
From:

Subject: Comments on NYM/2020/1006/FL - Case Officer Miss Helen Webster - Received from Building Conservation
at The Old Vicarage, Bondgate, Helmsley, York, YO62 5BP, 

Date: 22 January 2021 18:58:40

See email sent 22/01/2021

Comments made by Building Conservation of The Old Vicarage
Bondgate
Helmsley
York
YO62 5BP

Comment Type is Comment
Letter ID: 558846



From:
 ster

Subject: Ingleby House, King Street, Robin Hoods Bay
Date: 22 January 2021 18:57:33

Although the existing arrangement is characterful and appropriate for this building and
the surrounding Conservation Area, given that historic evidence has been provided
demonstrating that the building formerly had a shop front, this alteration is considered
acceptable in this instance. If carried out to a high standard of design then it would be
unlikely to cause harm to the special interest of the building or the wider character and
appearance of the Conservation Area. I note that the existing garage doors are to be
reused internally. They appear to be good of quality and condition (their design appears
local to RHB) so this should add interest to the interior whilst retaining historic fabric on
site, albeit re-purposed.
 
Unfortunately because of the current situation I am unable to inspect the interior of the
building and as such I would be grateful to receive internal photos of the space just to
clarify that there is nothing of historic interest inside and as a form of record for the file.
 
I would also like to ensure that the shop glazing is set in a deep reveal from the front
face of the shop front and that the central glazing bar is of equal depth, in order to add
depth and interest to the façade. I would say it should be set back at least 100mm but
please could the agent clarify this.
 
In terms of design, there is a variety of designs in the Bay – some with multiple glazing
bars and others much plainer and as such the simple 2 pane shop front is considered
apprpriate. Having given the door design further thought I would like to suggest that
perhaps the fanlight would benefit from some vertical glazing bars (similar to the
existing door) and also that the glazing be reduced to allow more panelling underneath
(2-panels) to tie in with the doors wither side? I appreciate this wasn’t mentioned at pre-
app but I’d welcome consideration of this.
 
Finally I note that the a single hanging sign is to be refurbished – presumably this will be
hand painted along with the business name along the fascia – and that no other signage
is proposed (either by independent a-boards of applied lettering/designs to the shop
window).
 
Please condition:
 
Materials - sample panel of materials
No work shall commence on the development hereby approved until a sample of the
materials to be used in the construction of the external surfaces shall have been
prepared on site for inspection and approved in writing by the Local Planning Authority.
A sample panel showing the construction materials shall be at least 1 metre x 1 metre
and show the proposed material, coursing, jointing, method of tooling (if necessary),
bond, mortar, pointing technique. A palette of other materials to be used in the
development (including roofing, water tabling, new lintels and cills, cladding and render
if necessary) shall also be made available. The development shall be constructed in
accordance with the approved sample(s), which shall not be removed from the site until
completion of the development.
 
Pointing
All pointing in the development hereby permitted shall accord with a specification which
has been approved in writing by the Local Planning Authority. The mortar mix proposed



should be based on a typical mix of a non-hydraulic quicklime mortar mixed at a ratio of
1:3 (dry non-hydraulic quicklime: sand) and include the method of application and finish.
A sample area may also be required by the Local Planning Authority. The pointing shall
thereafter be so maintained unless otherwise agreed in writing by the Local Planning
Authority. 
 
Plasterwork
All new or replacement plasterwork (excluding to modern stud walls) in the development
hereby permitted shall accord with a specification approved in writing by the Local
Planning Authority. The mix proposed should be of a traditional lime mix and include the
method of application and finish. A sample area may also be required by the Local
Planning Authority. The plaster shall thereafter be so maintained unless otherwise
agreed in writing by the Local Planning Authority.
 
Windows and Doors details of construction
No work shall commence on the installation of any windows or doors in the
development hereby approved until detailed plans showing the constructional details
and external appearance of all external windows, doors and frames (including glazing)
have been submitted to and approved in writing by the Local Planning Authority. Such
plans should indicate, on a scale of not less than 1:20, the longitudinal and cross
sectional detailing including means of opening.  All windows/doors shall be installed in
accordance with the details so approved and shall be maintained in that condition in
perpetuity unless otherwise agreed in writing with the Local Planning Authority.
 
External Fixtures
No work shall commence on the installation of any external fixtures to the building to
which this permission/consent relates until details of all external fixtures have been
submitted to and approved in writing by the Local Planning Authority. The details should
include for provision for any exterior fittings including but not limited to lighting, meter
boxes, alarm fittings, security cameras, cabling, signage, wall or roof flues, television
antennae and satellite dishes that may be proposed to be installed. The external fixtures
shall be installed wholly in accordance with the approved details.
 



From:
To: Planning
Subject: NYM/2020/1006/FL
Date: 13 January 2021 13:43:59

Application for alterations to front elevation and change of use of ground floor
store
to form shop (Use Class A1) at Ingleby House, King Street, Robin Hoods Bay
 
 
Commercial Regulation – Environmental Health
 
 
Having reviewed the above application I have the following comments to make from a
commercial regulation perspective:
 
 

·       The premises must have sufficient waste storage.
 
 
The premises must comply with relevant health and safety legislation and codes of good
practice. The design and layout and selection of materials used in construction should be such as
to minimise health and safety risks. (Duties are set out in the Construction (Design and
Management) Regulations 2015.

 
If the shop is used to sell or prepare food and drink then these areas must comply with the
provisions of current food safety legislation  and register as a food business. (You are advised to
seek advice from this office) .
 
Regards
 
Adele
 
Adele Cook
Environmental Health Officer
Scarborough Borough Council
Town Hall
St Nicholas Street
Scarborough
North Yorkshire
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Dear Sir or Madam 
 
Planning consultation: Application for alterations to front elevation and change of use of 
ground floor store to form shop (Use Class A1 
Location: Ingleby House, King Street, Robin Hoods Bay 
 
Thank you for your consultation, which was received by Natural England on 23 December 2020 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.    
 
 
 
 
 
 
 
 
 
 
 
 
 
Protected Landscapes – North Yorkshire & Cleveland Heritage Coast 
The proposed development is for a site within or close to a defined landscape namely North 
Yorkshire & Cleveland Heritage Coast. Natural England advises that the planning authority uses 
national and local policies, together with local landscape expertise and information to determine the 
proposal. The policy and statutory framework to guide your decision and the role of local advice are 
explained below.     
 
Your decision should be guided by paragraph 173 of the National Planning Policy Framework. It 
states:    
 
173. Within areas defined as Heritage Coast (and that do not already fall within one of the 
designated areas mentioned in paragraph 172), planning policies and decisions should be 
consistent with the special character of the area and the importance of its conservation. Major 
development within a Heritage Coast is unlikely to be appropriate, unless it is compatible with its 
special character.  
 

SUMMARY OF NATURAL ENGLAND’S ADVICE 
 
NO OBJECTION 
 
Based on the plans submitted, Natural England considers that the proposed development will not 
have significant adverse impacts on statutorily protected nature conservation sites. 
 
Natural England’s generic advice on other natural environment issues is set out at Annex A. 
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The NPPF continues to state in a footnote (footnote 55) that “For the purposes of paragraph 172 
and 173, whether a proposal is ‘major development’ is a matter for the decision maker, taking into 
account its nature, scale and setting, and whether it could have a significant adverse impact on the 
purposes for which the area has been designated or defined.”   
 
Alongside national policy you should also apply landscape policies set out in your development 
plan, or appropriate saved policies. 
 
Where available, a local Landscape Character Assessment can also be a helpful guide to the 
landscape’s sensitivity to this type of development and its capacity to accommodate the proposed 
development.   
 
Sites of Special Scientific Interest Impact Risk Zones 
The Town and Country Planning (Development Management Procedure) (England) Order 2015 
requires local planning authorities to consult Natural England on “Development in or likely to affect a 
Site of Special Scientific Interest” (Schedule 4, w). Our SSSI Impact Risk Zones are a GIS dataset 
designed to be used during the planning application validation process to help local planning 
authorities decide when to consult Natural England on developments likely to affect a SSSI. The 
dataset and user guidance can be accessed from the data.gov.uk website 
 
Further general advice on the consideration of protected species and other natural environment 
issues is provided at Annex A. 
 
We would be happy to comment further should the need arise but if in the meantime you have any 
queries please do not hesitate to contact us.  
 
For any queries regarding this letter, for new consultations, or to provide further information on this 
consultation please send your correspondences to consultations@naturalengland.org.uk. 
 
Yours faithfully 
 
 
 
Corben Hastings 
Consultations Team 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://naturalengland-defra.opendata.arcgis.com/datasets/sssi-impact-risk-zones-england?geometry=-32.18%2C48.014%2C27.849%2C57.298
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Annex - Generic advice on natural environment impacts and opportunities  
 

Sites of Special Scientific Interest (SSSIs) 

Local authorities have responsibilities for the conservation of SSSIs under s28G of the Wildlife & 

Countryside Act 1981 (as amended). The National Planning Policy Framework (paragraph 175c) states 

that development likely to have an adverse effect on SSSIs should not normally be permitted. Natural 

England’s SSSI Impact Risk Zones are a GIS dataset designed to be used during the planning 

application validation process to help local planning authorities decide when to consult Natural England 

on developments likely to affect a SSSI. The dataset and user guidance can be accessed from the 

Natural England Open Data Geoportal.  

 

Biodiversity duty 

Your authority has a duty to have regard to conserving biodiversity as part of your decision making.  

Conserving biodiversity can also include restoration or enhancement to a population or habitat. Further 

information is available here. 

 

Protected Species 

Natural England has produced standing advice1 to help planning authorities understand the impact of 

particular developments on protected species. We advise you to refer to this advice. Natural England will 

only provide bespoke advice on protected species where they form part of a SSSI or in exceptional 

circumstances. 

 

Local sites and priority habitats and species 

You should consider the impacts of the proposed development on any local wildlife or geodiversity sites, 

in line with paragraphs 171 and174 of the NPPF and any relevant development plan policy. There may 

also be opportunities to enhance local sites and improve their connectivity. Natural England does not 

hold locally specific information on local sites and recommends further information is obtained from 

appropriate bodies such as the local records centre, wildlife trust, geoconservation groups or recording 

societies. 

 

Priority habitats  and Species are of particular importance for nature conservation and included in the 

England Biodiversity List published under section 41 of the Natural Environment and Rural Communities 

Act 2006. Most priority habitats will be mapped either as Sites of Special Scientific Interest, on the Magic 

website or as Local Wildlife Sites. The list of priority habitats and species can be found here2.  Natural 

England does not routinely hold species data, such data should be collected when impacts on priority 

habitats or species are considered likely. Consideration should also be given to the potential 

environmental value of brownfield sites, often found in urban areas and former industrial land, further 

information including links to the open mosaic habitats inventory can be found here. 

 

Ancient woodland, ancient and veteran trees 

You should consider any impacts on ancient woodland and ancient and veteran trees in line with 

paragraph 175 of the NPPF. Natural England maintains the Ancient Woodland Inventory which can help 

identify ancient woodland. Natural England and the Forestry Commission have produced standing 

advice for planning authorities in relation to ancient woodland and ancient and veteran trees. It should 

be taken into account by planning authorities when determining relevant planning applications. Natural 

England will only provide bespoke advice on ancient woodland, ancient and veteran trees where they 

form part of a SSSI or in exceptional circumstances. 

 

 

 

 

 
1 https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals  
2http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiver

sity/protectandmanage/habsandspeciesimportance.aspx  

http://www.legislation.gov.uk/ukpga/1981/69/section/28G
http://www.legislation.gov.uk/ukpga/1981/69/section/28G
https://naturalengland-defra.opendata.arcgis.com/datasets/sssi-impact-risk-zones-england
http://www.legislation.gov.uk/ukpga/2006/16/section/40
https://www.gov.uk/guidance/biodiversity-duty-public-authority-duty-to-have-regard-to-conserving-biodiversity
https://www.gov.uk/guidance/protected-species-and-sites-how-to-review-planning-proposals
http://jncc.defra.gov.uk/page-5705
https://www.buglife.org.uk/brownfield-hub
http://publications.naturalengland.org.uk/map?category=552039
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences
https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiversity/protectandmanage/habsandspeciesimportance.aspx
http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiversity/protectandmanage/habsandspeciesimportance.aspx
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Protected landscapes 

For developments within or within the setting of a National Park or Area or Outstanding Natural Beauty 

(AONB), we advise you to apply national and local policies, together with local landscape expertise and 

information to determine the proposal. The National Planning Policy Framework (NPPF) (paragraph 172) 

provides the highest status of protection for the landscape and scenic beauty of National Parks and 

AONBs. It also sets out a ’major developments test’ to determine whether major developments should 

be exceptionally be permitted within the designated landscape. We advise you to consult the relevant 

AONB Partnership or Conservation Board or relevant National Park landscape or other advisor who will 

have local knowledge and information to assist in the determination of the proposal. The statutory 

management plan and any local landscape character assessments may also provide valuable  

information. 

 

Public bodies have a duty to have regard to the statutory purposes of designation in carrying out their 

functions (under (section 11 A(2) of the National Parks and Access to the Countryside Act 1949 (as 

amended) for National Parks and S85 of the Countryside and Rights of Way Act, 2000 for AONBs). The 

Planning Practice Guidance confirms that this duty also applies to proposals outside the designated area 

but impacting on its natural beauty.  

 

Heritage Coasts are protected under paragraph 173 of the NPPF. Development should be consistent the 

special character of Heritage Coasts and the importance of its conservation.  

 

Landscape 

Paragraph 170 of the NPPF highlights the need to protect and enhance valued landscapes through the 

planning system. This application may present opportunities to protect and enhance locally valued 

landscapes, including any local landscape designations. You may want to consider whether any local 

landscape features or characteristics (such as ponds, woodland or dry stone walls) could be 

incorporated into the development in order to respect and enhance local landscape character and 

distinctiveness, in line with any local landscape character assessments. Where the impacts of 

development are likely to be significant, a Landscape & Visual Impact Assessment should be provided 

with the proposal to inform decision making. We refer you to the Landscape Institute Guidelines for 

Landscape and Visual Impact Assessment for further guidance. 

 

Best and most versatile agricultural land and soils  

Local planning authorities are responsible for ensuring that they have sufficient detailed agricultural land 

classification (ALC) information to apply NPPF policies (Paragraphs 170 and 171). This is the case 

regardless of whether the proposed development is sufficiently large to consult Natural England. Further 

information is contained in GOV.UK guidance. Agricultural Land Classification information is available on 

the Magic website on the Data.Gov.uk website. If you consider the proposal has significant implications 

for further loss of ‘best and most versatile’ agricultural land, we would be pleased to discuss the matter 

further.  

 

Guidance on soil protection is available in the Defra Construction Code of Practice for the Sustainable 

Use of Soils on Construction Sites, and we recommend its use in the design and construction of 

development, including any planning conditions. Should the development proceed, we advise that the 

developer uses an appropriately experienced soil specialist to advise on, and supervise soil handling, 

including identifying when soils are dry enough to be handled and how to make the best use of soils on 

site.  

 

Access and Recreation 

Natural England encourages any proposal to incorporate measures to help improve people’s access to 

the natural environment. Measures such as reinstating existing footpaths together with the creation of 

new footpaths and bridleways should be considered. Links to other green networks and, where 

appropriate, urban fringe areas should also be explored to help promote the creation of wider green 

infrastructure. Relevant aspects of local authority green infrastructure strategies should be delivered 

https://www.landscapeinstitute.org/technical/glvia3-panel/
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
http://magic.defra.gov.uk/
https://data.gov.uk/data/search?q=Agricultural+Land+Classification
http://www.defra.gov.uk/publications/files/pb13298-code-of-practice-090910.pdf
http://www.defra.gov.uk/publications/files/pb13298-code-of-practice-090910.pdf
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where appropriate.  

 

Rights of Way, Access land, Coastal access and National Trails 

Paragraphs 98 and 170 of the NPPF highlights the important of public rights of way and access.  

Development should consider potential impacts on access land, common land, rights of way, coastal 

access routes and coastal margin in the vicinity of the development and the scope to mitigate any 

adverse impacts. Consideration should also be given to the potential impacts on any nearby National 

Trails, including the England Coast Path. The National Trails website www.nationaltrail.co.uk provides 

information including contact details for the National Trail Officer.  

Environmental enhancement 

Development provides opportunities to secure net gains for biodiversity and wider environmental gains, 

as outlined in the NPPF (paragraphs 8, 72, 102, 118, 170, 171, 174 and 175). We advise you to follow 

the mitigation hierarchy as set out in paragraph 175 of the NPPF and firstly consider what existing 

environmental features on and around the site can be retained or enhanced or what new features could 

be incorporated into the development proposal. Where onsite measures are not possible, you should 

consider off site measures. Opportunities for enhancement might include:  

• Providing a new footpath through the new development to link into existing rights of way. 

• Restoring a neglected hedgerow. 

• Creating a new pond as an attractive feature on the site. 

• Planting trees characteristic to the local area to make a positive contribution to the local landscape. 

• Using native plants in landscaping schemes for better nectar and seed sources for bees and birds. 

• Incorporating swift boxes or bat boxes into the design of new buildings. 

• Designing lighting to encourage wildlife. 

• Adding a green roof to new buildings. 

 

You could also consider how the proposed development can contribute to the wider environment and 

help implement elements of any Landscape, Green Infrastructure or Biodiversity Strategy in place in 

your area. For example: 

• Links to existing greenspace and/or opportunities to enhance and improve access. 

• Identifying opportunities for new greenspace and managing existing (and new) public spaces to be 

more wildlife friendly (e.g. by sowing wild flower strips) 

• Planting additional street trees.  

• Identifying any improvements to the existing public right of way network or using the opportunity of 

new development to extend the network to create missing links. 

Restoring neglected environmental features (e.g. coppicing a prominent hedge that is in poor 
condition or clearing away an eyesore). 
 
 
 
 

http://www.nationaltrail.co.uk/


NORTH YORKSHIRE COUNTY COUNCIL
BUSINESS and ENVIRONMENTAL SERVICES

LOCAL HIGHWAY AUTHORITY
CONSIDERATIONS and RECOMMENDATION

Application No: NYM20/1006/FL

Proposed Development: alterations to front elevation and change of use of ground floor store
to form shop (Use Class A1)

Location: Ingleby House, King Street, Robin Hoods Bay

Applicant: Messrs R & G Hodgson

CH Ref: Case Officer: Ged Lyth

Area Ref: 4/29/299C

County Road No:

To: North York Moors National Park
Authority
The Old Vicarage
Bondgate
Helmsley
YO62 5BP

Date: 5 January 2021

FAO: Helen Webster Copies to:

Note to the Planning Officer:
In assessing the submitted proposals and reaching its recommendation the Local Highway
Authority has taken into account the following matters:

These works may include replacing part of the edges to the existing highway to the proper
line and level. 

Consequently the Local Highway Authority recommends that the following Informatives
are attached to any permission granted:

1. These works may include replacing part of the edges to the existing highway to the proper line
and level.  You are advised that a separate licence will be required from the Highway Authority in
order to allow any works in the adopted highway to be carried out. The local office of the Highway
Authority will also be pleased to provide the detailed construction specification referred to in this
informative.

Reason
In accordance with policy number and in the interests of both vehicle and pedestrian safety and
the visual amenity of the area.



LOCAL HIGHWAY AUTHORITY
CONSIDERATIONS and RECOMMENDATION

Continuation sheet:

Application No: NYM20/1006/FL

2. MHi-S Doors and Windows Opening over the Highway

You are advised to ensure that any doors and windows on elevations of the building(s)
adjacent to the existing and or proposed highway are constructed and installed such that
they do not open over the public highway for a height of 2.4 metres from the level of the
adjacent highway.  Above 2.4 metres no part of an open door or window must come within
0.5 metres of the carriageway.  Any future replacement doors and windows should also
comply with these dimensions

Signed: Issued by:

Ged Lyth

Whitby Highways Office
Discovery Way
Whitby
North Yorkshire
YO22 4PZ

For Corporate Director for Business and Environmental Services




