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Hilary
 
Mrs Hilary Saunders MRTPI
Planning Team Leader (Development Management)
North York Moors National Park
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Bondgate
Helmsley
York
YO62 5BP

 
 
 
From: Katie Atkinson   
Sent: 28 July 2021 17:21
To: Hilary Saunders 
Subject: FW: New application post - NYM/2021/0472/FL - Land off Sutherland Road, Cropton - Third Party
 
Good afternoon Hilary
 

Please see the below in response to the email sent on 27th July 2021 relaying the concerns of a third party.
 
For ease, a comment has been prepared by the applicant in response for each paragraph in the original email text and shown
in bold type.
 
I hope this clarifies matters but please let me know should you require any further information.
 
Kind Regards
 
Katie Atkinson MRTPI
Director
 

 
This email may contain confidential information and/or copyright material.  This email is intended for the use of the addressee
only. Any unauthorised use may be unlawful.  If you receive this email by mistake, please advise the sender immediately by
using the reply facility in your email software.
 
Thank you for your co-operation.
 
 
 
 

From: Hilary Saunders   
Sent: 27 July 2021 08:50






To: 
Subject: FW: New application post - NYM/2021/0472/FL - Land off Sutherland Road, Cropton - Third Party
 
Morning Katie,

Please find attached third party comments which you may wish to respond to

Kind regards

Hilary

Mrs Hilary Saunders MRTPI
Planning Team Leader (Development Management)
North York Moors National Park
The Old Vicarage
Bondgate
Helmsley
York
YO62 5BP

We are very concerned with the proposed planning application which we believe to be misleading as well as lacking in
sufficient detail to enable its true environmental impact to be ascertained. As we understand it, the 3 shepherds huts on this
particular site will have a significant environmental impact on the surrounding area and are quite inappropriate for such a
tranquil situation. Our comments and queries are as follows:

Agricultural Business
The applicants state that they have an agricultural business which they want to diversify from due to proposed changes in land
management following Brexit. We believe this is a misleading statement as in reality they only own the land which they then
rent out to farmers. The applicants don’t access their field daily with a tractor to assist with grazing and other livestock related
activities. Only the farmers look after the sheep and they will lose access to this grazing field if this application goes through.
The farmer has an agricultural business, the applicants don’t appear to have one.

We own all of the land that the huts will be situated in. We have run an agricultural business from the land in question for
a number of years. Our agricultural business is registered with the rural payment agency, our ‘Single Business
Identification’ (SBI) number is 200350543 and our trader/vendor number Is 688626.

‘A main Single Business Identifier (SBI) is a unique nine digit number given to a farmer or business that is involved in an
agricultural activity.’  Therefore, if the Government was not consent that we were an agricultural business this would not
have been assigned.
 
Copied from the government’s website 
https://support.environment.data.gov.uk/hc/en-gb/articles/360004219258-How-do-I-find-my-Single-Business-Identifier-
SBI-

In addition we also have a ‘Farm Business Tenancy’ agreement with the Forestry Commission on neighbouring land that
we rent.

As part of our agricultural business some land is rented out to a local farmer for grazing which of course we are at liberty
to do. Furthermore, it is understood that for the purposes of planning, land ownership is not material to the decision,
however, as above, the land is in our ownership.

Distance from applicants’ home to site
We have walked from the applicants’ home to the site and found: (a) it took 6 minutes to the gate to the site and
approximately 9 minutes to the proposed position of one of the huts, not circa 2 mins as stated in the planning application
and (b) the distance to the gate is over 400m and approximately 500 m to the proposed position of one of the huts not the
282m stated in the planning application.

https://support.environment.data.gov.uk/hc/en-gb/articles/360004219258-How-do-I-find-my-Single-Business-Identifier-SBI-
https://support.environment.data.gov.uk/hc/en-gb/articles/360004219258-How-do-I-find-my-Single-Business-Identifier-SBI-


The distance from our property to the application site is 280.72m (see attached image). This is measured using Google’s
satellite measuring tool which they claim 100% accurate. The average person can walk 100metres in just over a minute,
therefore it would take circa 2-3mins to walk to the application site. This was not considered to be isolated for the
purposes of planning policy and was confirmed by email from the planning officer during the pre-application discussions.
 

 
Water
1. Water provided in plastic drums will be a health hazard and unsafe to drink in hot weather as bacteria etc. breed. Please ask
the applicants (a) how they propose to ensure the water remains safe to drink (b) how often they will change the water.

The water provided in ‘plastic drums’ will not be for drinking purposes and will be clearly labelled. As the site is self-
catering it will be up to the guests to provide their own drinking water as is the norm for such sites.

2. This field can be very wet and surface water regularly flows out of the field into the road and then into Sutherland Beck
before ultimately entering the river Seven which then goes through Sinnington. There are probably land drains in this field and
these will also direct water into the same beck. The ford over the beck has flooded regularly and can be impassable which is
why the residents have keys to come into the forest via Cropton cabins. The occupiers of the huts may not have keys and
would be unable to access their huts if the ford flooded. There is no footbridge. Please ask the applicants where the water
used by the occupants of the huts for drinking, washing and cooking will drain to. If this runs onto the field it will add to the
water that flows into Sutherland Beck and it will be dirty water rather than clean rainwater.
 
All waste water from the huts will be captured in sealed tanks that are installed within the sherpherds huts. They will be
no waste water running into the field. The units will be emptied by us weekly and intend to use it to water out garden /
plants etc. we do not envisage much waste.  

3. People walking regularly over this field when it is very wet will leave a muddy mess as well as compacting the soil which
makes it very difficult for grass or a wild flower meadow to grow.  
 
We do not see how a maximum of 2 people visiting each hut during the summer months will effect the ability for the
grass/meadow to grow. 

Composting Toilet
1. There are many types of composting toilet but most of them require electricity to power a fan. Please ask the applicants (a)
what make of composting toilet they propose to buy (b) will it need power and will the batteries they are supplying for lights
be used to power the fan (c) how often the batteries will be recharged (d) whether an on-site generator will be used to
recharge the batteries. These can be noisy. If the batteries run out of charge the toilets will smell, attract flies and be a health
hazard.
 
A – We plan to use a Swedish waterless composting toilet e.g Separett.
B – The fan will be powered by batteries that will be fully charged before each guest arrives and we will provide spare
batteries if required.
C – We will recharge the batteries before every new guest arrives.



D – We do not require a generator.

2. Unless the composting toilets are well maintained there will be a very unpleasant smell coming from the site. Please ask the
applicants (a) how they will maintain the toilets and (b) how often they will carry this out.
 
We intend to install a composting toilet in each shepherds hut, all waste from the toilet will be contained within a sealed
chamber installed in the hut, the waste will than be emptied and removed off site by licensed professionals either weekly
or fortnightly depending on the exact model chosen.

We do not intend to use any toxic chemicals, bleach, etc in the huts and will provide environmental friendly cleaning
products and toiletries for each guest.

3. Please ask the applicants (a) where the toilet contents will be disposed of and (b) will it be into a sealed container? If not,
the smell will be most unpleasant and attract flies. Human faeces take about a year to degrade.
 
Please refer to previous comments above

View from Sutherland Road:
The established dense woodland to the eastern boundary of the site is irrelevant because Sutherland Road is to the west of
the site. There is very little tree screening currently along Sutherland Road so, until the proposed hard wood planting has
grown (which will take many years), the huts will be plainly visible from the road. For this reason we believe the application
does not respect the sensitivity of the total landscape.

The western boundary alongside the road is planted with mature native trees along the entire length as shown in the
figure 3B included in the planning statement, they will provide highly effective screening in the summer months, We have
carefully selected locations in the site ensuring their discrete positioning within the existing landscape additionally we
have secured a contract with woodland trust to plant 1600 trees/hectare of native broadleaf trees.

 
We have considered visibility and have adapted our business plan and propose to remove the huts during winter months
when they would be more visible.

Noise
This is currently a very quiet area which is why we moved here. We believe that there is a significant risk that with 3 huts in
this field our peace and quiet will be threatened in the summer months when we spend a great deal of time outside. Holiday
makers do not have the investment we have in keeping this place a quiet haven. We live far nearer to this site than the
applicants and will therefore be much more affected by any noise generated by the occupants of the huts.

1. We believe that the applicants are being very naïve thinking that all the people renting their huts will obey the applicants’
rules and there won’t be any noise after 9pm. We all know there were many people who broke the recent lockdown rules.
Please ask the applicants (a) how they propose to enforce this rule given that they are much further from the site than we are
and we are the ones most likely to be impacted by any noise. Will we be expected to phone them every time we are woken up
or can’t go to sleep? Will they patrol the field every evening? (b) Who will enforce this rule when the applicants are away
themselves.
 
Our website and other booking platforms will clearly state our noise policy and each hut will have a set of rules within
them. We will not provide radios or TV’s. The purpose of our shepherds huts is to provide a quiet eco-retreat, free from
noise. There is no wifi or mobile phone signal. The Huts will only have one double bed and will cater for adult couples only
we do not intend to cater for families. We believe the rustic, off-grid nature of the site will attract those visitors who truly
wish to escape from modern distractions and retreat to the tranquillity of the location.
 
 

2. Noise at any time in such a peaceful area in the National Park must be considered to be environmentally unacceptable.
Please ask the applicants what they will be able to do about noise before 9pm. Shouting, laughter, radios outside, dogs
barking, people drinking and enjoying themselves outside are all part and parcel of a holiday. With friends and family visiting
there could be a lot of people at any one time in the field and in good weather they will be likely to spend their time outside
rather than in the small huts.
 
As above please note we will also operate a strict no visitor rule. Should people wish to meet friends or family in the area
they will be directed to do so away from the site, which will be clearly set out on our website and booking platforms as
well as within the set of site rules in each hut.



Sutherland Road
1. The part of the road owned by the Forestry Commission is usually in a pretty terrible state and is rarely maintained. Yes it
was upgraded recently but this was only to enable trucks carrying felled logs to use the road safely. Based on previous
experience (and we have lived here over 22 years) the road will gradually get worse and worse and it will be years before it is
upgraded again. There are some potholes in it already.
 
Highways have offered no objection to the location and we accept the conditions promoted by them.

2. Although there should be only three cars at a time belonging to the occupants of the huts there will be nothing to stop
anyone visiting them in a vehicle. Please ask the applicants where these cars will be parked. Will it be on the verges on
Sutherland Road which won’t be hidden and will detract from the sensitive character of the place.

See above – We will operate a strict no visitor rule.

Winter
Please ask the applicants exactly where they intend to take the three huts in the winter.
 
The Huts will be secured off the application site within our property 

Site Management
1. Please ask the applicants how they propose to plant the wildflower meadow. It takes a great deal of work to produce a
decent wildflower meadow and the ground may be too stony to bring machinery in to remove the grass.
 
The site Is currently low quality unimproved grazing land for sheep, we plan to enhance it with tree planting and 
meadow. It will be cut back in the autumn/winter and yellow rattle will be introduced to create the presence of
wildflowers and help supply dwindling populations of native pollinators. 

2. Please ask the applicants exactly where this meadow will be located and how big it will be.

Please see attached plan.
 

3. Please ask the applicants how they propose to maintain the wildflower meadow, also a very time consuming process.
 
See above

4. Please ask the applicants (a) whether the holiday makers and their friends will be able to walk, sit, play sports, use
barbecues, light bonfires etc on this meadow and (b) how will the applicants stop this type of behaviour.
 
We will provide a list of rules within each hut. They are only 1 bed huts, so playing sports is unlikely. Bonfires will not be
allowed. The application is for 3 shepherds huts where people will be ‘holidaying’ for 6 months of the year, it is to be
expected that some element of walking or sitting at the site is likely. Although no decking or external paraphernalia will



be provided. However, it is expected that guests will be mindful of private property and stick to the countryside code and
appropriate paths etc.

5. When the applicants had a party in the field after they were married they left it in a terrible mess for some considerable
period of time until others had to clear it up. This gives us no confidence whatsoever that this site will be well looked after.
This has been pasture land for many years and has always been well maintained because of the grazing sheep. It will be very
sad to see this site, which is located in the National Park, deteriorate.
 
This is completely false and not relevant to the determination of this application.

6. If no hard core is used, the weight of three cars on the rubber mats when the ground is wet will make the mats sink into the
ground. Please ask the applicants if they intend to dig out the mats, roll the ground and then put the mats back. If this isn’t
done when required the residents of the huts will find somewhere else to park e.g. on the verges of Sutherland Road. Rubber
mats well used in this type of location.

We will inspect the parking bays after each departure and lift and relay as required which will ensure that no digging out
will be necessary as they won’t get the opportunity to become impacted. As the site would only be used in the summer
months this highly unlikely to be an issue.
 

7. Please ask the applicants (a) where they propose to take the rubbish generated by the residents of the huts (b) whether
they will acquire a commercial licence to have the waste removed (c) whether they will add it to their household waste for the
council to remove (d) whether they will take all the rubbish to the local dump.

All waste will be removed in accordance with the local authorities guidelines, we also intend to encourage the use of
recycling and reducing as much waste as possible. Food waste will be composted via our own compost bins situated in our
garden. Guests will be asked to take recycling with them and will be provided with details of the nearest facilities (as is
usual for this type of off-grid accommodation).. it is expected that non-recyclable or compostable waste would be
minimal.

Precedent
We believe granting planning permission for such a development will set a very unfortunate precedent which means the
current or future occupants of our bungalows may also apply to put shepherds huts in their fields which will completely spoil
this peaceful place. This area is not short of good holiday accommodation with proper access, mains water and electricity.
There is no need to allow such risky development with its undoubted environmental impact.
 
This application and any future application is required to be assessed on its own merits. Therefore, should speculative
future applications be submitted to the NPA, the Authority will determine the application based on known facts at that
time, including whether there would be any detrimental cumulative impacts from such proposals and those
developments already in place and any other within the planning system at that time. As such the NPA will be able to
ensure that the location remains peaceful. The nature of the current application is small and has a low environmental
impact being in place 6 months of the year only, with appropriate landscape mitigation in place, which the NPA has
already implied is satisfactory. As such ‘precedent’ is not something which the third party should be concerned about in
this case.
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