
For official use only (date received): 13/03/2024 13:37:35

The Planning Inspectorate

QUESTIONNAIRE (s78) HOUSEHOLDER APPEAL (Online Version)
You must ensure that a copy of the completed questionnaire, together with any attachments, are sent to the appellant/agent by the

date given in the start letter.

Appeal Reference APP/W9500/D/23/3336172

Appeal By MR & MRS D METTERS

Site Address Quarry Cottage
Raw
Whitby
North Yorkshire
YO22 4PP

PART 1

1. Do you agree that the Householder Appeals Service (HAS) written
representation procedure is appropriate for this appeal? Please note there must
be exceptional reasons for us to agree to a procedure other than HAS.

Yes No

2.a. Are there any appeals or matters relating to the same site still being
considered by us or the Secretary of State?

Yes No

2.b. Are there any appeals or matters adjacent or close to the site still being
considered by us or the Secretary of State?

Yes No

3. Can the Inspector see the relevant parts of the appeal site from public land? Yes No

4. Will the reasons for refusal/grounds of appeal require the Inspector to enter:

4.a. the appeal site or property to judge the appeal proposal? Yes No

The site is not wholly visible from the public highway

4.b. a neighbour's land or property to judge the appeal proposal? Yes No

5. Are you aware of any specific health and safety issues, from your Officer's
visits to the site or otherwise, which would need to be taken into account when
the inspector visits the site?

Yes No

6.a. Is the site within a Conservation area? Yes No

6.b. Is the site adjacent to a Conservation Area? Yes No

6.c. Is the site within a green belt? Yes No

6.d. Is the site in an Area of Outstanding Natural Beauty? Yes No

7.a. Does the proposed development involve the demolition, alteration or
extension of a listed building?

Yes No

7.b. Would the proposed development affect the setting of a listed building? Yes No

8. Did you give publicity, as required, for the site being within a Conservation
Area or affecting a listed building?

Yes No
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9. Is any part of the site subject to a Tree Preservation Order? Yes No

PART 2

Environmental Impact Assessment - Schedule 2

10.a.i. Is the proposed development Schedule 2 development as described in
Column 1, Schedule 2 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2011?

Yes No

Screening

10.c.i. Have you issued a Screening Opinion (SO)? Yes No

Please attach a copy of the SO that was placed on the planning register, and any other related
correspondence

see 'Questionnaire Documents' section

10.c.ii. Did the SO state that the proposed development is EIA development as
defined by the EIA Regulations?

Yes No

Environmental Statement (ES)

10.d. Has the appellant supplied an environmental statement? Yes No

Publicity

10.e. If applicable, please send a copy of the site notice and local advertisement
published under Article 15 of the DMPO 2015, as required for EIA development
with your case file.

Applies N/A

11.a. the development hereby permitted shall begin not later than three years
from the date of this decision.

Yes No

11.b. the materials to be used in the construction of the external surfaces of the
development hereby permitted shall match those used in the existing building.

Yes No

11.c. the development hereby permitted shall be carried out in accordance with
the approved plans.

Yes No

11.d. any other conditions you regard as necessary? Yes No

Details of the condition(s) and reasons you regard the condition(s) as necessary are:

see 'Questionnaire Documents' section

PART 3

12.a.i. All the plans submitted with the application;

see 'Questionnaire Documents' section

12.a.ii. A list of the plans submitted with the application, stating each reference number and clearly
indicating which of these plans was under consideration at the time the application was decided;

see 'Questionnaire Documents' section

12.b.i. A copy of the letter/site notice with which you notified interested parties about the
householder planning application and a list of the addresses to which it was sent if applicable;

see 'Questionnaire Documents' section
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see 'Questionnaire Documents' section

12.b.ii. All representations received from interested parties about the application, including
comments from internal and external consultees;

see 'Questionnaire Documents' section

12.c. A copy of the letter with which you notified people about the appeal and a list of the addresses
to which it was sent;

see 'Questionnaire Documents' section

see 'Questionnaire Documents' section

12.d. The Planning Officer's report to committee or delegated report on the application and any
other relevant documents/minutes;

see 'Questionnaire Documents' section

see 'Questionnaire Documents' section

12.e. Design and Access Statement (if submitted);

see 'Questionnaire Documents' section

12.f. Extracts from any statutory development plan policy (inc front page, title and date of
approval/adoption and status);

see 'Questionnaire Documents' section

see 'Questionnaire Documents' section

12.g. Extracts from relevant policies which have been saved by way of a direction;

12.h. Extracts from any supplementary planning guidance that you consider necessary (and/or any
supplementary planning guidance published under previous provisions still in place) together with its
status, whether it was the subject of public consultation and consequent modification, whether it
was formally adopted and if so, when. In the case of emerging documents, please state what stage
they have reached;

see 'Questionnaire Documents' section

12.i. Relevant planning history only (e.g. previous relevant permissions if appropriate ), including a
list of relevant documents taken into account when considering the application.

see 'Questionnaire Documents' section

12.j. If any Development Plan Document (DPD) or Neighbourhood Plan relevant to this appeal has
been examined and found sound/met the basic conditions and passed a referendum, the date the
DPD or Neighbourhood Plan is likely to be adopted and, if you consider this date will be before the
Inspector's decision on this appeal is issued, an explanation of the Council's policy position in
respect of this appeal upon its adoption. You should also include an explanation of the status of
existing policies and plans, as they relate to this appeal, upon adoption and which (if any) will be
superseded;

12.k. If any DPD or Neighbourhood Plan relevant to this appeal has been submitted for examination,
or in the case of a Neighbourhood Plan has been examined and is awaiting a referendum, an
explanation of any substantive changes in the progress of the emerging plan, and their relevance to
this appeal if it is considered that the plan will not be adopted before the Inspector's decision on this
appeal is issued;

12.l. Your Authority's CIL charging schedule is being/has been examined;

12.m. Your Authority's CIL charging schedule has been adopted.

Please advise the case officer of any changes in circumstances occurring after the return of
the questionnaire.

LPA Details

I certify that a copy of this appeal questionnaire and any enclosures will be sent to the appellant or
agent today.
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LPA's reference NYM/2023/0569

Completed by Wendy Strangeway

On behalf of North York Moors National Park Authority

Please provide the details of the officer we can contact for this appeal, if different from the Planning
Inspectorate's usual contact for this type of appeal.

Name

Phone no (including dialling code)

Email

Please advise the case officer of any changes in circumstances occurring after the return of
the questionnaire.
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QUESTIONNAIRE DOCUMENTS

Appeal Reference APP/W9500/D/23/3336172

Appeal By MR & MRS D METTERS

Site Address Quarry Cottage
Raw
Whitby
North Yorkshire
YO22 4PP

The documents listed below were uploaded with this form:

Relates to Section: PART 2
Document Description: 10.c.i. A copy of the Screening Opinion (SO) that was placed on the planning

register, and any other related correspondence.
File name: Screening Opinion.pdf

Relates to Section: PART 2
Document Description: 11.d. Any other conditions you regard as necessary.
File name: List of Suggested Additional Conditions.pdf

Relates to Section: PART 3
Document Description: 12.a.i. All the plans submitted with the application
File name: 2023-09-11 Public -Amended Site Location Plan.pdf
File name: 2023-09-11 Public - Plans.pdf

Relates to Section: PART 3
Document Description: 12.a.ii. A list of the plans submitted with the application, stating each

reference number and clearly indicating which of these plans was under
consideration at the time the application was decided

File name: List of the Plans Submitted and Considered.pdf

Relates to Section: PART 3
Document Description: 12.b.i. A copy of the letter with which you notified interested parties about

the householder planning application.
File name: Consultation Letter.pdf

Relates to Section: PART 3
Document Description: 12.b.i. A list of the addresses of the people who were notified of the

householder planning application.
File name: List of Those Notified.pdf

Relates to Section: PART 3
Document Description: 12.b.ii. All representations received from interested parties about the

application.
File name: 2023-10-05 Public - Consultation Responses.pdf

Relates to Section: PART 3
Document Description: 12.c. A copy of the letter with which you notified people about the appeal.
File name: Appeal Letter.pdf

Relates to Section: PART 3
Document Description: 12.c. A list of the addresses of the people who were notified of the appeal.
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File name: List of Those Notified.pdf

Relates to Section: PART 3
Document Description: 12.d. The Planning Officer's report to committee or delegated report on the

application and any other relevant documents/minutes.
File name: 2023-10-26 Public - Officer Delegated Report.pdf

Relates to Section: PART 3
Document Description: 12.d. The Planning Officer's report to committee or delegated report on the

application and any other relevant documents/minutes.
File name: Minutes.pdf

Relates to Section: PART 3
Document Description: 12.e. Design and Access Statement (if submitted).
File name: 2023-09-11 Public - Supporting Information.pdf

Relates to Section: PART 3
Document Description: 12.f. Extracts from any statutory development plan policy including the front

page, title and date of approval/adoption and status.
File name: Title Page 2020.pdf
File name: 2020 Copy of Front Sheet.pdf

Relates to Section: PART 3
Document Description: 12.f. Extracts from any statutory development plan policy including the front

page, title and date of approval/adoption and status.
File name: SPC.pdf
File name: CO17.pdf

Relates to Section: PART 3
Document Description: 12.h. Extracts from any supplementary planning guidance that you consider

necessary (and/or any supplementary planning guidance published under
previous provisions still in place) together with its status, whether it was the
subject of public consultation and consequent modification, whether it was
formally adopted and if so, when. In the case of emerging documents, please
state what stage they have reached.

File name: Design Guide Part 2.pdf

Relates to Section: PART 3
Document Description: 12.i. Relevant planning history only (e.g. previous relevant permissions if

appropriate), including a list of relevant documents taken into account when
considering the application.

File name: NYM-4-29-35A-PA Decision Notice and Plan.pdf

Completed by Not Set

Date 13/03/2024 13:37:40

LPA North York Moors National Park Authority
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vi)   SCREENING OPINION

EIA Schedule 1/Schedule 2: No     If Schedule 2, is statement required     NA

EIA:  No 16 wks

vii) POLICY INFORMATION

Relevant RSS/EU Dirs/HRA:                                  (Planning Team Leader to Complete)

Major Application: No (13 weeks)    Departure: No  County Matter: No

Brownfield/Greenfield/Agr conversion/Non-Agr conversion     NA       Net change to no. of dwellings: NA

5 residential units or more or 200 sqm or more or non residential floorspace? No 10% Renewables:  Not 
Required



 

Householder Fast track appeal - APP/W9500/D/232/3336172 

NYM/2023/0569 - Quarry Cottage, Raw  

Question 11 d – Suggested additional conditions 

1. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 Schedule 2, Part 1, Class A (or any order 
revoking and re-enacting that Order), no further extensions to the property known 
as Quarry Cottage shall take place without a further grant of planning permission 
being obtained from the Local Planning Authority. 

(Reason: In order to enable the Local Planning Authority to retain control over 
future alterations to the property in the interests of safeguarding the existing 
form and character of the building in line with Strategic Policies A and C which 
seek to enhance and conserve the special qualities of the National Park and 
secure high quality design for new development and Policy CO17 of the which 
seeks to limit the size of new extensions so as to maintain a suitable mix of 
housing types within the National Park  avoid the loss of smaller more affordable 
dwellings in the National Park. 

2. No work shall commence on the construction of the walls hereby approved until a 
sample of the materials to be used in the construction of all external surfaces 
(including the stonework, timber cladding and zinc standing seam cladding) has 
been prepared on site for inspection and approved in writing by the Local Planning 
Authority. 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. 

(Reason: For the avoidance of doubt and in order to comply with the provisions of 
Strategic Policies A and C of the North York Moors Local Plan which seek to 
ensure that building materials are of a high quality and compatible with the 
character of the locality and that the special qualities of the National Park are 
safeguarded.) 

 

















Householder Fast track appeal - APP/W9500/D/232/3336172 

NYM/2023/0569 - Quarry Cottage, Raw  

Question 12 a(ii) – List of the plans submitted and considered: 

Existing Plans      EX_001 Rev. B 11 Sep 2023 

Proposed Floor Plans    PL_001  31 Aug 2023 

Existing Elevations and Sections   EX_002  31 Aug 2023 

Proposed Elevations and Sections (Sheet1) PL_002  31 Aug 2023 

Proposed Elevations and Sections (Sheet 2) PL_003  31 Aug 2023 

Proposed Sketch Images    PL_004  31 Aug 2023 

 

 



Continued…/

Your ref:

Our ref: NYM/2023/0569

Fylingdales Parish Council
Mrs Wakefield
c/o Beacholme
Covet Hill 
Robin Hoods Bay
YO22 4SN
Via Email: clerk@fylingdalespc.org.uk

Date: 11 September 2023

This matter is being dealt with by: Mrs Jill Bastow 
Direct Dial 01439 772700

Dear Sir/Madam

Application for alterations, construction of two storey rear extension together with 
demolition of conservatory and construction of replacement sun room and relocation 
of oil tank at Quarry Cottage, Raw

I have received the above application.

The application documents are available under the application reference number on the 
Planning Explorer section of the Authority’s website which can be accessed at: 
http://planning.northyorkmoors.org.uk/Northgate/PlanningExplorer/ApplicationSearch.aspx.
Should you wish to view the electronic file at the Authority’s offices, please call to make an 
appointment between the hours of 9am and 5pm Monday to Friday. You are advised to 
inspect the documents carefully as the description will only cover the main parts of the 
development.

I would be grateful for any comments you may have on this application within 21 days of 
the date of this correspondence. Where the consultation period extends over a Bank Holiday 
an additional day is given for each Bank Holiday that falls within this period. You may reply 
by using the Authority’s online consultation response form, email 
(planning@northyorkmoors.org.uk), letter or fax.

Many straightforward and non-controversial applications are determined under a Scheme of 
Delegation (https://www.northyorkmoors.org.uk/about-us/how-the-authority-works) agreed by 
the National Park Authority. 

The statutory determination date for the application is 26/10/2023. You will not be formally 
notified of the decision; however a copy of the decision notice will be made available under 
the application reference number on the Planning Explorer section of the Authority’s website 
once the application has been determined.

Should you have any further questions, please do not hesitate to contact the Authority.

Yours faithfully



 

Our Ref: NYM/2023/0569 2 Date: 11 September 2023

Mark Hill
Mr M Hill
Head of Development Management



1. Fylingdales Parish Council 

Mrs Wakefield 

c/o Beacholme 

Covet Hill 

Robin Hoods Bay 

YO22 4SN 

Via Email: clerk@fylingdalespc.org.uk 

 

2. EHO (Sca) 1 

Commercial Regulation Team 

via email: CRT.sca@northyorks.gov.uk 

 

3. EHO (Sca) 2 

Residential Regulation Team 

via email: 

residentialregulationteam@northyorks.gov.uk 

 

4. Area Traffic Manager (Sca) 

NYCC - Area 3 Whitby 

Discovery Way 

Whitby 

North Yorkshire 

YO22 4PZ 

via email: area3.whitby@northyorks.gov.uk 

 

 

 

 

  



 

5. Internal - Conservation 

The Old Vicarage 

Bondgate 

Helmsley 

York 

YO62 5BP 

via email: conservation@northyorkmoors.org.uk 

 

6. Owner/Occupier 

Bank Cottage 

Raw 

YO22 4PP 

 







From:
To: Planning
Subject: Comments on NYM/2023/0569 - Case Officer Mrs Jill Bastow - Received from Mrs Jude Wakefield at

Fylingdales Parish Council, 38 Hinderwell Lane, Runswick Bay, TS13 5HR
Date: 21 September 2023 14:28:27

Fylingdales Parish Council met last night and would like to object to this planning application as they do not
feel the type of materials which are to be used are compatible with other properties in the area.

Comments made by Mrs Jude Wakefield of Fylingdales Parish Council, 38 Hinderwell Lane, Runswick Bay,
TS13 5HR

Preferred Method of Contact is Email

Comment Type is Object with comments



From:
To: Planning
Subject: Quarry Cottage, Raw
Date: 15 September 2023 14:53:55

Your ref:             NYM/2023/0569
Proposal:            Application for alterations, construction of two storey rear extension together
with demolition of conservatory and construction of replacement sun room and relocation of oil
tank
Address:             Quarry Cottage, Raw
 
With reference to the above planning application, I confirm that we have no objections to the
granting of planning consent on housing grounds.
 
Regards,

 
Stephanie Baines MCIEH
Technical Officer (Residential Regulation Team)
Town Hall
St Nicholas Street
Scarborough
YO11 2HG
 

Web: www.northyorks.gov.uk
 
 



Continued…/

Your ref: NYM/2023/0569

Our ref:

Fylingdales Parish Council
Mrs Wakefield
c/o 38 Hinderwell Lane 
Runswick Bay 
Saltburn by Sea 
Cleveland 
TS13 5HR 
Via Email: clerk@fylingdalespc.org.uk

Date: 08 March 2024

This matter is being dealt with by: Mrs Jill Bastow 
Direct Dial 01439 772700

Dear Sir/Madam

Land at: Quarry Cottage, Raw

Proposed development: alterations, construction of two storey rear extension together with 
demolition of conservatory and construction of replacement sun 
room and relocation of oil tank

Appeal reference(s): APP/W9500/D/23/3336172

Appeal starting date: 07/03/2024

Appellant(s) name: Mr & Mrs Metters

An appeal has been made to the Secretary of State in respect of the above site. The appeal 
follows the refusal of planning permission by this Planning Authority. A copy of the appeal 
documentation can be obtained from or viewed by prior appointment at The Old Vicarage, 
Bondgate, Helmsley and is available to view on the Planning Explorer section of the 
Authority’s website under the application reference number. 

This appeal is to be dealt with on the basis of the fast track householder procedure as set 
out in Part 1 of the Town and Country Planning (Appeals) (Written Representations 
Procedure) (England) Regulations 2009. This procedure involves the submission of an 
appeal form by the appellant and the Director of Planning’s Report on behalf of the Local 
Planning Authority. No further submissions are required. The Inspector will visit the site 
unaccompanied.

Any comments already made following the original application for planning permission 
(unless they are expressly confidential) will be forwarded to the Department and copied to 
the appellant and will be taken into account by the Inspector in deciding the appeal. There is 
no further opportunity for additional comments to be made by third parties, however, should 
you wish to withdraw any representations you have already made you should write direct to 
the Planning Inspectorate, 3D Eagle, Temple Quay House, 2 The Square, Temple Quay, 
Bristol, BS1 6PN. 



 

Our Ref: 2 Date: 08 March 2024

The Planning Inspectorate will not acknowledge your letter however; they will ensure that it 
is passed on to the Inspector dealing with the appeal. Once decided a copy of the appeal 
decision will be published on the Planning Explorer section of the Authority’s website under 
the application reference number and on the Gov.UK website. Guidance on the appeal 
process can also be found on the Gov.UK website. 

Should you have any further questions, please do not hesitate to contact the Authority.

Yours faithfully

Mark Hill
Mr M Hill
Head of Development Management



1. Fylingdales Parish Council 

Mrs Wakefield 

c/o Beacholme 

Covet Hill 

Robin Hoods Bay 

YO22 4SN 

Via Email: clerk@fylingdalespc.org.uk 

 

2. EHO (Sca) 1 

Commercial Regulation Team 

via email: CRT.sca@northyorks.gov.uk 

 

3. EHO (Sca) 2 

Residential Regulation Team 

via email: 

residentialregulationteam@northyorks.gov.uk 

 

4. Area Traffic Manager (Sca) 

NYCC - Area 3 Whitby 

Discovery Way 

Whitby 

North Yorkshire 

YO22 4PZ 

via email: area3.whitby@northyorks.gov.uk 

 

 

 

 

  



 

5. Internal - Conservation 

The Old Vicarage 

Bondgate 

Helmsley 

York 

YO62 5BP 

via email: conservation@northyorkmoors.org.uk 

 

6. Owner/Occupier 

Bank Cottage 

Raw 

YO22 4PP 
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2 Site

DESIGN & ACCESS STATEMENT
LOCATION
Quarry Cottage, Raw, Whitby YO22 4PP

DESCRIPTION
Construction of two storey extension (partially underground) along with the alteration of openings to the north west elevation, removal of 
a uPVC framed conservatory and replacement with timber framed conservatory to the south east elevation of existing dwelling

CLIENT/APPLICANTS
Mr & Mrs Metters
Quarry Cottage, Raw, Whitby YO22 4PP

AGENT
Patrick Cuddy Architect
Town Farm House, 9 High Market Place, Kirkbymoorside, York YO62 6AT
01751 269312
www.pcarchitect.co.uk

LOCAL PLANNING AUTHORITY
North York Moors National Park Authority
The Old Vicarage, Bondgate, Helmsley YO62 5BP
01439 772700
www.northyorkmoors.org.uk

PLANNING PORTAL REFERENCE
PP-12116845
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1.0  Introduction

1.1  This Design & Access Statement is prepared to accompany a householder planning application to the North York Moors National 
Park Authority under the Town and Country Planning Act 1990 for an extension, replacement conservatory and replacement windows to 
Quarry Cottage on behalf of the applicants, Mr & Mrs Metters, upon the land outlined in red on the site location plan (drawing EX_001).

1.2  The statement is prepared by Patrick Cuddy who is a chartered architect and registered with the Architect’s Registration Board to 
practice as an architect under the Architects Act 1997.  The drawings accompanying the application have also been prepared entirely by 
Patrick Cuddy (PCA).

1.3  The list of documents forming the application is as follows:
  Ref Name/Description Prepared by
	 	 -	 The	completed	application	form	and	ownership	certificates	 PCA
  EX_001 Existing Plans PCA
  EX_002 Existing Elevations & Section PCA
  PL_001 Proposed Plans PCA
  PL_002 Proposed Elevations & Sections: Sheet 1 PCA
  PL_003 Proposed Elevations & Sections: Sheet 2 PCA
  PL_004 Proposed Sketch Images PCA
  PCA_0047_D&A_v1- Design & Access Statement PCA

1.4  Unless stated otherwise, all the photographs or illustrations contained in this Design & Access Statement were taken or produced 
by Patrick Cuddy.
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Fig. 5:  View looking north-west from Shop Hill towards Quarry Cottage. The land in the 
foreground belongs to Quarry Cottage.  Image credit: Google Streetview.

Fig. 6:  View looking west from Shop Hill up towards Quarry Cottage on the left and 
Bank Cottage on the right. Image credit: Google Streetview.

Quarry 
Cottage

Bank
Cottage

Quarry 
Cottage

Bank
Cottage

Fig. 8:  Drone view from the south looking north east showing Quarry Cottage front right 
with the residential annex beyond. Image credit: Richardson & Smith Estate Agent.

AnnexShelter building

Fig. 7:  Drone view from the south looking north with the slate roof of Quarry Cottage 
staning out against its neighbours. Image credit: Richardson & Smith Estate Agent.

Quarry Cottage Quarry CottageAnnex
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Fig. 12:  Extract from Ordnance Survey Six Inch Series 1895 Edition (not to scale), 
surveyed 1892, published 1895.  Image credit: National Library of Scotland.

Fig. 11:  Extract from Ordnance Survey Six Inch Series 1853 Edition (not to scale), 
surveyed 1848-1849, published 1853.  Image credit: National Library of Scotland.

Fig. 14:  Extract from Ordnance Survey Six Inch Series 1952 Edition (not to scale), 
revised 1950, published 1952.  Image credit: National Library of Scotland.

Fig. 13:  Extract from Ordnance Survey Six Inch Series 1914 Edition (not to scale), 
revised 1910, published 1914.  Image credit: National Library of Scotland.
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2.11 From a study of historic Ordnance Survey maps, a building has stood on the site since before 1850.  Refer to Figs. 11-14 on the 
previous page for extracts from the Six Inch Series maps spanning the period from 1853 to 1952.

2.12 The	first	edition	of	the	Six	Inch	maps	(Fig.	11)	indicates	a	single	structure	extending	across	the	area	now	covered	by	both	Quarry	
Cottage and Bank Cottage along with the land in between. It is not clear whether this was the case or an error in surveying, as the next 
edition published in 1895 (Fig. 12) indicates two separate buildings and this remains the situation up until the present day.

2.13 The	twenty-five	Inch	Series	maps	offer	more	detail,	refer	to	Figs.	15	and	16,	indicating	that	there	are	structures	attached	to	the	south	
west of Quarry Cottage.  These structures are subsequently indicated on the drawings accompanying planning applications in 1974, 
approved in 1975, and also in 2003 - refer to Section 3 for further information.

2.14 The wider site attached to Quarry Cottage is substantially larger than when the house was built.  The 1893 version of the Ordnance 
Survey Twenty-Five Inch series map - refer to Fig. 17 on the following page for a larger scale image - indicates access from Shop Hill via 
a path along the back of Bank Cottage and Quarry Cottage with only a small parcel of land attached to Quarry Cottage to the south east.  
All of the land surrounding Quarry Cottage appears to be attached to Bank Cottage including the barn that is now annex accommodation 
attached to Quarry Cottage, therefore Quarry Cottage may have been subservient to Bank Cottage, which was the larger of the two 
dwellings.

Fig. 15:  Extract from Ordnance Survey Twenty-five Inch Series 1893 Edition (not to 
scale), surveyed 1892, published 1893. Image credit: National Library of Scotland.

Fig. 16:  Extract from Ordnance Survey Twenty-five Inch Series 1913 Edition (not to 
scale), revised 1910, published 1913.  Image credit: National Library of Scotland.
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Fig. 19:  View looking north east along the south east elevation (front) with uPVC framed 
conservatory.  Contrast with the image in Fig. 33.

Fig. 20:  Extract from the DeFRA Magic map showing the Registered Common Land 
(green shading) adjacent to the Applicant’s land.  Image credit: magic.defra.gov.uk.

Fig. 21:  Extract from the DeFRA Magic map showing the SSSI (green hatching) near, 
but not adjacent to, the Applicant’s land.  Image credit: magic.defra.gov.uk.

SSSI

Common Land

Quarry Cottage

Quarry Cottage
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Fig. 23:  View looking north-west to the access route from the parking area to the 
dwelling. Image credit: Richardson & Smith Estate Agent.

2.17 The	level	difference	between	the	parking	area	and	the	entrance	
level is 2.625m and is initially negotiated by a sloping path, then 
through a gate and down slightly uneven sloping steps followed 
by	a	turn	left	and	a	flight	of	more	regular	steps.		In	very	wet	or	icy	
conditions	these	can	be	difficult	to	negotiate	and	even	more	so	if	
carrying items such as shopping or other bulky or unwieldy items.  
Refer to Figs. 22 and 23.

2.18 After negotiating the route described above, the dwelling 
entrance is via the conservatory on the south east elevation, with 
a secondary access to the rear of the extension built in 2003.  
Neither access point is satisfactory and the access situation is 
inconvenient to say the least and borders on dangerous at times.  
The planning application approved in 1975 addressed this issue to 
some extent by introducing an entrance at a higher level to the rear, 
but this was not implemented - refer to Section 3.

Fig. 22:  View looking south to the bottom section of the access route from the parking 
area to the dwelling. 
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Fig. 25:  View looking east to the rear of Quarry Cottage from the parking area, 
highlighting the significant level change.

Fig. 24:  View looking to the south-west corner of Quarry Cottage. 

Fig. 26:  View looking along the rear elevation showing the retaining wall to the left and 
the extension approved in 2003 immediately to the right.
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3.0 Planning Background

3.1 Planning History

3.1.1 A search of NYMNPA’s online planning records has established that the following planning applications are associated with the site:

 40290035 Extension and general improvements Approved 1975 *Not implemented

 40290035A Erection of a two storey side extension Approved 2003 Implemented

	 40290490	 Restoration	of	barn	and	erection	of	timber	field	shelter	 Approved	1998	 Implemented
     
	 40290490A	 Erection	of	a	2-bay	timber	storage/shelter,	the	re-siting	of	a	 Approved	1998	 Implemented
	 	 previously	approved	timber	field	shelter	and	the	siting	of	an	LPG	tank
  
 40290490B Erection of a livestock building Approved 2001 Implemented

	 NYM/2012/0458/FL	 Conversion	of	barn	to	form	ancillary	residential	accommodation	 Approved	2012	 Implemented
  
3.1.2 The	drawings	contained	within	the	Authority’s	planning	files	for	40290035 and 40290035A are shown in Figs. 27-29 on the following 
pages.

3.1.3 *Application 40290035 approved in 1975 - refer to Fig. 27 on the next page - appears not have been implemented with the exception 
of the removal of the chimney stack to the north east elevation and the later enlargement of the kitchen window.  Removal of the stack 
occurred prior to the submission of the 2003 application and the window appears to have been enlarged after the approval of the 2003 
application - refer to Figs. 22-24 on the following pages.

3.1.4 The 1975 approval allowed for extensions to the south-west and south-east elevations, along with extensive alterations of the 
building including raising the roof, removal of the gable water tabling and formation of dormer windows to the south-east elevation.  The 
proposal	addressed	the	issue	of	the	poor	access	from	the	higher	ground	by	introducing	an	entrance	mid-way	between	ground	and	first	
floor	levels	as	part	of	the	extension	to	the	south-west	elevation.

3.1.5 A	drawing	of	the	existing	situation	could	not	be	found	in	the	planning	file	for	40290035,	but	the	proposed	plans	highlight	the	removal	
of existing structures to the south-west elevation along with a greenhouse to the south-east.  The presence of such structures would tally 
with	the	Twenty-five	Inch	Scale	Ordnance	Survey	Maps	of	1893	and	1913	-	refer	to	Figs.	15	and	16.
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Fig. 28:  Application 40290035A.  Existing plans and elevations submitted for application 40290035A.  With reference to the earlier approval, note that according to this drawing 
the chimney stack to the north east elevation has been removed but the kitchen window has not been enlarged.
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Fig. 29:  Application 40290035A. Scheme approved in 2003, however the as-built scheme incorporated some minor amendments to fenestration and internal layout.
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3.1.6 The existing plans and elevations submitted with application 40290035A, refer to Fig. 28, corroborate the earlier application drawings 
and the Ordnance Survey Maps, although it does not specify a use for the spaces to the south west elevation.  The drawings indicate an 
external access to the structures on the south west elevation.

3.1.7 The sketch - Fig. 31 - on the following page shows the development phases of Quarry Cottage based on Ordnance Survey maps 
and the drawings submitted with planning applications 40290035 and 40290035A, along with the current Permitted Development Rights 
and the proposals submitted in this application.

3.1.8 As mentioned previously, it is not known when the conservatory was constructed and the potential timescale for its construction 
spans almost twenty years.  There is no record of a planning application and it may be that it was considered to be Permitted Development 
at	the	time.		This	is	perhaps	backed	up	by	a	note	in	the	Authority’s	file	for	planning	application	40290035,	that	referred	to	the	Cottage	as	
not having a frontage with the road.

3.2 Pre-application engagement

3.2.1 In line with the advice of paragraphs 39 to 41 of the NPPF 2021, early engagement with the LPA took place in the form of a pre-
planning	application	enquiry	(NYM/2020/ENQ/17140)	submitted	by	the	Applicants.		A	response	was	issued	by	the	LPA	on	26	November	
2020 with additional advice being provided shortly afterwards on 
4 December 2020.  As such the Applicants have engaged with the 
LPA and taken a pro-active approach to the development process.

3.2.2 The pre-application response highlighted policy CO17 that 
would preclude a further extension but stated that Permitted 
Development Rights would allow an extension to the rear of the 
dwelling.		The	response	confirms	that	the	south	east-elevation	is	
considered to be the principal elevation.

3.2.3 The response also encourages the removal of the existing 
conservatory and replacement with a smaller porch structure, 
however the conservatory has been present in excess of twenty  
years without a known objection and, although it is unheated it 
is important as to how the Applicants currently use the house, 
furthermore it is integral as to the current proposals.

Fig. 30:  Extract from an aerial photograph taken by the R.A.F. on 27 August 1946.  
Image credit: historicengland.org.uk.

Quarry 
Cottage Annex
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4.0 Planning Policy

4.1 Planning Policy Context

4.1.1 The Planning and Compulsory Purchase Act 2004 and the Town and Country Planning Act 1990.

4.1.2 The National Planning Policy Framework (2021).

4.1.3 The Local Plan of the North York Moors National Park was adopted in July 2020.

4.2 Planning and Compulsory Purchase Act 2004 and the Town and Country Planning Act 1990

4.2.1 The Planning and Compulsory Purchase Act 2004 carries forward the provisions of the Town and Country Planning Act 1990, giving 
statutory force to a plan-led system of development control.

4.2.2 Under Section 70 of the 1990 Act and section 38 (6) of the 2004 Act, the determination of planning applications must be in 
accordance with the approved Development Plan unless material considerations indicate otherwise

4.3 National Planning Policy Framework 2021 (NPPF)

4.3.1 The NPPF sets the policy framework against which LPAs in England must formulate their local plans and places the responsibility 
on the LPA for making planning decisions against that criteria  “unless material considerations indicate otherwise”, as stated in paragraph 
47.			The	current	version	of	the	NPPF	took	effect	in	2021.

4.3.2 The NYMNPA Local Plan was adopted in 2020 and was drawn up in line with an earlier version of the NPPF, but the central thrust 
of of the NPPF is “a presumption in favour of sustainable development” [NPPF emphasis], which remains from earlier versions.  It is 
against this theme that the Local Plan was drawn up.

4.3.3 Paragraph 11 of the NPPF includes the following with regards to decision-making on applications: “approving development proposals 
that accord with an up-to-date development plan without delay”.

4.3.4 Paragraph 78 provides advice on rural housing. It states that “in rural areas, planning policies and decisions should be responsive to 
local circumstances and support housing developments that reflect local needs”.
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4.4 North York Moors National Park Authority: Local Plan adopted 2020

4.4.1 Within the adopted Local Plan the Strategic Policies set out framework as to how the long term goals of the Plan are to be achieved.  
Of the thirteen policies it is C and M that are most pertinent to this application, whilst A, B, F, G and H are also touched upon to some 
extent. 

4.4.2 Strategic Policy A - Achieving National Park Purposes, highlights the two statutory purposes of the National Park planning policy 
with the need “to conserve and enhance the natural beauty, wildlife and cultural heritage of the National Park” taking precedence.  Within the 
policy it is stated that “a positive approach to new development will be taken”	with	reference	to	the	NPPF	and	the	definition	of	sustainable	
development in seven points.

4.4.3 Strategic Policy B - The Spatial Hierarchy, sets out a settlement hierarchy that guides development within the Park.  Within that 
hierarchy	Raw	sits	within	the	Open	Countryside,	whereby	development	is	to	be	allowed	only	where	it	meets	specific	criteria,	however	
householder development is not included in the list as it is dealt with by Strategic Policy M.

4.4.4 Strategic Policy C - Quality and Design of Development in the adopted Local Plan sets out the basic requirements of all development 
proposals	and	the	points	are	expanded	upon	within	specific	policies	and	also	with	the	Authority’s	Design	Guide,	which	is	Supplementary	
Planning Guidance.  The primary policy to control alterations and extensions to existing dwellings within the Park is Policy CO17 
contained within Strategic Policy M.

4.4.5 Strategic Policy F - Climate Change Mitigation and Adaptation, the policy aims to require new development to be “resilient to and 
mitigate the effects of climate change” and although not strictly applicable to this application the proposals put forward here will reduce 
the amount of energy required through upgraded building fabric and making use of solar gain.  These will also assist in moving towards 
the use of renewable energy for the dwelling.

4.4.6 Strategic Policy G - Landscape.  The site is within an area designated under the 2021 Landscape Character Assessment as 
the Whitby - Cloughton Coastal Hinterland.  The proposals to the rear of the Cottage will have a very low impact on the surrounding 
landscape	with	only	intermittent	views	along	the	PROW	(30.36/654/1)	to	the	north	west	and	a	partial	view	from	Shop	Hill	looking	south	
west along the drive.  The proposed extension does not encroach onto the wider site utilising an underused sloping strip of land to the 
rear of the existing house.  The proposed replacement conservatory to the front of the Cottage is to be constructed of timber utilising 
the existing stone plinth and the materials will provide a much less jarring colour contrast to that of the existing uPVC, thus reducing the 
impact on the landscape.

4.4.7 Strategic Policy M - Housing.  This sets out the criteria against which new housing of all types, replacement housing and provision 
for Gypsy, Roma and Travelling communities will be required to meet and also includes provisions for work to extend or alter existing 
dwellings.
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4.4.7.1 Policy CO17 - Householder Development.  This is the key policy in controlling extensions and alterations of existing dwellings 
and	the	Policy	carries	over	much	of	the	text	from	the	2008	Development	Policy	19	on	householder	development,	but	with	the	significant	
addition	of	a	limit	on	new	floor	area	unless	“there are compelling planning reasons in favour of larger extension”.

4.4.7.2 CO17 1. - Character & Form.  The form the dwelling and 2003 extension to the south west are traditional with the extension 
carrying	through	the	aesthetic	and	detailing	of	the	original	building.		The	proposed	extension	takes	on	a	gabled	form	but	simplifies	and	
separates it from the main building with a contrasting linking structure.

4.4.7.3 CO17 2. - Residential amenity.  The neighbouring property is orientated in the same way as Quarry Cottage thus minimising the 
impact on that dwelling and its amenity space and there are no proposed windows overlooking it.  The size of the Applicants’ overall site 
results in a negligible loss of amenity space to Quarry Cottage.  Furthermore, the siting of the extension does not impact on the parking 
and turning arrangements for vehicles.

4.4.7.4 CO17 3. - NYMNPA Design Guide.  The principles outlined in the Authority’s Design Guide should be followed.  The need to 
provide a usable access prompted a design approach that allowed the problem of extremely low eaves heights to be overcome by 
replicating	the	simple	form	of	the	gable,	extruding	 it,	pulling	 it	away	from	the	host	building	and	then	 linking	 it	with	a	simple	flat	roof	
structure.  To denote a new chapter in the building’s story a stripped back aesthetic with complimentary and contrasting materials has 
been utilised.  Section 3.2 of the Authority’s Design Guide Part 2 suggests that a linking structure may be appropriate where the design 
of the extension is contemporary in nature.

4.4.7.5 CO17 a) introduces the 30% limit, with the requirement that any extension be clearly subservient to the main part of the building.  
The issues with levels and low eaves heights make this tricky to achieve whilst maintaining usable space inside.  The north-west elevation  
presents	a	single	storey	building	to	the	viewer	that	very	much	has	the	characteristics	of	a	back	elevation,	without	symmetry	or	significant	
architectural details (water tabling and kneelers aside).  The proposed extension is subservient and the approach outlined in the previous 
item	allows	this	to	be	emphasised	by	the	differing	architectural	language,	detailing	and	materials.		This	approach	responds	positively	
to the criteria set out in the subsequent item within the Local Plan: CO17 b) whereby “the design and detailing should compliment the 
architectural form and character of the original dwelling and any new roofline should respect the form and symmetry of the original dwelling”.

4.4.7.6	 The	 30%	 limit	 on	 increased	 floor	 area	 set	 by	Policy	CO17	was	 surpassed	 on	Quarry	Cottage	with	 the	 construction	 of	 the	
2003	extension,	although	at	that	time	there	was	no	explicit	limit	on	the	size	of	extensions.		However,	as	confirmed	in	the	Pre-planning	
application enquiry response, extant Permitted Development Rights would allow construction of an extension - a potential increase in 
floor	area	of	26.53m2,	resulting	in	an	overall	increase	of	103.2%	over	the	original	floor	area,	although	this	is	restricted	to	a	single	storey.		
Most importantly, despite the additional space, it would not resolve the issue of safe access to the dwelling avoiding the external sloping 
path and steps.  The proposal submitted here would add a further 39.42m2	to	the	current	floor	area	an	overall	increase	of	121.4%	over	
the	original	floor	area.		















5 Proposals

28

3 Planning Background

1 Introduction

4 Planning Policy

 Project Details

2 Site

6 Drawings

5 Proposals

5.4.4 The most practical and elegant way of accessing the new entrance point from the parking area is via a bridge which allows ground 
levels to be largely returned to their existing state with some adjustments to allow windows to provide light into the Utility and WC.

5.4.5 The form of the main part of the rear extension is inspired by a simple gabled structure pared of any adornment and clad in timber 
over	a	plinth	fashioned	from	local	stone	to	match	the	existing.		The	gable	is	orientated	in	on	a	south-west/north-east	alignment	in	the	
same manner as the main house and the linking structure is kept as low as physically possible.

5.4.6 Materials have been chosen to both complement and contrast with the existing:  A stone plinth for the rear extension references the 
older structures already on the site, a lightweight timber-clad structure over it references the agricultural buildings, a link structure clad 
in pre-patinated zinc to compliments the colour of the slate roof but at the same time provides a contrast.  A timber framed replacement 
conservatory	provides	a	modern	counterpoint	to	the	original	building,	and	is	a	more	considered	response	than	the	off-the	shelf	nature	of	
the existing uPVC structure, using materials that are more sympathetic to those of the host building.

5.4.7 A large portion of the rear extension is lost below ground whilst views of the extension as a whole are largely limited to viewpoints 
within the site, as such the impact on the surrounding landscape is minimised.

Fig. 42: Computer generated overhead view from the north-west showing the ground 
floor

Fig. 43: Computer generated overhead view from the north-west showing the first floor
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North York Moors National Park Authority 

Delegated decision report

Application reference number: NYM/2023/0569 

Development description: alterations, construction of two storey rear extension 
together with demolition of conservatory and construction of replacement sun room 
and relocation of oil tank 

Site address: Quarry Cottage, Raw 

Parish: Fylingdales 

Case officer: Mrs Jill Bastow 

Applicant: Mr & Mrs Metters, Quarry Cottage, Raw, Whitby, YO22 4PP 
 
Agent: Patrick Cuddy Architect, fao: Mr Patrick Cuddy, Town Farm House, 9 High 
Market Place, Kirkbymoorside, York, YO62 6AT 

Director of Planning’s Recommendation 

Refusal for the following reason(s): 

Reason(s) for refusal 
Refusal 
reason code 

Refusal reason text 

1 The  proposed rear extension to the dwelling, when taken with the existing side  
extension, would cumulatively result in a significant increase in the habitable 
floor space of the original dwelling, in excess of the 30% threshold set out 
under Policy CO17 of the North York Moors Local Plan. The proposal would 
further extend what is a modestly sized three bedroom cottage significantly 
beyond its original size and would consequently have a detrimental impact on 
the mix of dwelling types needed to sustain balanced communities within the 
National Park and result in the loss of a smaller more affordable dwelling. 

2 It is considered that the proposed rear extension would by virtue of its scale, 
height, form, position and design detract from the very linear form of the host 
property and dominate the rear elevation of the property, which acts as the 
principal entrance. Furthermore, the choice of materials takes no reference 
from those of the host property such that the extension would appear very 
much as a separate, unrelated structure, exacerbating its prominence on and 
dominance of the rear elevation. As such it is considered that it would have a 
detrimental impact on the character and form of the orignal dwellig and its 
setting in the landscape contrary to Strategic Policy C and Policy CO17 of the 
North York Moors Local Plan.  
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Consultation responses 

Parish 
Object to this planning application as they do not feel the type of materials which are to 
be used are compatible with other properties in the area. 
 
Highways 
No objection and recommends conditions regarding improvements to the existing 
access. 

Environmental Health 
No objection. 

Third party responses 
No comments received 

Publicity expiry 
Advertisement/site notice expiry date: 11 October 2023 

 

Front elevation of Quarry Cottage showing the white uPVC conservatory to be 
replaced with a timber framed sunroom with a flat grey GRP roof 
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Rear elevation of Quarry Cottage viewed from within the domestic curtilage 
showing the position of the proposed timber clad extension (in place of the oil tank) 
to be linked to the main dwelling by a 2-storey glazed link under a grey zinc standing 

seam roof 

 

 

Rear elevation of Quarry Cottage viewed from the entrance into the domestic 
curtilage showing the position of the proposed timber clad extension (in place of the 
oil tank) to be linked to the main dwelling by a 2-storey glazed link under a grey zinc 

standing seam roof 
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Rear elevation of Quarry Cottage viewed from the access across the neighbouring 
property showing how the proposed timber clad extension would dominate the host 

property 

 

Background 

Quarry Cottage, a detached dwelling constructed of coursed sandstone under a slate 
roof, is located in the hamlet of Raw lying to the west of Robin Hoods Bay. Access to the 
property is taken from the unclassified Shop Hill over the neighbouring property. The 
site, comprising a smallholding extending to some 2 hectares include the host property, 
a detached residential annex, and livestock shelters. 

Planning permission is sought for the construction of two storey rear extension 
(partially below ground) and the removal of the uPVC framed conservatory to the front 
elevation and its replacement with timber framed conservatory. 

Main issues 

Local Plan 

Of particular relevance to this application is Local Plan Policy CO17 (Householder 
Development) which aims to ensure that householder development is appropriate in 
terms of scale, height, form, position, and design so not to detract from the character 
and form of the original dwelling, or its setting in the landscape. It seeks to ensure that 
the design and detailing of any extension complements the architectural form and 
character of the original dwelling and that any new roofline respects the form and 
symmetry of the existing roof. In addition, it requires that any extension should be 
clearly subservient to the main part of the building and should not increase the total 
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habitable floorspace by more than 30% unless there are compelling planning 
considerations in favour of a larger extension.  

In the supporting text to the policy, it advises that very large extensions can be 
overbearing and proposals which incrementally extend small dwellings beyond their 
original size can have a detrimental impact on the character of an area and the mix of 
dwelling types needed to sustain balanced communities. By limiting the size of new 
extensions, the loss of smaller more affordable dwellings in the National Park can be 
avoided. 

Policy CO17 references the Authority’s Design Guide. In Part 2 of the Design Guide, it is 
stated that the key to a successful extension lies in the respect shown to the original 
building so that it remains the dominant form. The Design Guide explains that 
irrespective of size, all buildings have a threshold point beyond which its further 
extension is not possible without jeopardising and possibly destroying the integrity of 
its original character. Relative to this case is the further acknowledgement that 
cumulative extensions and incremental growth of a property can lead to 
overdevelopment of the site. This can often be to the detriment to the character of the 
property and wider area.  

Also relevant is Strategic Policy C which seeks to ensure that proposed development 
maintains and enhances the distinctive character of the National Park through 
appropriate siting, orientation, layout and density together with carefully considered 
scale, height, massing and form. Proposals should incorporate good quality 
construction materials and design details that reflect and complement the architectural 
character and form of the original building and/or that of the local vernacular. 

Discussion 

Quarry Cottage has previously been extended with a two-storey side extension which 
was granted planning permission in May 2003. The original habitable floorspace of the 
cottage amounts to approx. 57.05 sq.m and the existing two-storey side extension 
45.26 sq.m which equates to a 79.3% increase in floorspace. As such the 30% 
threshold in referred to in Policy CO17 has already been significantly exceeded. The 
proposed two-storey rear extension would add a further 39.64 sq.m resulting in a 
cumulative increase in floorspace of 129.8%. As such the proposed two-storey rear 
extension cannot be supported in principle as it would result in the loss of a 3-bedroom 
family sized dwelling within the National Park. Furthermore, it is not considered that the 
reasons for the extension as cited by the agent (such as the poor external access which 
could be addressed through the relandscaping of the site or the small kitchen and utility 
room which could be addressed through a remodelling of the internal accommodation), 
are compelling planning reasons to outweigh the objection in principle under Policy 
CO17. 

In support of the application the agent cites that a single storey rear extension of 26.53 
sq.m could be constructed with the benefit of permitted development rights but that 
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this would not resolve the issue of safe access to the dwelling avoiding the external 
sloping path and steps. However as advised in the Authority’s advice note on 
Implementing Policy CO17, the calculation will be applied to existing habitable 
floorspace and will exclude any floorspace that could be built in the future under 
permitted development rights. 

With regard to the design of the proposal, it is appreciated that the rear extension 
makes good use of the sloping topography and will provide a level access into the 
property. Unfortunately, however Quarry Cottage is a very linear stone and pantile 
property, and it is considered that the rear extension would detract from that traditional 
form and character. Furthermore, with an eaves height higher than the host property 
and a similar ridge height, it is considered that the extension would dominate, rather 
than be subservient to the rear elevation of the property which acts as the principal 
entrance and would have a detrimental impact on the character of the area. 

Furthermore, whilst the Authority is not averse to modern design, it is felt that the 
timber boarding and zinc standing seam cladding to the walls and roof would not 
complement the traditional materials of the original cottage. As the agent has identified 
there are examples of timber clad extensions and properties in the locality however in 
these cases the timber boarding forms part of an integrated design scheme; in some 
cases, the entire property has been clad in timber or timber boarding has been used 
successfully alongside more traditional stone to add interest or relief. In this case the 
timber and zinc cladding would be used wholly on the extension with no reference to 
the materials of the host cottage such that it would appear very much as a separate, 
unrelated structure, exacerbating its prominence on and dominance of the rear 
elevation.  

With regard to the replacement of the conservatory to the front elevation, the 
floorspace of the conservatory has been excluded from the habitable floorspace 
calculations referred to above in accordance with the Authority’s advice note 
“Implementing Policy CO17”. The proposed replacement structure is a more substantial 
extension with a solid rather than a glazed roof and it is proposed to remove the 
exterior wall to allow the conservatory to be used as part of the dining kitchen although 
it is noted that sliding glazed doors are proposed to separate the rooms if necessary. 
Normally a more substantial extension such as this would be included within the 
habitable floorspace calculation and therefore would be unacceptable to the Authority 
given the extent of previous development. However, in this case the proposed 
replacement conservatory would be more sympathetic to the form and character of the 
host building and would occupy a similar footprint to the existing conservatory. As such 
there is no objection to this element of the proposals. 

The agent has been asked to omit the rear two-storey extension so that approval can 
be recommended for the replacement conservatory but has requested the application 
to be determined as submitted which in view of the above is a recommendation of 
refusal. 
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Public Sector Equality Duty imposed by section 149 of the Equality Act 2010  

The proposal is not considered to unduly affect any people with protected 
characteristics. 

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 with the proposal and discussing those 
with the Applicant.  Unfortunately, it has not been possible to resolve those matters 
within the timescale allocated for the determination of this planning application.  
However, the Local Planning Authority has clearly set out, within its report, the steps 
necessary to remedy the harm identified within the reasons for refusal – which may 
lead to the submission of a more acceptable proposal in the future.   



 

Appendix 1 

List of applications determined by the Director of Planning in accordance with the 
scheme of delegation for the period of 26 September 2023 to 6 November 2023 

Please note that the decision notice for each of the Authority’s applications listed in this 
report can be found by clicking on the application reference number. 

North Yorkshire Council (Ham) 

Application reference: NYM/2023/0264 

Rebuilding of barn with increased roof height, replacement roof covering and cladding of 
both barns together with creation of access track and siting of poultry houses and 
associated fencing (part retrospective) at Field no. 271, south of Boltby for Mark 
Badminton. 

Approved on 12/10/2023 

Application reference: NYM/2023/0384 

Alterations to existing garage comprising raising of roof height, installation of dormer 
windows, doors, and Juliette balcony to facilitate use as annexe accommodation and 
replacement of outbuilding with double garage at Hazel Grove, Whorl Hill, Faceby for Mr 
and Mrs Hutchinson. 

Refused on 11/10/2023 

Application reference: NYM/2023/0418 

Alterations and extensions to and conversion of former bottling plant and stores to 
additional living accommodation and construction of sunroom extension to dwelling at 
Acre House, Carr Lane, Kilburn for Mr R Wainwright. 

Approved on 19/10/2023 

Application reference: NYM/2023/0473 

Construction of replacement single storey rear extension at The Coach House, Boltby 
Village, Boltby for Messers J & I Ashby 

Approved on 27/09/2023 

Application reference: NYM/2023/0505 

Construction of stable block at Thwaites House, Chop Gate for Miss Sophie Knox. 

Approved on 06/10/2023 
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Application reference: NYM/2023/0532 

Alterations to fenestration and doors and construction of pitched tiled roof to 
conservatory at The Old Surgery, Mount Pleasant South, Robin Hood's Bay for Mrs J 
Copley. 

Approved on 09/10/2023 

Application reference: NYM/2023/0533 

Installation of 42 solar panels across the south and west roof slopes, four air to air heat 
exchangers and two electric vehicle charging points together with new servery access 
door and gated entry (revised scheme to planning approval NYM/2023/0069) at Danby 
Village Hall, Dale End, Danby for Danby Village Hall Trustees. 

Approved on 09/10/2023 

Application reference: NYM/2023/0569 

Alterations, construction of two storey rear extension together with demolition of 
conservatory and construction of replacement sunroom and relocation of oil tank at 
Quarry Cottage, Raw for Mr & Mrs Metters. 

Refused on 26/10/2023 

Application reference: NYM/2023/0571 

Insertion of two new windows and construction of porch at Hollins Farm House, 
Eskdaleside, Grosmont for Mr Marcus Burnside. 

Approved on 25/10/2023 

Application reference: NYM/2023/0573 

Proposed dropped kerb and widening of access at access off A169 to 161 Coach Road, 
Sleights for Mrs Julie Cownden. 

Approved on 06/11/2023 

Application reference: NYM/2023/0575 

Installation of five replacement timber vertical sliding sash windows at York House, King 
Street, Robin Hoods Bay for Mrs Terry Ann Whiteley. 

Approved on 02/11/2023  
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Strategic Policy C - Quality and Design of Development 

To maintain and enhance the distinctive character of the National Park, 
development will be supported where:

1.  The proposal is of a high quality design that will make a positive 
contribution to the local environment in accordance with the principles set 
out in the North York Moors National Park Authority Design Guide;

2.  The proposal incorporates good quality construction materials and design 
details that reflect and complement the architectural character and form 
of the original building and/or that of the local vernacular;

3.  The siting, orientation, layout and density of the proposal complement 
existing buildings and the form of the settlement, preserving or enhancing 
views into and out of the site and creating spaces around and between 
buildings which contribute to the character and quality of the locality;

4.  The scale, height, massing and form of the proposal are compatible 
with surrounding buildings and will not have an adverse impact upon the 
amenities of adjoining occupiers;

5.  Sustainable design and construction techniques are incorporated in the 
proposal including measures to minimise waste and energy use and where 
appropriate use energy from renewable sources;

6.  A good quality landscaping and planting scheme which reinforces local 
landscape character, increases habitat connectivity and makes use of 
appropriate native species forms an integral part of the proposal; 

7.  Proposals enhance local wildlife and biodiversity, for example through the 
inclusion of nesting boxes and bat roosts; 

8.  Provision is made for adequate storage including storage for domestic 
items kept outdoors and waste management facilities;

9.  Where appropriate, cycling facilities and car parking are provided 
provision and without compromising local highway safety, traffic flow or 
Public Rights of Way; and

10.  The proposal ensures the creation of an accessible, safe and secure 
environment for all potential users, including the elderly, children and 
those with a health condition or impairment. 

Explanation

3.19  New development today represents the cultural heritage of future generations 
and the design of new development should aim to contribute to this ongoing 
legacy. Not only does a high standard of design make a positive contribution 
to the locality it helps maintain traditional local building skills and practices. All 
proposals should use good quality construction materials. 
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3.20  The Authority does not however wish to replicate the past or stifle innovation or 
originality. More contemporary, modern designs will be supported where they 
are sympathetic to their surroundings, reinforce local distinctiveness and add 
variety to the National Park’s built heritage. All designs, whether traditional or 
modern, should have visual interest and applications should demonstrate how 
the proposal has been informed by the Authority’s Design Guide (Parts 1 to 5). 
Window treatments in particular make a significant difference to the overall 
appearance and character of a building and should be selected with care.

3.21  New buildings should be long-lasting and adaptable, and be able to take account 
of people’s changing needs over time. They should be designed to give good 
accessibility for all potential users including the elderly, wheelchair users and 
those with children and they should not be vulnerable to crime. Principles of 
sustainable design should be incorporated including measures to reduce energy 
use and manage and recycle waste. Development should also facilitate the 
efficient use of natural resources in construction and use recycled materials 
wherever possible. 

3.22  Opportunities to provide green infrastructure should be taken and a landscaping 
and/or planting scheme should be provided with most applications. The aim 
should be to link the proposed new development with its surroundings, enhance 
biodiversity and create high quality private and public space. Good design should 
avoid the need for screening planting.

3.23  Some areas of undeveloped space are of visual, historical, archaeological, 
cultural or biodiversity value. Their loss could adversely affect the character 
and/or appearance of settlements and the qualities of the National Park. Its 
dispersed pattern of small rural settlements is an important quality which 
requires early recognition when developing proposals, particularly those 
located within or on the edge of settlements. The geology and landform of 
the North York Moors is such that the wider landscape frequently makes a 
significant contribution to the rural character of its settlements where open 
and undeveloped spaces provide important views out towards the moorland, 
hills and dales. They can also provide an important setting for buildings, 
particularly where a building is set back or its gable fronts the highway and 
the open space provides an attractive view of the buildings principal elevation. 
Paddocks, orchards, common land, gardens, lanes and tracks are all examples 
of such spaces. It is therefore important to recognise the potential amenity 
value of certain open and undeveloped spaces and as a result, not all open and 
undeveloped spaces will be considered appropriate for development but it may 
be that proposals can be designed so as to minimise its impact. 

3.24  The Design Guide ‘General Principles’ provides applicants with information to 
help assess how open spaces can contribute to the character of a settlement 
particularly in relation to the settlement form, landscape setting, built form 
and other statutory considerations. Areas of undeveloped space which are 
considered to be of visual, historical, archaeological, and cultural or biodiversity 
value will be protected and development which would adversely affect the 
character or appearance or value of a particular site or that of the wider 
settlement will be discouraged.

3.25  Proposals within villages should reflect traditional plot sizes, boundary lines and 
green spaces including verges which give many villages within the National Park 
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an open form. Schemes should be designed around existing features that add 
to the character of the area, for example, trees, traditional boundary features or 
historic outbuildings so that they can be retained rather than demolished. Local 
natural stone is the most commonly used traditional construction material and 
will often be appropriate for new developments. It is important that the stone 
is of the same geological type as that which is prevalent in the locality and is 
coursed and jointed in a traditional manner with suitable mortar joints and mix.

3.26  Excessive or inappropriate use of kerbing, road marking, fencing, lighting and 
signage can introduce a suburban appearance which detracts from the rural 
character of the National Park. Care should also be taken with the detailing of 
new accesses and highway infrastructure to avoid introducing suburban features 
into traditional village street scenes. Traditional features including hedges, 
fences and stone walls should be kept where possible. The style of any new 
fencing should be chosen with care; especially in locations at the edge of villages 
which feature in views into the settlement - two metre close boarded fencing will 
look out of place in many National Park locations. 

3.27  All new development should include adequate storage for domestic items kept 
outdoors and facilities to manage waste efficiently in a way that does not detract 
from the external appearance of the building and the streetscene. 

3.28  In the case of conversions, the proposal should be of a high quality design 
and construction, reflecting the character of the original building and the 
surrounding area. Applicants should have regard to the Authority’s Design Guide. 
The Authority will not support proposals that would lead to the loss or erosion 
of the distinctive character of a building of historic or architectural interest nor 
those where changes in the building’s curtilage or the creation of new accesses 
or parking areas would adversely affect the character and appearance of the 
building or its surroundings. Conversion proposals in Open Countryside will only 
be permitted where they also meet the requirements of Policy CO12, Conversion 
of Existing Buildings in Open Countryside. 

3.29  Supporting information accompanying planning applications should be 
proportionate to the location and what is being proposed. However, even for 
small scale developments, the Authority expects a high standard of drawing 
and all applicants are encouraged to employ consultants with design expertise 
when formulating proposals. Applications for larger developments, proposals 
within Conservation Areas and those which require listed building consent 
will need to be accompanied by a Design and Access Statement. This should 
demonstrate how the principles of good design, including those set out in this 
policy, have been incorporated and how the development will be accessed by all 
users. In some instances a design review process may be appropriate for larger 
schemes or for those in particularly sensitive locations and may be required by 
the Authority, in which case the applicant would be expected to cover the costs 
of the review. In such cases applicants are also encouraged to seek the views of 
the local community.

3.30  A number of settlements in the National Park are covered by Conservation 
Area Appraisals and Management Plans and Village Design Statements some 
of which have been adopted by the Authority as Supplementary Planning 
Documents. The guidance in these documents will be taken into account when 
considering planning applications in these settlements and the Authority 
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will work with other communities that may wish to develop a Village Design 
Statement. 
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Policy CO17 - Householder Development 

Development within the domestic curtilage of dwellings should take full account 
of the character of the local area, the special qualities of the National Park and 
will only be permitted where:

1.  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;
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2.  The development does not adversely affect the residential amenity of 
neighbouring occupiers or result in inadequate levels of amenity for the 
existing dwelling; and

3.  The development reflects the principles outlined in the Authority’s Design 
Guide.

In the case of extensions and alterations to the existing dwelling, the following 
criteria must also be met:

a)  Any extension should be clearly subservient to the main part of the 
building and should not increase the total habitable floorspace by more 
than 30% unless there are compelling planning considerations in favour 
of a larger extension; and

b)  The design and detailing should complement the architectural form and 
character of the original dwelling and any new roofline should respect the 
form and symmetry of the original dwelling.

Where permission is granted, future extensions may be controlled by the 
removal of permitted development rights.

In the case of existing outbuildings and the development of new outbuildings, 
the following criteria must also be met:

i.  The outbuilding should be required for purposes incidental to the 
residential use of the main dwelling;

ii.  Any new or extended outbuilding should be proportionate in size and 
clearly subservient to the main dwelling;

iii.  New outbuildings should be located in close proximity to existing 
buildings;

iv.  If the proposal involves works to improve or extend an existing 
outbuilding, the original structure must be worthy of retention and 
capable of improvement; and

v.   It should be demonstrated that any change of use of existing outbuildings 
is not likely to lead to future proposals for additional outbuildings to 
replace the existing use.

All proposals for residential annexes should also meet the requirements of 
Policy CO18 Residential Annexes. 

Explanation

7.85  The Authority receives many applications for development within the domestic 
curtilage of dwellings. Extensions are often put forward as a convenient way 
to provide additional accommodation to meet changing family needs. Sheds, 
garages and other works may be proposed for additional domestic facilities 
and storage. However, unsympathetic works within the domestic curtilage 
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38Flood Risk Assessment: Standing Advice, Department for Agriculture, Food and Rural Affairs and Environment 
Agency, https://www.gov.uk/guidance/flood-risk-assessment-standing-advice

can harm both the host property and surrounding environment and it is 
important that householder development should integrate effectively with 
the surroundings, reinforcing local distinctiveness and avoiding harm to the 
character of the settlement and wider landscape. Applicants are encouraged 
to incorporate sustainable design and construction techniques in all new 
householder development where feasible and regard should be had to Strategic 
Policy F. Further detailed advice on sustainable design can be found in Part 1 
of the Design Guide. Where appropriate, applicants should also refer to the 
Government’s Flood Risk Standing Advice for minor development38.

7.86  Certain works within the domestic curtilage are covered by permitted 
development rights and householders should refer to the Town and Country 
Planning (General Permitted Development) (England) Order 2015 Schedule 2 
Part 1. Where proposals require planning permission the Authority will permit 
schemes which are sympathetic to existing buildings in terms of scale, massing, 
form, materials and colour and which do not cause an unacceptable reduction 
in amenity either for the existing dwelling, or garden, or for neighbouring 
properties. All applications for planning permission should demonstrate that the 
principles in the Authority’s Design Guide have been taken into account. 

7.87  Very large extensions can be overbearing and proposals which incrementally 
extend small dwellings beyond their original size can have a detrimental impact 
on the character of an area and the mix of dwelling types needed to sustain 
balanced communities. Limiting the size of new extensions can avoid the loss of 
smaller more affordable dwellings in the National Park.

7.88  The Authority will therefore expect proposals for extensions to be clearly 
subservient to the main dwelling. Scale and design go hand in hand but in 
practice this means that schemes which increase the total habitable floor space 
by more than 30% will not be supported unless there are compelling reasons for 
a larger extension. Total habitable floor space should be calculated excluding 
existing extensions (unless built before 1 July 1948), garages, conservatories 
and outbuildings. Understanding the form and character of the existing dwelling 
is key to a successful extension and a high standard of design is essential in 
all cases; a poorly conceived small extension which harms the character of a 
building will not be acceptable simply because of its size.

7.89  All applications should be supported by drawings of a professional standard 
showing the existing and proposed elevations. Where relevant, Design and 
Access Statements should include an assessment of the dwelling’s particular 
characteristics and how the local vernacular has been taken into account 
in designing the proposed extension. Designs which adversely affect the 
appearance of a dwelling, its curtilage or immediate surroundings will not be 
supported, even if the extension would not be generally visible from public 
viewpoints.

7.90  Extensions to traditional buildings in particular should respect and sustain the 
historic significance, character and appearance of the original building through 
sensitive design. The Authority will support contemporary as well as traditional 
design solutions provided the proposal complements and enhances the existing 
architectural form of the building. Schemes which require the roof of a traditional 
building to be raised are not encouraged and care is also needed in the design 
of two storey extensions and in proposals which affect one of a row or group of 
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similar properties. Extensions which would detract from the harmony and visual 
appearance of the group as a whole will not be supported.

7.91  Proposals for new outbuildings should ensure that the number, scale and 
design of buildings within the domestic curtilage do not detract from the 
character or appearance of the dwelling and its surrounding area. Outbuildings 
should be required for purposes ancillary to the main dwelling and should be 
commensurate with the needs of the household. In the case of a ‘workshop’, 
information about the proposed use should be provided so that the Authority 
can consider any potential impacts on neighbours, highway safety or local 
amenity.

7.92  When considering proposals for works to existing outbuildings, the Authority 
will take into account the condition and quality of the existing structure and 
whether it is worthy of retention and improvement. Where existing outbuildings 
would be lost to other uses, permitted development rights may be removed to 
enable the Authority to assess any subsequent proposals which may result in 
overdevelopment of the site.

7.93  Where works are proposed to a building which is listed, is of architectural or 
historic significance or is located in a Conservation Area, regard should be 
had to Strategic Policy I, The Historic Environment and Policy ENV11, Historic 
Settlements and Built Heritage. Where works involve the conversion of an 
existing outbuilding, Policy CO12 Conversion of Existing Buildings in Open 
Countryside also applies. Proposals to extend or alter dwellings previously 
permitted as a conversion from a different use in the Open Countryside will be 
considered under Policy CO12. 
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More recently a number of factors have broken the link between sites and local
materials and techniques including ‘industrialised’ methods of construction and
access to a range of cheaper building materials imported from other regions and
countries. The price advantage of extending compared with moving house and the
demand for higher specification accommodation is creating pressure for larger
extensions. Although these factors have had less influence within the National Park
compared with other parts of the country, they can still result in alterations which
are out of keeping with the simple and modest traditional buildings for which the
National Park is valued.

By using the criteria set out in this Design Guide the Authority seeks to encourage
more careful consideration of and respect for, the existing buildings within the
National Park. 

Planning Matters

Not all alterations or extensions require planning permission: this depends on a
number of factors including the size of the proposed extension, its siting, whether
there have been any previous extensions and so forth. Many porches,
conservatories and small extensions are classed as ‘permitted development’,
although in some cases your permitted development rights may have been
restricted or removed. This might be the result of a condition of an earlier planning
consent, by virtue of its location within a Conservation Area1 or by the imposition
of an ‘Article 4’ direction. If your proposal does require planning permission you are
strongly encouraged to enter into discussions with the relevant area planning
officer at an early stage.  

Even if your proposal does not require planning permission, you are encouraged to
follow the principles set out in this Guide when planning any alterations or
extensions to your property to help reduce the impact of the development on the
surrounding environment.

1.4

INTRODUCTION SECTION 1
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Footnotes:
1 In due course, the Authority 

plans to publish Conservation

Area Assessment and

Management Plans for each

Conservation Area, which will

assess their history and

development, local architecture

and individual qualities and

include proposals for

improvement and

enhancement, having regard 

to this Design Guide.



ACHIEVING QUALITY DESIGN

2

SECTION 2

Achieving Quality Design

It is important that any extension is designed to be in keeping with the appearance
of the property and the character of the area. Acceptable forms of extension and
alteration are varied and many, but should all follow the basic components of good
design: siting, form, scale, and external appearance.  

The key to a successful extension lies in the respect shown to the original building
so that it remains the dominant form. Generally this will mean ensuring that the
extension is subservient to the original building in terms of its volume, scale, height,
width and depth. An extension should reflect local distinctiveness in terms of scale,
proportions, height, materials, position and detailing. This is particularly important
if the parent building is of traditional design and construction – but does not
preclude more recently constructed buildings.

Irrespective of size, all buildings have a threshold point beyond which its further
extension is not possible without jeopardising and possibly destroying the integrity
of its original character.

The position of an extension on the property is also important and respect should
be given to existing building lines, the pattern of buildings and the spacing between
them. Rear extensions are generally preferable to side extensions whilst the
majority of properties cannot easily accommodate extensions to their main front
elevation (with the occasional exception of small porches), without significantly
affecting their appearance.  

Extensions should complement the style, details and materials of the existing
house, whether they are traditional or contemporary in design and should not
detract from the original building. The roof style, pitch and detailing (overhangs,
gable treatments and chimneys) should follow those of the existing house; flat
roofed extensions are normally unacceptable and hipped roof extensions should
only be used on properties with an existing hipped roof. Likewise, materials should
match the existing in type, colour and detail. Windows and doors should be well
proportioned and well related within the elevation, reflecting the proportions and
style of the existing dwelling.

7

Extension
replicates the

features of the
existing building



ACHIEVING QUALITY DESIGNSECTION 2

Whilst the Authority acknowledges the desire to extend existing dwellings, it is
concerned that cumulative extensions and incremental growth of a property can
lead to an overdevelopment of the site. This can often be to the detriment of the
character and appearance of the existing house and the wider area. Rarely will it
be acceptable to extend onto an existing extension or link existing extensions so
that the form and scale of the original building are ‘swamped’.

In the interest of ‘good neighbour’ relations, care should be taken to ensure that
extensions do not harm the levels of amenity that neighbours might reasonably
expect to enjoy. Good design should avoid unacceptable levels of overlooking or
overshadowing of the private areas of neighbouring houses and gardens and
should avoid an unacceptable loss of outlook. The Authority encourages early
discussions between neighbours prior to the submission of a planning application.
On all planning applications, consultations will be undertaken with neighbours
likely to be affected by the proposal.

The conversion of outbuildings or farm buildings can often be an alternative option
to extending where the scale, form and appearance of the conversion in relation to
the main dwelling are acceptable. Further advice will be contained in Part 4 of the
Design Guide, which will set out the Authority’s general approach to the re-use of
rural buildings.

In terms of good practice, reference should also be made to Part 1 of the Design
Guide ‘General Principles’, as many of the sustainability principles will be as equally
applicable to extensions and alterations as they are to new developments.
However the following considerations are of particular relevance to extensions and
alterations.
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Extension remains
subservient to the
main house and
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style, details and
quality materials 
of the original
dwelling

Extension is
contemporary 
in design but
sympathetic and
sensitive to the
original building
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