
Planning Inspectorate Reference:   APP20W 3256879 
Local Planning Authority Reference:   

1 

Mrs H Saunders MRTPI BA Hons BTP, 
For North York Moors National Park Authority 

North York Moors National Park Authority 
 

Town and Country Planning Act 1990 
 
Appeal by:  HOLF Leisure 
 
Against: Refusal of planning permission for conversion of and extensions to former 

public house and outbuildings to form 2 no. local occupancy letting units and 4 
no. holiday letting units with associated access, parking, bin/bike stores, 
amenity spaces and landscaping works (revised scheme following withdrawal 
of NYM/2018/0194/FL) 

 
Location: Plough Inn, Boonhill Road, Fadmoor, nr Kirkbymoorside, North Yorkshire 
 
 
 

Statement by Local Planning Authority 
For Planning Appeal - Hearing 

 
 
 
Contents 
 
1.0 Introduction 
 
2.0 Appeal Site and the Surrounding Area  
 
3.0 Relevant Site History  
 
4.0 Proposed Development and the Decision  
 
5.0 Planning Policy and Guidance 

 
6.0 Matters of Common Ground 

 
7.0 Local Planning Authority’s Case 
 
8.0 Conclusion 
 
Appendices  
 
A – Suggested Conditions  
B – Viability Assessment  
 
 
 
 
 
 
 



Planning Inspectorate Reference:   APP20W 3256879 
Local Planning Authority Reference:   

2 

Mrs H Saunders MRTPI BA Hons BTP, 
For North York Moors National Park Authority 

 
 
1.0 Introduction 
 
1.1 This Statement refers to the non-determination of a planning application for conversion   

of and extensions to the former public house and its outbuildings to form two local 
occupancy letting units and four holiday letting units with associated access, parking, 
bin/bike stores, amenity spaces and landscaping works.  

 
1.2  Subsequent to the lodging of the Appeal against non-determination, the Planning 

Committee again considered the application at its Committee Meeting on 14 January 
2021, and indicated that the Authority’s putative position on the development was one 
of Refusal based on the following reasons:-  

1. that the pub has not been recently marketed as required by Strategic Policy L 
(Community Facilities) of the North York Moors National Park Authority Local Plan 
(July 2020); 

2. the Authority recognises the impact the loss of the pub, which is an Asset of 
Community Value and community facility, has caused to the local community and 
as such stands behind and supports the local community as required by the duty 
placed upon National Park Authorities to seek to foster the economic and social 
well-being of the local communities; 

3. that the viability report commissioned by the North York Moors National Park 
Authority did not rule out that the business could not be viable and that the 
community’s continued interest in saving the pub over a ten year period including 
the drafting of a business plan may be showing strong leadership and wider 
community engagement; 

4. and that of all the pubs across the country, community run pubs have been the 
most successful and to the Authority’s knowledge very few, if any, have failed 
therefore are a resilient business model. 

 
Members delegated the detailed wording of the refusal reasons to the Director of Planning. 

2.0 Appeal Site and the Surrounding Area 
 
2.1 The village of Fadmoor is located approximately 2 miles to the north west of the small 

town of Kirkbymoorside, and approximately 5 miles to the north east of the town of 
Helmsley. Approximately 0.6 miles mile to the north east of Fadmoor is the adjoining 
village of Gillamoor. 

 
2.2  These two villages share facilities, with the village hall and former Plough Inn being 

located in Fadmoor and the school, church, chapel, cricket field and Royal Oak pub 
being located in Gillamoor. The population of Fadmoor is approximately 184 and 
Gillamoor approximately 156 (2011 census). 

 
2.3  Within a one mile radius of Fadmoor there is one operating pub (not including during 

Covid-19 Lockdowns) and within a five mile radius, there are approximately 10.  
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2.4  The Plough Inn has been a long standing village pub for over 200 years, and the 

building is located centrally within the village of Fadmoor, fronting out onto the village 
green which is surrounded on all sides by residential development.  The building is 
considered to contribute to the architectural and historic character of the village and 
the wider National Park landscape forming an important group of historic buildings at 
the entrance to the village. The building is believed to date from the 18th century, 
originally constituting a row of single-cell cottages. The relationship between the 
principal building and its ancillary outbuildings, most of which are also 18th century, 
remains evident and the variety of roof heights provides views through the site to the 
Listed farm and farm buildings of Westfield Farm. As such, whilst not listed, the 
building is considered to be of architectural merit as to warrant identification as a non-
designated heritage asset.  

 
3.0 Relevant Site History   
 
3.1 The pub was closed by the current owner in 2011 and for a period from October 2014 

until around 2017, was used as an Estate office for the Pennyholme Estate, without 
the benefit of planning permission.  

 
3.2 In 2013, the residents of the village registered the premises as an Asset of Community 

Value (ACV) with Ryedale District Council and have actively tried to find either a 
purchaser for the pub or buy it themselves to run as a community pub. This ACV was 
renewed in 2019. 

 
3.3  The premises were put on the market in January 2011 and taken off the market in April 

2012 (15 months). The pub was marketed through the agents “Fleurets” who 
specialise in the leisure and hospitality sector with an asking price of £495,000. 
Fadmoor Parish Meeting formed a group to find a new owner and put together a plan 
to reopen it as a Community Enterprise and put together a proposal to purchase the 
Freehold based on an independent valuation and to lease the premises in the short 
term whilst the funds were raised. However, this offer was not accepted and the pub 
was subsequently taken off the market. 

 
3.4 A planning application was submitted in 2016 which sought planning permission for a 

permanent change of use of the ground floor premises, from a pub to B1 offices to 
serve as an Estate office for the Pennyholme Estate, which owns and manages 7,690 
hectares immediately to the north of the village of Fadmoor. It was proposed to retain 
the first floor as a residential flat. 

 
The application was recommended for approval by Officers, but refused at Planning 
Committee for the following reasons:-  

 
1.  In the opinion of the Local Planning Authority, the change of use of the public 

house, which is listed as an Asset of Community Value, to another use would result 
in the loss of a community facility and reduce choice when seeking to use a drinking 
establishment or pub restaurant facility within the locality.  Although there is a public 
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house in the adjacent village which is in walking distance, it is accessed along an 
unlit footpath and does not cater for the specific needs of the local community of 
Fadmoor, in terms of providing a base for social functions, activities and facilities. 
This is partly due to the different room arrangements and also due to the different 
focus of the public house in Gillamoor towards holiday letting rooms and tourism. It 
is therefore considered that irrespective of the existence of a competitor PH, the 
loss of a valued facility and community asset such as this would have a detrimental 
effect upon the long-term wellbeing of the community. The proposal is therefore 
contrary to Core Policy I of the North York Moors Local Development Plan which 
seeks to resist the loss of such community facilities unless it can be demonstrated 
that it is no longer suitable for a community use. 

 
2. The information submitted does not demonstrate, to the satisfaction of the Local 

Planning Authority, that the commercial proposition is no longer viable or that no 
licensee could reasonably be expected to make a living from the enterprise. The 
proposal is therefore considered to be contrary to Core Policy I of the NYM Local 
Development Plan which resists the loss of such facilities unless it can be 
demonstrated that it is no longer viable for a community use. 

 
No appeal was made against this decision. 

 
4.0 Proposed Development and the Decision 

 
4.1 The application to which this appeal relates was validated on 27 March 2020 and 

sought consent for a change of use of the site to provide two local occupancy letting 
units and four residential holiday letting units. The proposals comprised the conversion 
and modest rear extension to the frontage pub building to provide two local occupancy 
letting dwellings with one holiday letting unit at the rear. It was also proposed to extend 
and convert three existing stone outbuildings to the rear of the site to provide three 
further holiday lets. The two local occupancy units would provide two bed dwellings 
and the holiday lets would comprise two 2-bed units and two 1-bed units.  The area to 
the rear of the frontage building would provide communal and private courtyard 
garden/amenity spaces, with 8 no. car parking spaces to side and rear and associated 
waste bin stores at the front of the site and bike stores to the rear. 

 
4.2 The application was first considered by the Planning Committee at its meeting in July 

2020 but Members deferred making a decision at that time in order to seek more 
information regarding whether the community request for Compulsory Purchase by 
Ryedale District Council had formal Council agreement together with associated 
resourcing and also for a Viability Assessment to be undertaken to provide information 
regarding the likelihood of the building successfully being brought back into business 
as a pub.  

 
4.3 The application was then considered again by Members at a Virtual Planning 

Committee on 14 January 2021, following the lodging of this Appeal against non-
determination.  The Viability Assessment had been commissioned and undertaken at 
that time and concluded that the costs of bringing The Plough back into use as a pub 
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would be extremely high, due to extensive works required to the fabric of the building, 
along with complete internal refurbishment programme to all trading rooms and living 
accommodation. The survey and viability report can be found at Appendix B. However, 
this will be sent separately as a confidential report due to the sensitive information it 
contains). 

 
4.4 Following consideration of the details of the proposal, Members indicated  that the 

Authority’s putative position on the development was that of refusal for the following 
reasons:- 

 
1. The change of use of the public house which is listed as an Asset of Community 

Value to another use would result in the loss of the only public house in the village 
of Fadmoor with no other similar establishment available within convenient walking 
distance. The strong local community support for establishing the Plough Inn as a 
community owned public house demonstrates that the facility is still greatly needed. 
An independent valuation and viability assessment commissioned by the local 
planning authority concludes that the Plough Inn has the potential to be run as a 
viable business either as a high quality owner run food and drink establishment or a 
community run public house. The proposal is therefore contrary to Strategic Policy L 
of the North York Moors Local Plan which states that the loss of such facilities will 
only be permitted where it can be demonstrated that the facility is no longer suitable 
or viable in that location or it is no longer needed. 

 
2. The change of use has not been justified by a demonstrable lack of viability as no 

recent marketing exercise has been undertaken to establish whether there is 
business interest in purchasing the Plough Inn which is a requirement of Strategic 
Policy L before development resulting in the loss of a community facility will be 
permitted. 

 
 
5.0 Planning Policy and Guidance 
 
5.1  This section covers both the statutory Development Plan and the general implications 

of the location of the appeal site within a National Park.  
 
5.2 At the time of decision (putative), the Development Plan for the area formally consisted 

of the North York Moors Local Plan (NYMLP) which was adopted by the National 
Park Authority on 27 July 2020.  

 
The most relevant policies in the determination of this appeal are considered to be:  
 

Policy UE1 - Location of Tourism and Recreation Development.  
This policy sets out the NYMLP’s approach to the location of new tourism and 
recreation development within the National Park. It directs new tourism and recreation 
development to Helmsley and villages named in the settlement hierarchy, which 
includes the village of Fadmoor.  
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Strategic Policy L - Community Facilities.  
This Policy seeks to resist development that would result in the loss of a community 
facility unless it can be demonstrated that the facility is no longer suitable or viable in 
that location.  

 
However, it also states that the Authority does accept that there may be some cases 
where the loss of a community facility is justified because it is no longer suitable to 
meet a need or is no longer economically viable. Strategic Policy L aims to strike a 
balance between the retention of community facilities and the need to accept their loss 
if there are genuine and demonstrable reasons why the use cannot continue.  

 
Permission resulting in the loss of facilities will only be granted if it can be 
demonstrated robustly that the facility is no longer suitable or viable for its community 
use. This must be demonstrated through the application of the viability and marketing 
tests set out at Appendix 2 

 
Appendix 2 – Viability Tests - sets out that applications must be supported by 
evidence that the current use is economically unviable and that it has been subject to a 
robust marketing exercise to find a new owner.  

Applicants must provide evidence that a comprehensive marketing exercise to dispose 
of the existing enterprise has been carried out. In most cases applicants will need to 
carry out a minimum of 12 to 24 months active marketing depending on the 
circumstances of the case, which should include the use of an established commercial 
agent; advertising in the local and regional press as follows (usually a minimum of one 
advert per month or online for 12-24 months), a minimum of two adverts or one online 
advert over the marketing period in a relevant national publication and where 
appropriate, registration of the availability of the property on the relevant Local 
Authority Commercial Property Database.  

Policy CO8 - Housing in smaller villages.  
This Policy seeks to permit local occupancy housing in smaller villages, either as new 
build on smaller sites or as a conversion of an existing building which lies within the 
main built up area and makes a positive contribution to the character of the settlement.   

 
5.3 The National Planning Policy Framework - Planning law requires that applications 

for planning permission must be determined in accordance with the Development Plan 
unless material considerations indicate otherwise. The National Planning Policy 
Framework (NPPF) does not change the statutory status of the Development Plan as 
the starting point for decision making but is an important material consideration in the 
determination of an application. Development that accords with an up-to- date Local 
Plan should be approved, and conversely development that conflicts should be refused 
unless other material considerations indicate otherwise. The North York Moors Local 
Plan (NYMLP) was adopted on 27 July 2020 under the provisions of the Town and 
Country Planning (Local Planning)(England) Regulations 2012 and is considered not 
to conflict with national policies in the NPPF. It is therefore up-to-date and should be 
the starting point for any decision making in the North York Moors National Park. 
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 The Government’s commitment to the protection of community facilities is clearly set 

out in the NPPF (February 2019).  
 
 Paragraph 83 seeks to enable the sustainable growth and expansion of all types of 

business in rural areas, including sustainable rural tourism and leisure developments 
which respect the character of the countryside; and the retention and development of 
accessible local services and community facilities, such as local shops, meeting 
places, sports venues, open space, cultural buildings, public houses and places of 
worship. 

 
 Paragraph 91 says planning policies and decisions should aim to achieve healthy, 

inclusive and safe places which promote social interaction. 
 
 Furthermore, Paragraph 92 requires Local Planning Authorities to plan positively for 

the provision and use of shared spaces, community facilities (such as local shops, 
meeting places, sports venues, open space, cultural buildings, public houses and 
places of worship) and other local services to enhance the sustainability of 
communities and residential environments. It goes onto say that Local Planning 
Authority’s should guard against the unnecessary loss of valued facilities and services, 
particularly where this would reduce the community’s ability to meet its day-to-day 
needs; and ensure that established facilities are able to develop and modernise, and 
are retained for the benefit of the community. 

 
 However, with regards to rural housing, Paragraph 78  seeks to promote sustainable 

development in rural areas, stating that housing should be located where it will 
enhance or maintain the vitality of rural communities. Planning policies should identify 
opportunities for villages to grow and thrive, especially where this will support local 
services. Where there are groups of smaller settlements, development in one village 
may support services in a village nearby. 

 
 
6.0 Matters of Common Ground 
 
6.1 The Local Planning Authority considers the main issue to be considered at the Appeal 

Hearing to be the proposed change of use of the public house at the front of the site to 
residential uses. It is considered that the acceptability of the proposed barn 
conversions to create holiday cottages in the outbuildings at the rear of the site is an 
area of common ground. It is considered that the barns could be converted to such 
alternative uses without precluding the use of the frontage building as a Public House. 
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7.0 Local Planning Authority’s Case  
 

7.1 As set out in Section 6 above, it is considered that this Appeal revolves around the 
proposed permanent loss of the public house facility within the village of Fadmoor, 
rather than the proposed conversion of the outbuildings at the rear to provide holiday 
accommodation. Consequently, the Authority’s Case will focus on that aspect, not the 
proposed conversions.  

 
7.2 Registered Community Asset 
 

The Plough Inn was registered by the community as an “Asset of Community Value” 
(ACV) with Ryedale District Council in October 2013 and this was renewed in 2019. 
 
The Department for Communities and Local Government (DCLG) Guidance published 
in 2012 states that it is open to the Local Planning Authority to decide whether listing 
as an ACV is a material consideration if an application for change of use is submitted, 
considering all the circumstances of the case. However, it also advises that the 
provisions do not place any restriction on what an owner can do with their property so 
long as it remains in their ownership because it is planning policy that determines 
permitted uses for particular sites. 
 
Furthermore, the provisions do not restrict who the owner sells their property to, but if 
they put it on the market, they need to give the local community six months to prepare 
a bid to buy it, although the owner does not have to accept that offer. 
 
The community do appear to have the will and finances to purchase the closed pub if 
they were able to, and to run it successfully. However, the pub has been closed since 
2011 and the community has not, in recent years, been given the opportunity to 
purchase it. 
 

7.2 Loss of Community Facility, Viability and Location of Nearest Alternative 
 

The issue of the loss of a community facility and the proximity and suitability of the 
nearest alternative all have a bearing on the weight given to the argument of viability. 

 
Appendix 2 of the NYM Local Plan does suggest that the Authority should seek an 
independent assessment of viability in relation to the loss of public houses. The Local 
Planning Authority has commissioned such a report which didn’t conclude that a 
business could not be viable if run well. This should be considered against the context 
of the community’s continued interest in saving the pub over a ten year period, 
including the drafting of a business which shows strong leadership and wider 
community engagement. 

 
It is clear therefore that in this case there is strong local support for a pub to be open in 
the village and whilst this must be balanced against the fact that the pub has been 
closed for a substantial period of time the Authority recognises the impact the loss of 
the pub, which is an Asset of Community Value and community facility, has caused to 
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the local community and considers that the local community should be supported in 
their endeavours, as required by the duty placed upon National Park Authorities to 
seek to foster the economic and social well-being of their local communities. 
 
In terms of viability, there is evidence that community run pubs have been the most 
successful across the country and to the Authority’s knowledge very few, if any, have 
failed as they appear to be a resilient business model. 
 

7.3 Previous Marketing 
 
The Plough is not currently on the market, although it was on the market for 15 months 
between 2011 and 2012. The appellant states that at that time there were no genuine 
enquiries, although it is understood that the local community did put a bid together at a 
sum they considered to be a reasonable market value (significantly less than the 
asking price), but this was not accepted.  
 
Whilst the Authority did not at that time, employ the services of an independent valuer, 
it would appear that the pub was on the market at around the middle price range for 
the area at the time.  
 
However, the current valuation undertaken by an independent surveyor is significantly 
less than the previous asking price, but it has not been offered for sale at that price 
and consequently the local community has not had the opportunity to put forward 
further offers.  

 
8.0 Conclusion 

 
8.1 The closure of the Plough Inn has resulted in the residents of Fadmoor not having the 

convenience of a pub within convenient and safe walking distance from their homes. 
Whilst there is an alternative facility within walking distance in the adjacent village, 
there is a strong argument that due to the unlit route and poor quality of the pavement 
between the villages, combined with the fact that the Royal Oak caters for tourists, 
rather than providing a community facility, that this does not provide a suitable 
alternative and would not serve the needs of the community. 

 
8.2 It is considered that without any recent marketing of the premises, neither the local 

community nor any other party, have been given the opportunity to purchase the 
property in an endeavour to operate a viable business, providing the local community 
with an essential facility. The proposal is therefore considered to be contrary to 
Strategic Policy L of the NYMLP and paragraphs 83, 91 and 92 the NPPF. 

 
9.3 Therefore, the NPA respectfully requests that the Inspector dismisses the appeal. 

However, should the Inspector be mindful to allow the appeal, a list of conditions which 
the NPA would wish to see imposed are attached at Appendix A. 
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APPENDIX A 
  
Proposed Conditions 
1. The development hereby permitted shall be commenced before the expiration of 

three years from the date of this permission. 

2. The development hereby permitted shall not be carried out other than in strict 
accordance with the following documents: 
 Document Description                      Document No.    Date Received 
Proposed site/drainage plan                                    1527/110/Rev E         9/06/2020 
Proposed external works plan                                 1527/111/rev E           9/06/2020 
Proposed ground floor plan                                     1527/120/rev C         29/05/2020 
Proposed first floor plan Flat 1-3/Building 1             1527/121/Rev C       27/03/2020 
Proposed ground floor Flat4/Bldg 2 & flat 5/Bldg 3  1527/122/Rev C       27/03/2020 
Proposed first floor Flat 4/Bldg 2 & flat 5/Bldg 3      1527/123/Rev C        27/03/2020 
Proposed ground floor Flat 6/Building 4                  1527/124/Rev C        27/03/2020 
Proposed elevations Sheet 1 of 5                            1527/125/Rev B        27/03/2020 
Proposed elevations Sheet 2 of 5                            1527/126/Rev C        27/03/2020 
Proposed elevations Sheet 3 of 5                            1527/127/Rev C        27/03/2020 
Proposed elevations Sheet 4 of 5                            1527/128/Rev C        27/03/2020 
Proposed elevations Sheet 5 of 5                            1527/129/Rev C        27/03/2020 
Proposed bike store                                                 1527/150                   27/03/2020 
Proposed bin store                                                   1527/151                  27/03/2020 
or in accordance with any minor variation thereof that may be approved in writing 
by the Local Planning Authority. 
 

3. The occupation of the dwelling units 1 & 2 as shown on drawing no 1527/110/Rev 
E hereby permitted shall be limited to: 
i) a qualifying person; and 
ii) a wife or husband (or person living as such), licensee, dependant or sub-
tenant of a qualifying person. 
 
For the purpose of the above, a person is a qualifying person in relation to the 
dwelling if he/she has an interest in the dwelling (see Note A) and, immediately 
prior to occupying the dwelling, he/she has satisfied the Local Planning Authority 
that he/she was in need of local needs housing in term of the criteria set out in 
Policy CO13 of the adopted North York Moors Local Plan, namely that he/she is: 
 
1. Currently resident in the National Park, having been resident in the Park for 
at least the previous 3 years; or 
2. Currently in employment in the National Park; or 
3. Having an essential need to live close to relative(s) who are currently living in 
the National Park; or 
4. Having an essential requirement for substantial support from relatives who 
are currently living in the National Park; or 

 5. Former residents whose case for needing to return to the National Park is 
accepted by the Authority. 
 
Prior to the occupation of the development the qualifying person shall have 
obtained confirmation in writing from the Authority that they satisfy the local need 
criteria outlined in points 1 to 5 above.  
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Note A: For the purpose of the above, a person has an interest in the dwelling if 
he/she has a freehold or leasehold interest in the whole or any part of it, or is a 
secure tenant or statutory tenant within the meaning of the Housing Act 1985 or the 
Rent Act 1977.  
 
Note B: For the purpose of the above, resident within the National Park will include 
the whole of parishes split by the National Park boundary with the following 
exceptions: 
Allerston; Beadlam; Burniston; East Harlsey; Ebberston and Yedingham; Great 
Ayton; Great and Little Broughton; Great Busby; Guisborough; Irton; Kirkby in 
Cleveland; Kirkbymoorside; Lockwood; Nawton; Newby; Pickering; Potto; Scalby; 
Snainton; Sutton under Whitestonecliffe 
 

4. The dwelling units 3-6 hereby approved shall not be used for residential purposes 
other than holiday letting purposes. For the purpose of this condition 'holiday letting' 
means letting to the same person, group of persons or family for period(s) not 
exceeding a total of 28 days in any one calendar year. 
 

5. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order), no 
development within Schedule 2, Part 1, Classes A to H Schedule 2, Part 2, Classes 
A to C and within Schedule 2 Part 14 Classes A to I of that Order shall take place 
without a further grant of planning permission being obtained from the Local Planning 
Authority. 

6. Any outbuildings/storage buildings hereby permitted shall be used for domestic 
storage incidental to the occupation of the residential units on the site and for no 
other purpose. There shall be no alteration or conversion of these buildings to 
permanent residential accommodation and any such use or alteration will require a 
separate grant of planning permission from the Local Planning Authority. 
 

7. No up-lighting shall be installed on the development hereby permitted. Any external 
lighting installed on the development hereby approved shall be of a style and 
luminance which minimises glare and light pollution. All bulbs should be shielded to 
prevent upward and minimise horizontal light spill and all lighting shall be installed 
to minimise its impact on neighbouring amenity. The lighting shall be installed in 
accordance with the above and shall be maintained in that condition in perpetuity. 

8. All new stonework and roofing tiles used in the development hereby permitted shall 
match those of the existing building, including the colour and texture of the stone and 
the method of coursing, pointing, jointing and mortar mix unless otherwise agreed 
with the Local Planning Authority. 

9. The finish of the walls to be rendered shall match the existing render in colour and 
texture and thereafter be so maintained unless otherwise agreed in writing by the 
Local Planning Authority. Such rendering and colouring is to be completed no later 
than one month after the development hereby permitted being first brought into use. 

10. The external elevations of the Building 4 hereby approved shall, within three 
months of first being brought into use, be clad in horizontal timber boarding and 
shall thereafter be so maintained unless otherwise agreed in writing by the Local 
Planning Authority. 

11. The lintels and cills of all new windows hereby approved, together with any 
replacement lintels and cills, shall be of natural or reclaimed stone to match the 
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existing in terms of dimension, tooling, shape, colour and texture and shall be 
maintained in that condition in perpetuity. 
 

12. Trickle vents shall not be incorporated into any new windows hereby approved and 
shall not be installed thereafter unless otherwise agreed in writing with the Local 
Planning Authority. 
 

13. The roof lights to be installed in the development hereby permitted shall be a 
conservation style roof light unless otherwise agreed in writing with the Local 
Planning Authority. 

14. All new window frames, glazing bars and external door frames shall be of timber 
construction, painted white within six months of the date of installation and shall be 
maintained in that condition in perpetuity, unless otherwise agreed in writing with the 
Local Planning Authority. 

15. The guttering to the development hereby permitted shall be directly fixed to the 
stonework by means of gutter spikes with no fascia boarding being utilised in the 
development and shall thereafter be so maintained in that condition in perpetuity 
unless otherwise agreed in writing with the Local Planning Authority. 

16. The rainwater goods utilised in the development hereby permitted shall be coloured 
black and shall thereafter be so maintained in that condition in perpetuity unless 
otherwise agreed in writing with the Local Planning Authority. 

17. No dwelling shall be occupied until the related parking facilities have been 
constructed in accordance with the approved drawing number 1527/110/Rev E & 
111 Rev E. Once created these parking areas shall be maintained clear of any 
obstruction and retained for their intended purpose at all times. 

18. No trees, shrubs or hedges within the site which are shown as being retained on 
the approved plans shall be felled, uprooted, wilfully damaged or destroyed, cut 
back or removed without the prior written consent of the Local Planning Authority. 
Any work approved shall be carried out in accordance with British Standard 
3998:2010 Tree Work – Recommendations. If any retained tree/hedge is removed, 
uprooted, destroyed or dies within five years of the completion of the development, 
it shall be replaced with trees, shrubs or hedge plants of a similar size and species 
unless the Local Planning Authority gives written consent to any variation. 

19. No excavations for services, storage of materials or machinery, parking of vehicles, 
depositing or excavation of soil or rubble, lighting of fires or disposal of liquids shall 
take place until a scheme which provides for the retention and protection of trees, 
shrubs and hedges growing on or adjacent to the site has been submitted to and 
approved in writing by the Local Planning Authority (herein after called the 'Tree 
Protection Scheme'). The scheme shall provide for a protection zone around each 
tree, hedge or shrub to be set out in accordance with guidance given in British 
Standard 5837:2012 Trees in relation to design, demolition and construction - 
Recommendations and shall provide for the erection of protective fencing to consist 
of a secure vertical and horizontal framework of scaffolding supporting chestnut 
paling or chain link fencing no less than 1.3 metres in height (or of a specification to 
be agreed) to delineate each protection zone. 
 

20. Prior to any hard or soft landscaping works being undertaken, full details of such 
works shall be submitted to and approved in writing by the Local Planning 
Authority. The landscaping works shall then be implemented in accordance with the 
approved details and be maintained in perpetuity unless otherwise agreed in writing 
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by the Local Planning Authority. 
 

21. The development hereby permitted shall not be undertaken until a programme of 
Historic Building Recording to a level 3 and analysis in accordance with a written 
scheme of investigation that has been submitted to and approved in writing by the 
Local Planning Authority. The work shall not be carried out otherwise than in 
accordance with that approved scheme of investigation. 
 

22. A report of appropriately resourced, robust and detailed bat activity survey(s) must 
be submitted to the Authority and approved in writing prior to any works being 
undertaken to the buildings or structures on site. This report should set out whether 
any bat roosts are present on the site, whether a European Protected Species 
Licence is required and the details of any mitigation necessary to ensure the 
development does not impact on protected species. The development should 
proceed in accordance with the findings of this report once accepted by the 
Authority. 
 

23. If a European Protected Species Licence is required due to the presence of 
protected species on the site, a copy of this must be provided to the Authority once 
obtained and acknowledged in writing prior to any licensable works taking place.  

 
Informative(s)  
1. All bats and their roosts are fully protected under the Wildlife and Countryside Act 

1981 (as amended by the Countryside and Rights of Way Act 2000) and are further 
protected under Regulation 39(1) of the Conservation (Natural Habitats etc.) 
Regulations 1994. Should any bats or evidence of bats be found prior to or during 
development, work must stop immediately and Natural England contacted on 0300 
060 3900 for further advice. This is a legal requirement under the Wildlife and 
Countryside Act 1981 (as amended) and applies to whoever carries out the work. 
All contractors on site should be made aware of this requirement and given 
information to contact Natural England or the Bat Conservation Trust national 
helpline on 0845 1300 228. 

2 Under Section 1 of the Wildlife and Countryside Act 1981 (as amended), wild birds 
are protected from being killed, injured or captured, while their nests and eggs are 
protected from being damaged, destroyed or taken. In addition, certain species 
such as the Barn Owl are included in Schedule 1 of the Act and are protected 
against disturbance while nesting and when they have dependent young. Offences 
against birds listed in Schedule 1 of the Wildlife and Countryside Act are subject to 
special penalties. An up-to-date list of the species in Schedule 1 is available from 
Natural England  
http://www.naturalengland.org.uk/ourwork/regulation/wildlife/species/speciall
yprotectedbirds.aspx.  
 
Further information on wildlife legislation relating to birds can be found at 
www.rspb.org.uk/images/WBATL_tcm9-132998.pdf. 
 
If advice is needed please contact the National Park Authority’s Conservation 
Department on 01439 772700 or conservation@northyorkmoors.org.uk. 

3 With reference to condition no.7 above, further advice and guidance in relation to 
suitable external lighting fixtures is available by contacting the Authority at 
planning@northyorkmoors.org.uk 

http://www.naturalengland.org.uk/ourwork/regulation/wildlife/species/speciallyprotectedbirds.aspx
http://www.naturalengland.org.uk/ourwork/regulation/wildlife/species/speciallyprotectedbirds.aspx
http://www.rspb.org.uk/images/WBATL_tcm9-132998.pdf
mailto:conservation@northyorkmoors.org.uk
mailto:planning@northyorkmoors.org.uk
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Appendix B  
 

Copy of Barry Crux, (Chartered Surveyor) Report and Valuation – attached separately  
 
Unredacted copy is confidential due to sensitive financial information. 






























































































































	2021-03-02 Public - Authoritys Appeal Statements and Supporting Documents
	North York Moors National Park Authority
	Town and Country Planning Act 1990
	Appeal by:  HOLF Leisure
	Statement by Local Planning Authority
	Contents

	Scanned Copy of Appendices



