
03 September 2020 List Number 4 
 
  

North York Moors National Park Authority 
 
  District: Scarborough Borough Council (South) 

Parish:  Hackness 
 App No. NYM/2019/0619/FL  

 
Proposal: demolition of existing two-storey rear extension, alterations and 

construction of single storey side and rear extensions to dwelling 
together with link extension to outbuilding, conversion of outbuilding to 
form 2 no. units of annexe accommodation, conversion of barn to form 
garaging and storage, erection of detached storage barn and landscaping 
works 

 
Location: Newgate Farm, Rice Gate, Hackness 
 
Applicant: Mr & Mrs Ramsey, The Old Lodge, Wighill Park, Wighill, Tadcaster, LS24 

8BR 
 
Agent: Bramhall Blenkharn Ltd, Bramhall Blenkharn, Unit 13, The Maltings, 
 Malton, YO17 7DP 
 
Date for Decision: 23 December 2019                                Grid Ref:          494968 493027 
Extended to:    03 August 2020      
    
 

Director of Planning’s Recommendation 
Approval subject to the following condition(s): 

1. TIME01 Standard Three Year Commencement Date 

2. PLAN01 Strict Accordance With the Documentation Submitted or Minor 
Variations - Document No’s Specified 

3. RSUO09 Family Annexe - Outside Villages (Newgate Farm) 
4. MATS03 Stonework to Match 
5. MATS15 Natural Clay Pantiles to be Used 
6. MATS21 Roof Slate to be Agreed 
7. MATS19 Roof Colouring (dark grey) 
8. MATS60 Windows and Doors – Timber 
9. MATS40 Detailed Plans of Window Frames Required 
10. MATS54 Trickle Vents Shall Not be incorporated into Windows 
11. MATS55 Rooflight Details to be Submitted 
12. GACS07 External Lighting - Submit Details 
13. MISC02 Bat Survey Submitted 



Page 2          List Number 4  

  

Application No: NYM/2019/0619/FL 

 

Condition(s) continued 

14. MISC00 The proposed culverting of the stream hereby permitted should be 
carried out at a period of low water flow, with any water present 
pumped around the work site until the culverting is complete and can 
be brought fully into use. 

15. HWAY00 No development shall take place on site until a Construction Method 
Statement which provides for measures to prevent damage to the 
carriageway of the public highway leading to the site and the 
unsupported bank sides of Lowdales Beck and Highdales Beck that 
might otherwise arise from the use of the access by construction 
traffic and equipment, has been submitted to and approved in writing 
by the Local Planning Authority in consultation with the Local 
Highway Authority. The approved statement shall be adhered to 
throughout the construction of that phase. 

 

Informative(s) 

1. MISCINF01 Bats 
2. MISCINF09 PROW to be Kept Free From Obstruction at all Times 
3. MISCINF12 Birds 
 



 



 

 

 

 



Page 5          List Number 4  

  

Application No: NYM/2019/0619/FL 

 

Consultations 

Parish – Objects for the following reasons: 
 
It is believed the application site forms part of the Newgate Estate which was marketed in 
2017 as comprising approx. 200 acres grassland, approx. 220 acres woodland, the 
Highdales Shoot (pheasant shoot and ponds offering duck shooting), an extensive range of 
traditional outbuildings and Newgate farmhouse. The farmhouse has not been lived in for 
some years and there are no mains services. There is no indication in the application as to 
the original extent of the domestic curtilage to the farmhouse but it is suspected it was 
considerably less than the green dotted area shown on the proposed site plan. 
Foul sewage is to go into a package treatment plant with discharge to a soakaway. There is 
nothing to indicate that a soakaway would work; if it didn't then the discharge would go into 
Highdales Beck. 
 
There is no objection to the renovation of the house or the demolition of the existing two 
storey at the back of the house nor to the single storey extensions to the rear (although the 
flat roof with balcony is not typical of the area) and side. However the conversion of the farm 
buildings to form another residential unit, garaging, store room, boot room and gun room 
along with the erection of detached barn is considered excessive. The application as 
submitted gives the impression of being designed for use in a commercial operation not as a 
private residence and as such would result in an unacceptable intensification of use. 
The property is reached a narrow single track road just short of 2 miles long with few passing 
places, followed by a private access track some ¼mile long.   
 
There are two Public Rights of Way in the area, neither of which are shown on the 
application. One will run behind the farm buildings so will now be within the green dotted 
area on the proposed site plan. 
As such it is considered that the application does not accord with Existing Local Plan 
Policies:- 
DP1 (Environmental Protection) by virtue of unacceptable adverse impact and lack of 
infrastructure capacity; 
DP3 (Design) by virtue of the features of the proposals not being compatible with the 
surroundings; 
DP8 (Conversion of Traditional Unlisted Rural Buildings) by virtue of being contrary to points 
3, 4 and 6; 
DP19 (Household Development) by virtue of being contrary to point 1. 
or Emerging Local Plan Policies:- 
CO4 (Public Rights of Way and Linear Routes) by virtue of its unacceptable and harmful 
impact on the public rights of way; 
CO17 (Household Development) by virtue of being contrary to paragraph a) of the section on 
alterations and extensions to the existing dwelling and paragraphs a) and e) of the section 
on existing outbuildings and the development of new outbuildings; 
CO18 (Residential Annexes) by virtue of not having satisfactorily demonstrated the 
proposals comply with points 1 and 2. 
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Consultations continued 

Amended plans: The original objections stand. It is stated that the house and barn are no 
longer to be used as a commercial shoot location - the shoot having been organised by a 
third party. The applicant for 2019/0619/FL is also a director of the company 4Gun Estates 
LLP which has submitted 2019/0832 as a part retrospective application to create new tracks 
and repair existing ones. Councillors have considerable difficulty in believing that there is no 
long term intention to run a shoot from Newgate Farm or to shoot over its land. Councillors 
are aware of strong feelings held by parishioners regarding the impact of the shooting 
activities of recent months and the problems caused by the huge numbers of birds released, 
many of which are left to rot where they drop on shoot days or (if they survive the shoot) 
have to scavenge for food in parishioners land/gardens. 
The road to Newgate Farm is public highway and very narrow - there are minimal passing 
places. Council would not be in favour of any attempts to increase or restrict the use of this 
road or reduce the length of the public highway since that would have an unacceptable 
impact on the highway access rights of the other dwellings on the road. 
 
Highways – Recommends refusal. The application is for the refurbishment and renovation 
of an existing farmhouse which has been un-lived in for a number of years and the 
conversion of a barn to two self-contained residential units. These proposals are quite 
extensive in a very rural location will the site being accessed by a very narrow single track 
highway with very few passing places, most of which are un-constructed. There is no 
available verge space to provide additional passing places as the road is bounded by a river 
on one side and high verges on the other. The local Highway Authority has concerns that the 
construction traffic and equipment needed to build the proposals contained in the application 
would not be suitable in terms of size and weight for the existing highway and could cause 
severe damage to the carriageway and unsupported banks of both Lowdales Beck and 
Highdales Beck. There is also no indication contained in the application what the two 
additional residential units would be used for, and any intensification of the use of this very 
narrow highway with very few passing places is not supported by the local highway authority. 
A more modest renovation of the property could be supported subject to the submission and 
approval of the amended design. 
 
Amended plans: The application still appears to be an intensification of use of the site, 
upgrading and extending the existing farmhouse, converting the barns into two more 
dwellings and a new large storage barn.  
 
The changes do not alleviate the original concerns regarding the narrow access roads from 
Hackness to Newgate Farm and the lack of available space for existing passing places or 
the possibility to add new passing places. Particular concern is expressed with the access 
during the development period with large vehicles delivering materials needing to access the 
site and the effect this would have on the other properties along that route. It is appreciated 
that that this is an existing house and it would be beneficial to renovate it and bring it back 
into use, however the proposed revised details are for a more intensive development of the 
site. The revisions have not reduced the development to a satisfactory level. Original 
recommendation for refusal unchanged. 
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Environment Agency – 
 
Environmental Health Officer – No objections 
 
Forestry Commission – No objections; refer to Standing Advice on Ancient Woodland. 
 
Ramblers Association – No objections 
 
Police (Traffic) – 
  
Site Notice/Advertisement Expiry Date – 20 November 2019 
 
Others – Mrs C Dickinson, Pond Cottage, Silpho – Wishes to object to the proposed 
works (along with those track works proposed under NYM/2020/0832/FL) on the grounds 
that the farm can be viewed from the PROW and that this corner of the National Park is 
being spoilt. 
 

Background 
 

Newgate Farm comprises an early nineteenth century farmstead in a remote location to the 
north-west of Hackness village at the end of the road to Low Dales and High Dales. It 
occupies a valley floor position with the land to the north, east and west rising up and the 
land to the south gently sloping away. The main farmhouse is constructed of coursed 
sandstone under a slate roof with stone water tabling and kneelers and chimney stacks to 
the gables along with a two storey lean-to extension to the rear. It sits on a stone plinth with 
steps up to the front door and presents a formal symmetrical front elevation with a central 
front door with fanlight over. The outbuildings consist of a range of stone buildings following 
an L-shaped plan form around the former farm yard. There has been little alteration to the 
plan form of the farmstead since 1850 apart from the demolition of an outbuilding in the 
south east corner of the farm yard. 
 
Planning permission is sought for alterations and extensions to the main farmhouse 
comprising a single storey glazed side extension, replacement of the existing two storey rear 
lean-to and construction of a glazed link to the single storey outbuildings to the rear which 
will be converted into store rooms. The large two storey barn in the northwest corner of the 
former farmyard is proposed to be converted into two residential annexes to be used by 
family members of the proposed occupier of the main farmhouse. The outbuilding to the 
south of this will be converted into domestic garaging and storage with access from the west 
so that the former farmyard can form a walled courtyard garden. To the west of the existing 
buildings is proposed a new agricultural building measuring 16 metres by 6 metres to be 
constructed with a dwarf stone wall, vertical timber boarding and a profile sheeted roof. The 
proposals also include the extension of the curtilage about the buildings, the diversion of the 
adjacent watercourse underground and a package treatment plant for waste water to be 
discharged to a soakaway. 
 
The application has been amended since originally submitted with the omission of the 
proposed lake to the south of the buildings and significant alterations to the proposed  
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Background continued 

extension to the farmhouse and the conversion of the outbuildings following concerns 
expressed by Officers. 

Main Issues 
 
Policy 
 
The policies of the adopted Local Plan relevant to this application are considered to be 
Strategic Policy A (Achieving National Park Purposes and Sustainable development), 
Strategic Policy C (Quality and Design and Development), CO12 (Conversion of Existing 
Buildings in Open Countryside), CO17 (Householder Development) and BL5 (Agricultural 
Development). 
 
Principle of Development 
 
The alterations and extensions to the farmhouse are supported in principle by Policy CO17 
which requires that the scale, height, form, position and design of the new development do 
not detract from the character and form of the original dwelling or its setting in the landscape, 
which is discussed in more detail below. 
  
With regard to the conversion of the single storey outbuildings into domestic storage and the 
two storey barn into residential annexe accommodation, this is supported in principle by 
Policy CO12 as the buildings are of architectural and historic interest and make a positive 
contribution to the landscape of the National Park such that they should be retained and 
reused. The buildings are structurally sound and capable of conversion and all lie within an 
existing group that have a close physical and visual relationship to each other with an 
existing residential unit as required by Policy CO12. The proposed annexe accommodation 
will be ancillary to the main dwelling, occupied by members of the family of the occupiers of 
the main farmhouse and will be conditioned as such. It is anticipated that the likely increase 
in activity about the site as a result of the conversion of the outbuildings into two units of 
annexe accommodation will be negligible. 
 
The proposed agricultural building has been designed for the purposes of agriculture and the 
agent has confirmed a functional need for the building and that the scale is commensurate 
with that need as required by Policy BL5. As to a working farm, the estate is some 424 
acres, and clearly there is need to have a wide range plant and machinery to service the 
land. The size of the barn has been designed to accommodate the required vehicles and 
plant and the space between barn and existing stone buildings designed to facilitate 
adequate turning for vehicles and trailers.  
 
Design 
 
The Building Conservation Officer has recently appraised the scheme at the request of 
Members and comments that site has retained historical and architectural integrity and 
makes a very strong positive contribution to the historical landscape but offers general 
support for the proposals.  
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Main Issues continued 

The promised scheme of alterations and extensions to the original farmhouse has been 
significantly amended since originally submitted such that it is now considered that although 
of a modern, contemporary design, the form and design detailing complements and reflects 
that of the host dwelling.  
 
With regard to the replacement of the rear extension, the Building Conservation Officer 
comments that it is regrettable to lose a layer of historical value which is typical for this type 
of central plan farmhouse, and in harmony with the building, particularly as very little 
additional space is achieved. The agent has declined to amend the plans and it is felt that it 
would be unreasonable to refuse the application given that the proposed extension occupies 
a similar footprint to that which exists at present and is sensitively and traditionally designed 
to complement the host dwelling. 
 
No objection is raised to linking the farmhouse to the outbuildings to the rear and the use of 
a light weight glazed structure will help maintain the readability of the site and maintain a 
visual break between the farm house and the buildings which is felt important to retain. It is 
considered that architecturally the glazed link is clearer than a pitched roof stone structure 
as suggested by the Building Conservation Officer, as it does not compete with the original 
farmhouse or the outbuildings. 
 
The design of the side extension seeks to utilise traditional materials and profiles in a 
contemporary manner which the Building Conservation Officer comments would not be 
harmful The side extension, although occupying a sizeable footprint, is well set back from 
the front facade of the farmhouse and will appear as subservient to the host property. The 
rhythm of the glazed panels to the front elevation is also considered to reflect the rhythm of 
the fenestration to the front elevation of the farmhouse. The roof lantern although bold, 
because it is nestled against the main property is discrete. 
 
It is felt that the rooflight to the front roof slope would be detrimental to the character of the 
sold roofscape however the agent has elected to retain this as it provide light and ventilation 
to the proposed attic bedroom. This is permitted development in any case and as such the 
Authority cannot insist upon its omission. 
 
With regard to the conversion of the outbuildings into residential annexe accommodation and 
domestic storage and garaging, the buildings are structurally sound and capable of 
conversion into the intended use without significant alterations or extension. The amended 
scheme is of a high quality design which retains existing external features which contribute 
to the functional form and traditional character of the buildings, including original openings, 
and new openings and alterations have been kept to a minimum. The Building Conservation 
Officer considers that the revised plans are a vast improvement than the original proposals 
and offers no objection. 
 
The Building Conservation Officer does consider the partial loss of the garden wall to east to 
be regrettable as it is evident from the earliest mapping and has potential to predate the 
farm. It is always been the northern boundary of domestic curtilage associated with the  
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Main Issues continued 

farmhouse, separating it clearly from the agricultural space. However the agent has 
amended the scheme to retain the substantial stone boundary wall to the east and the 
curved garden wall adjoining the outbuildings to the north and incorporate these into the 
landscaping proposals for the site. However it is accepted that to facilitate the side extension 
part of the garden wall has to be removed. 
 
However the main source of concern for the Building Conservation Officer is the 
domesticating landscaping which is considered to be the most harmful element of these 
proposals. The landscaping of the former farm yard is felt to compromise the integrity of the 
space and the separation of domestic and agricultural, and overall undermines the 
significance of the site. Whilst many elements of the proposed design are completely 
compatible with the existing buildings, the Building Conservation Officer considers that the 
landscape treatment will pollute the character of the place and the strong positive 
contribution the site makes to the agricultural historic landscape of the North York Moors. 
This was a concern that Officers raised initially but it was concluded that as the current 
farmyard and the outbuildings were no longer suitable for agricultural use and with the 
proposal for a purpose-built modern agricultural building to the west of the complex, the 
relocation of the farmyard to the west was an important part of the proposals and the former 
farmyard would become part of the domestic outdoor living space. As such this element 
remains unchanged. 
 
Highway Safety 
 
With regard to the objection from the Highways Authority, whilst the creation of two units of 
annexe accommodation may increase domestic vehicle movements to and from the 
property, regard has to be had to the fact that until recently the farmhouse and outbuildings 
been used as a commercial shoot location, which generated considerable traffic activity, 
typically around 12 4x4's in total. This activity has now ceased and as such the access road 
and drive will be used solely for family/farm use as required. In view of this it is felt 
unreasonable to refuse the application for the reasons given by the Highway Authority, that  
the roads leading to the site are unsuitable for the traffic which would be likely to be 
generated by this proposal and that the public highway leading to the site is of insufficient 
width to accommodate the increase in heavy traffic, without serious damage to the 
carriageway and verges of the highway and loss in amenity value, given that the proposal is 
likely to reduce the level of traffic to and from the site. 
 
Other Matters 
 
It is noted that the Parish Council have no objection to the renovation and extension of the 
farmhouse but express concern that the conversion of the outbuildings into garaging, stores, 
bot and gun rooms along with two units of accommodation suggest the development of a 
commercial shoot operation. In response the agent wishes to reiterate that the house and 
converted outbuildings will be for the applicant’s sole use for multi-generational living and will 
not be used as commercial residential accommodation for shooting parties. Should Members 
be minded to approve the application then a condition is recommended to restrict the  
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Main Issues continued 

occupation of the annexe accommodation to family members only. However the agent does 
wish to make Members aware that the land associated with Newgate Farm does benefit from 
shooting rights. 
 
Conclusion 
 
Newgate Farm has been little altered since its construction and sits quietly in this remoted 
landscape setting. However change is inevitable to bring the farmhouse up to modern day 
standards and to bring the redundant outbuildings into use. The proposals have been 
amended significantly since originally submitted and it is now considered that the scheme of 
conversion along with alterations and extensions to the main farmhouse will ensure that 
Newgate Farm will continue to sit comfortably in its surroundings in accordance with the 
relevant policies of the adopted Local Plan.  
 
Pre-commencement Conditions  
 
Condition 15 is pre-commencement condition and has been agreed in writing with the 
applicant/agent. 
 
Contribution to Management Plan Objectives 
 
Approval is considered likely to help meet Policy E3 which seeks to ensure new 
development will not have a detrimental impact on the landscape of the National park and 
Policy E6 which seeks to ensure that local materials, styles and building techniques will be 
used in new development. 
 
Explanation of how the Authority has Worked Positively with the 
Applicant/Agent 

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

 

 


