7FH 

Proposal: Erection of single storey rear extension 

_______________________________________________________________________________________________ 

 

16.  

Application No: 20/00847/LBC    Decision:  Approval 

Parish: Malton Town Council 

Applicant: Paul Holland 

Location: 10 Old Maltongate Malton YO17 7EG 

Proposal: Installation of replacement front door with associated repair works to door frame 

_______________________________________________________________________________________________ 

 

17.  

Application No: 20/00850/HOUSE    Decision:  Approval 

Parish: Heslerton Parish Council 

Applicant: Mr & Mrs P Wright 

Location: The Cottage Church Lane East Heslerton Malton North Yorkshire YO17 8RN 

Proposal: Erection of single storey side extension to form garage 

_______________________________________________________________________________________________ 

 

18.  

Application No: 20/00851/FUL    Decision:  Approval 

Parish: Staxton/Willerby Parish Council 

Applicant: Mr Bradley (Willerby Wold Piggeries Ltd) 

Location: Willerby Wold Pig Farm  Windle Beck To Old Malton Road Staxton Scarborough 

YO12 4SN 

Proposal: Erection of a rain water harvesting tank 
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19.  

Application No: 20/00852/HOUSE    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Mr J Gray 

Location: 16 Hugden Close Pickering North Yorkshire YO18 7ES 

Proposal: Erection of a part two storey/part single storey side extension including garage and 

formation of vehicular access onto Outgang Lane with timber entrance gates and 

posts (maximum height 2 metres) 
_______________________________________________________________________________________________ 

 

20.  

Application No: 20/00853/CLEUD    Decision:  Approval 

Parish: Burythorpe Parish Council 

Applicant: Mr Anthony Sowerby 

Location: Manor Farm House Eddlethorpe North Yorkshire YO17 9QT  

Proposal: Certificate of Lawfulness in respect of the works to install the 201 kW biomass boiler 

and external feed bin and flues subject of this application outside and within the 

building as shown in red on the submitted site location plan were substantially 

completed more than four years before the date of this application 

_______________________________________________________________________________________________ 

 

21.  

Application No: 20/00854/73    Decision:  Approval 

Parish: Pickering Town Council 

Applicant: Mr & Mrs Wright 

Location: Black Bull Caravan Park  Malton Road Pickering YO18 8EA 

Proposal: Variation of Condition 01 of approval of 14/01394/73A dated 30.01.2015 that 

previously amended Condition 02 of approval 3/102/349H dated 05.09.1983 - to 

allow all year round opening of the caravan site within the red lined area as indicated 

on the submitted drawing 1:2500 scale Location Plan EX10-01 

_______________________________________________________________________________________________ 

 

22.  

Application No: 20/00868/73    Decision:  Approval 

Parish: Norton Town Council 

Applicant: Mrs Catherine Simkins (Tilly's Tail Dog Grooming) 

Location: 22 Camellia Close Norton Malton North Yorkshire YO17 8FE 

Proposal: Removal of condition 01 of planning approval 19/00340/FUL dated 30.05.2019 to 

allow the permanent use of the building as a dog grooming parlour 
_______________________________________________________________________________________________ 

 

23.  

Application No: 20/00899/FUL    Decision:  Approval 

Parish: Malton Town Council 

Applicant: Mr Simon Roberts (The Kingthorpe Pension Fund) 

Location: Jacksons Yard  Showfield Lane Malton YO17 6BT 

Proposal: Erection of a steel framed building forming 4no. industrial units (Use Class E) with 

associated parking 

_______________________________________________________________________________________________ 

 

24.  

Application No: 20/00919/73    Decision:  Approval 

Parish: Flaxton Parish Council 

Applicant: Jeanette Sutton 

Location: Elm Tree Cottage  Main Street Flaxton Malton YO60 7RJ 

Proposal: Removal of condition 17 of planning approval 15/00363/FUL dated 19.02.2016 to 

allow the removal of local needs occupancy condition 

_______________________________________________________________________________________________ 
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Application No: 20/00921/FUL    Decision:  Approval 

Parish: Aislaby Parish Council 

Applicant: S & L Stephenson 

Location: Ryehills Marton Lane Pickering North Yorkshire YO18 8LW 

Proposal: Erection of general purpose agricultural building for the storage of farm produce, 

machinery and the housing of livestock 

_______________________________________________________________________________________________ 

 

26.  

Application No: 20/00936/FUL    Decision:  Approval 

Parish: Staxton/Willerby Parish Council 

Applicant: Mr And Mrs White 

Location: Willerby Grange Farm  Wains Lane Staxton Scarborough YO12 4SH 

Proposal: Erection of extension to existing agricultural building to include a roof canopy 

_______________________________________________________________________________________________ 
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