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8" September 2016
Dear Mrs Saunders,
Your Ref: NYM/2016/0349/FL (Rockhaven)

Thank you for your letters of 6™ of September 2016 in which you advise me of the
modifications proposed to the above application, to which | wish to object.

The current owners replaced a 5 bar gate with the present solid wooden gate to
improve privacy and security. | am certain that they will be extremely reluctant to remove

the gates or lower the wall.

The addition of shutters to one of the cottages will have very little impact on the
visual intrusion of the cottage. There is no incentive to close the shutters and consequently
it is very unlikely that in practice they will ever be closed. In time the shutters will be
removed or allowed to decay because they serve no useful purpose. It is naive to think
otherwise and consequently the addition of shutters will have no long term effect. There
will inevitably be increased light pollution from theses cottages with large glass windows.

The large paddock within the grounds is ideal for grazing stock and therefore it is very
likely that there will be a subsequent application for stables to be built. Eventually there
could even be a residential riding school on the premises.

The junction of Hood lane and Newlands Road is and always will be dangerous. Cars
from Rock Haven currently park on Hood lane, blocking the view of Newlands Road, buses
turn round every 30 minutes, the pavement changes sides at this junction. Hood Lane leads
to a bridle path and horses are frequently ridden along Hood lane and Newlands Road. The
60 mph speed limit on Newlands road is often exceeded. There was fatal accident at this
corner when a vehicle hit the corner and two people were killed.

Please reject this application

Yours sincerely,

Julia Read




Little Pastures

 cUih Hood Lane
© Cloughton
' SCARBOROUGH
YO13 OAT
12" September 2016
Dear Hilary,

Re:- Rock Haven Application A=¢ ’\J\/M/ZO/ 5/03 L"'t)//:L‘

Thank you for the opportunity to comment on the revised plans for Rock

Haven.

The new plans for the entrance (a 900 mm high wall 15m on each side of the
existing entrance) are impossible to achieve unless a substantial building (The
Coach House) is demolished. This is simply not going to happen.

The large wooden gate is a relatively recent replacement of a five bar gate, the
removal of this solid gate will allow their dog to roam freely on the highway
unless it is chained up.

This corner is extremely dangerous as Mr & Mrs Armstrong seem to accept;
there used to be a convex mirror attached to the tree opposite the gateway
but this appears to have fallen off. We have often seen Mr Armstrong stood in
the road guiding Mrs Armstrong out of their drive way.

It is yet another fudge which will lead to a retrospective planning application to
retain the existing entrance and a humiliating climb down by the Authority.

Please reject this application in its entirety.
Yours sincerely,

J i

Ron and Joan Greenfield




2016l03uAalf,

Whin Brow
Hood lane
Cloughton

SCARBOROUGH
YO13 0AT

11" September 2016
Dear Sir or Madam,
Re Planning Committee Meeting 15" September 2016

| enclose 30 copies of two pages which | would like to be circulated to all
members of the Planning Committee in advance of the discussion on item 8 3a) of

the agenda.

Yours faithfully,

Dr J.A. Brace ,




For: Malcolm & Pauline Armstrong
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Dawn Paton

\
From: Hilary Saunders

Sent: 09 September 2016 09:44
To: Planning
Subject: FW: NYM 16/349/FL Rock Haven

Mrs Hilary Saunders P
Planning Team Leader Vi S
Development Management / /‘s,- N

North York Moors National Park Authority { ~0
The Old Vicarage S VS IR
Bondgate Nro
Helmsley \\\@

York e
Y062 5BP N

Tel. no. 01439 772700
Web: www.northyorkmoors.org.uk

From: Jim Brace
Sent: 09 September 2016 09:34
To:
Cc: Hilary Saunders
Subject: NYM 16/349/FL Rock Haven
Please forward this email to Ms Kay Aitchison.
Dear Ms Aitchison,
Re NYM 16/349/FL. Rock Haven, Newlands Road

I note that you are satified with the proposed modifications to the entrance to this property.




1) FNVONTES L] TiEW 130

| Lintel of full
0 Size door.

The above photograph (from Google Earth) shows the current situation. As you can see apart from the fact
that creating a 15m wall 900mm high would involve demolishing a building the ground level inside the
curtilage is considerably lower than the highway. Even a 900 mm high wall would hide a vehicle on the
drive way from traffic coming from the north and vice versa, this would surely contravene HC-10
concerning visibility? You have removed recommendation HC-07 (h) which concerns loose material which
seems odd.

Yours sincerely,

Jim Brace
P.S. I have also written to you in case this email does not arrive.
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Wen| Strangeway - - — "
From: Hilary Saunders

Sent: 06 September 2016 11:26

To: Planning

Subject: FW: NYM/2016/0349/FL

Attachments: 1446 Rockhaven holiday cottages revised elevations Sept '16.pdf; 1446 Rockhaven

holiday cottages Scheme B August '16.pdf

Mrs Hilary Saunders
Planning Team Leader
Development Management

North York Moors National Park Authority
The Old Vicarage

Bondgate

Helmsley

York

Y062 5BP

Tel. no. 01439 772700
Web: www.northyorkmoors.org.uk

From: Hilary Saunders

Sent: 06 September 2016 11:25
To: 'Jim Brace'

Cc: Chris France

Subject: RE: NYM/2016/0349/FL

|
|
!
|

Dear Jim,

Thank you for your email.

The agent has now submitted amended plans which will be going on the website today and re-consultation
letters will also be sent out in the post today. However, | have attached copies of these plans for your
information.

The application will again be considered by the Planning Committee next Thursday (15") so please do
make any further comments. The re-consultation period will expire after that Committee date but a decision
would not be issued until that consultation period has expired. If any new issues arise from these
comments, the application would be reported back to Committee.

Kind regards

Hilary

1 Sewnotss,

Mrs Hilary Saunders




Planning Team Leader
Development Management

North York Moors National Park Authority
The Old Vicarage

Bondgate

Helmsley

York

Y062 5BP

Tel. no. 01439 772700
Web: www.northyorkmoors.org.uk

From: Jim Brace [1

Sent: 06 September 2016 11:12
To: Hitary Saunders

Cc: Chris France

Subject: NYM/2016/0349/FL

Dear Hilary,

| refer to the letter from Mark Hill dated 5th September, concerning the development at Rock Haven.

| understand from Mr France that the original plans submitted with the original application were
withdrawn at Planning Committee stage so that the design could be modified to reduce visual impact and
that there will be further consultation on the amended plans and the scheme will be referred back to the
Planning Committee with a recommendation in due course.

I have not been able to find the amended plans on your web site, please could you send me the link or

url.

Best wishes,
Jim
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\ i 1dy Strangeway . .

From: Chris France

Sent: 22 August 2016 08:57

To: Wendy Strangeway

Subject: FW: Planning Application No. NYM/2016/0349/FL : Conversion of and extension to

stable/garage/studio building to form 2 no. holiday letting cottages with associated
landscaping works: Rock Haven, Newlands Road, Cloughton

For the file.
Thanks
C

From: Jim Brace

Sent: 21 August 2016 20:34

To: Chris France

Subject: RE: Planning Application No. NYM/2016/0349/FL : Conversion of and extension to stable/garage/studio
building to form 2 no. holiday letting cottages with associated landscaping works: Rock Haven, Newlands Road,
Cloughton

Dear Mr France,
Many thanks for your prompt reply.

I am pleased that the Planning Committee has considered aesthetic factors when evaluating the latest
application from the owners of Rock Haven and look forward to seeing the revised plans.

Best wishes, - —

“NYMNPA

Jim Brace

From: c.france@northyorkmoors.org.uk
To

CC: w.strangeway@northyorkmoors.org.uk; h.saunders@northyorkmoors.org.uk j
Subject: Planning Application No. NYM/2016/0349/FL : Conversion of and extension to

stable/garage/studio building to form 2 no. holiday letting cottages with associated landscaping works:

Rock Haven, Newlands Road, Cloughton

Date: Wed, 17 Aug 2016 09:41:21 +0000

Dear Dr Brace

Thank you for your letter of 11" August concerning the deferral of the above planning application.
Members of the Planning Committee considered the proposed design of the conversion to be
unacceptable and asked officers to seek improvements, specifically to ensure the building can be
converted without the need for any extension and in a way that reflects more appropriately the
existing character of the building and its previous use. The amended plans should also seek to
reduce the amount of the proposed glazing and reduce the visual impact of the proposed changes
to the building on the wider landscape.

The deferral was therefore in relation to the physical appearance of the proposal rather than the
principle of its use. There will be further consultation on the amended plans and the scheme will be
referred back to the Planning Committee with a recommendation in due course.

Regards




Chris France
Director of Planning
North York Moors National Park

Tet. 01439 772700
c.france@northyorkmoors.org.uk

CONFIDENTIALITY: The contents of this message are the views of the author, not necessarily the views of
the North York Moors National Park Authority. This is a private message intended for the named

addressee(s) only. Its contents may be confidential.
If you have received this message in error please reply to say so and then delete the message. Any use,

copying, disclosure or distribution by anyone other than the addressee is forbidden.
www.noithyorkmoors.org.uk

Tﬁis emall Vh‘é’sﬂrbreen srcannec.i fbr eméi.l. r.é.l.ated t.h.ré“afs an.d. delivered safeiy. by Mimecast.
For more information please visit hitp://www.mimecast.com
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From: Chris France

Sent: 17 August 2016 10:41

To:

Cc: Wendy Strangeway; Hilary Saunders

Subject: Planning Application No. NYM/2016/0349/FL : Conversion of and extension to

stable/garage/studic building to form 2 no. holiday letting cottages with associated
landscaping works: Rock Haven, Newlands Road, Cloughton

Dear Dr Brace

Thank you for your letter of 11" August concerning the deferral of the above planning application. Members
of the Planning Committee considered the proposed design of the conversion to be unacceptable and asked
officers to seek improvements, specifically to ensure the building can be converted without the need for any
extension and in a way that reflects more appropriately the existing character of the building and its previous
use. The amended plans should also seek to reduce the amount of the proposed glazing and reduce the
visual impact of the proposed changes to the building on the wider landscape.

The deferral was therefore in relation to the physical appearance of the proposal rather than the principle of
its use. There will be further consultation on the amended plans and the scheme will be referred back to the
Planning Committee with a recommendation in due course.

Regards

Chris France
Director of Planning
North York Moors National Park

Tel. 01439 772700
c.france@northyorkmoors.org.uk




11" August 2016

Dear Mrs Saunders,
Your Reference: NYM/2016/0349/FL

| note that the above application has been “Deferred for amended plans”.

Cme

Whin Brow
Hood Lane
Cloughton
Scarborough
N Yorkshire
Yoi13 oar

This seems add since the Director of Planning’s recommendation was to approve the application, !
can only assume that the conditions which were applied were not acceptable to the applicant.

Please can you assure me that the amended plans will be subject to the due process, for example
public notices affixed to telegraph poles, comments being sought from the parish council and

neighbours, a new Director of Planning’s Recommendation.
An email to the above email address will suffice. |

Yours sincerely,

Jim Brace




Wendy Strangeway

From: Planning

Sent: 02 August 2016 11:43

To:

Subject: RE: Approval conditions

Attachments: NYMNPA Planning Conditions Manual.pdf

Dear Dr Brace

Many thanks for your email received 25 July 2016 and subsequent letter received 28 July 2016. | note that
you require the full wording for the Authority’s planning conditions, particularly with reference to application
NYM/2016/0349/FL (Rock Haven, Newlands Road, Cloughton). I have attached for your information a copy
of the Authority's planning conditions which gives details of the standard planning conditions we use. A
condition reference that ends with ‘00’ is a non-standard condition which has been written by the Case
Officer for the specific application it relates to. In respect of the conditions for NYM/2016/0349/FL, the
wording for the non-standard conditions was reported in full on the Committee Report which is available to
view under the application reference number on the Authority’s website.

We do have a Compliance and Monitoring Officer at the Authority who does inspect particular
developments throughout their construction, however unfortunately we do not have the resources to
monitor every development which has been granted consent as such if you suspect that any conditions are
not be adhered to we would welcome you notifying the Authority of this so we can take the appropriate
action.

| trust the above information to be of assistance, however should you require any further information please
do not hesitate to contact me.

Yours sincerely

MM‘W

Mrs Wendy Strangeway
Planning Administration Officer

North York Moors National Park Authority TN IPA
The OId Vicarage N
Bondgate ;
Helmsley

Y062 5BP

NYN
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Tel: 01439 772700

(Please note that | am contactable between the hours of 9.00am and 4.30pm Monday to Friday)

From: Jim Brace

Sent: 22 July 2016 18:33
To: General

Subject: Approval conditions

Please could you give the references details of the various planning approval conditions that you use, e.g. RSU011,
HWAYO0O, DRGE12 etc. Unfortunately | have not been able to find them on your web site.

Many thanks,



Jirm Brace

Sent from Mail for Windows 10























































Planning Notice
Town and Country Planning (Development Management Procedure)
Order 2015 Notice under Article 15

Application Number NYM/2016/0349/FL

Applicant M & P Armstrong
Site Address Rock Haven, Newlands Road, Cloughton
Proposal conversion of and extension to stable/garage/studio building to form 2 no.

holiday letting cottages with associated landscaping works

Members of the public may inspect the application(s}, including plans at the National Park Offices during
normal office hours by appointment or on the Authority's website www.northyorkmoors.org.uk. You are
advised to inspect the plans carefully to assess any impact on you as the description can oniy cover the main
parts of the development. Any comments on the application(s) should be sent to the address below within 21
days of the date of this advertisement, quoting the application reference number. Comments may also be
submitted using the online form on the Authority's website. If you have any queries on the application(s)
please contact the National Park Office.

Under the provisions of the Freedom of Information, Access to Information and Environmental Information
Acts any comments received are available for public inspection. They will also be forwarded to the Secretary
of State for Communities and Local Government in the event of an appeal. If you do not wish your views to be
treated in this way please make this clear in your reply.

/

Mr C M France

Director of Planning

North York Moors National Park Authority
The Old Vicarage

Bondgate

Helmsiey

York, YO82 5BP -
Date of Notice: £+ M, G

website: www.northyorkmoors.org.uk
email:  planning@northyorkmoors.org.uk This notice may be removed 21 days after the
tel: 01439 772700 above date.




North York Moors
National Park Authority

PROPOSED DEVELOPMENT
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I%ﬁx The Planning Inspectorate

Appeal Decision
Site visit made on 5 December 2013

by Gary Deane BSc (Hons) DipTP MRTPI
an Inspector appolnted by the Secratary of State for Communitios and Local Governntent

Decision date: 14 January 2014

Appeal Ref; APP/W9500/A/13/2204868

Stable Block at Rockhaven, Newlands Road, Cloughton, Scarborough,

North Yorkshire YO13 0AR

» The appeal Is made under section 78 of the Town and Country Planning Act 1990 against
a refusal to grant planning permission.

+ The appeal Is made by Mr Malcolm Armstrong agalnst the decision of the North York
Moors National Park Authority,

+ The application Ref NYM/2013/0279/FL, dated 5 May 2013, was refused by notice dated
19 July 2013,

¢ The development proposed is described on the application form as the change of use of
existing stable structure to a single resiﬁé'htl'a{ unit with assocliated alterations to
elevations including glazed cortidor. R
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Decision

e

1. The appeal is dismissed,

R P

i
:
!
P i

Procedural matters

2. An application for costs was made by the Nort‘h York Moors National Park
Authority against Mr Malcolm Armstrong. This application is the subject of a
separate decision,

3. Notwithstanding the description of development given on the application form,
the Authority has referred to it as the conversion of, and alterations to, the
stable/studio building including the addition of a glazed corridor to form
residential annexe accommodation together with the formation of an access and
utilising the existing turning area in front of the building, The appellant appears
to have accepted this amendment. 1 have assessed the proposal on that basis,

Main Issue

- 4. The main Issue is, having particular regard to national guidance and local .
“planning policies that govern the provision of residential annexe abcqmmo'dat_i_o_n

and the location, size, position and designh of the development proposed, its
effect on the character and appearance of the local area.

Reasons

5. The proposal is to convert and externally alter a recently completed building
that les in the vicinity of Rockhaven, which Is a large detached house set within
generous grounds, to residential use. The appeal building is currently divided

vaww.planmingportal.gov.uk/planninginspecterate
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into a double garage and stables w[h a studio above, Its use is now redundant
due to the ailing health of the appeliant and his-wife that hoth reside at
Rockhaven and intend to occupy the butlding, once converted.

The site occupies an isolated location in the countryside, within the North York
Moors Natlonal Park. The National Planning Policy Framework (the Framework)
states that great welght should be given to conserving the landscape and scenic
beauty in Natlonal Parks, which have the highest status of protection in relation
to landscape and scenic beauty. Amongst the core principles of the Framework
are for planning to recognise the intrinsic character and beauty of the
countryside and to support thriving rural communities within it; to contribute to
conserving and enhancing the natural environment; and to encourage the reuse
of existing resources, including the conversion of existing buildings. The North
York Moors Local Development Framework Core Strategy and Development
Policies (LDF), although adopted well before the publication of the Framework,

reflect these core principles.

. 'Development Policy 19 of the LDF states that development involving annexe

accommodation within the domestic curtilage of dwellings will only be supported
where it is anclllary to the main dwelling In terms of its scale and specification.
In this case, the appeal scheme would be fully self-contained with living
accommodation on two floors, including two bedrooms, a kitchen, living room,
utility room, bathroom and garage. The plans show that the new use would be
served by an independent access from Newlands Road with adequate space for
vehicles to park and turn within the site. The red line plan shows that the
appeal building would stand within its own curtilage, away from Rockhaven, and
have access to separate outdoor space.

The proposal would enable the appellant and his wife to live independently
within the annexe whilst his daughter and family would reside at Rockhaven. In
this way, he and his wife would stay within the local community and be cared
for in accommodation that is better suited to their needs, I am sympathetic to
this desire and acknowledge that the proposed arrangements would reduce the
burden of longer trips made by other family members to and from the local
area. I also acknowledge that alternative accommodation using pait of a
hullding attached to Rockhaven, which is smaller than the appeal building and
much closer to the road, is considered by the appellant to be unsuitable,

However, more commonly, a residential annexe would be in the form of an
extension to an existing building with limited facilities and often a physical
connection hetween the two elements. When the annexe is no longer required
the accommodation would then be incorporated within the main dwelling and
the whole would then he used as a single house, Appropriate planning
conditions to ensurethis happening could be Imposed in line with the guidance
contained in Circular 11795, The Use of Conditions in Planning Permissions.
This general arrangement is likely to partly reflect the requirement in
Development Policy 19 that new build annexe accommodation, which is not
proposed here, should be physically attached to the main dwelling.

10.While the appellant and his wife would reside within the annexe In the flrst

instance, that situation would not be permanent. The appeat bullding, once
converted, would be likely to subsist for many years to come. There could be a
request to use it independently in the future, which may be contrary to relevant
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planning policies including Core Policy 1 of the LDFk which aims to direct new
housing towards the built up areas and to limit such-devalspiient in the
countryside. I Is not certain that this would come to pass but the possibility is
one that I conslder is relevant at this stage. In my view, conditions imposed to
control the use of the building in this case would be difficult to enforce in the
long term and would not be appropriate having regard to the guidance in
Circular 11795 and the Framework,

11.Taking into account the physical detachment, size and free-standing, self-
contained nature of the new development, I consider that the proposal would in
effect, and in all practical terms, be a separate unit of residential
accommodation rather than a residential annexe that is clearly ancillary to
Rockhaven. The Authority appears to reach a similar conclusion, On that basis,
I find that the proposal conflicts with LDF Development Policy 19, which seeks
to safeguard the special qualities of the National Park’s landscape areas,

12.LDF Development Policy 8 deals with the conversion of traditional unlisted rural
buildings outside defined settlements. It notes that a residential annexe to an
adjacent existing dwelling wiil be permitted subject to compliance with various
criteria, Whether ot not the appeal building should be regarded as a traditional
rural building, I consider that it has no obvious or acknowledged historic or
architectural merit. As such, the proposal would not meet criterion 1 of this
policy. Furthermore, it would not form part of a group of existing hulidings as
required by criterion 7,

13.The proposal would also relate uneasily with the requirements of criterion 6
which coencern changes to the bullding’s curtilage and the vehicular access and
parking arrangements. Even though the site currently lles within the curtilage
of Rockhaven, the proposed use would bring increased pressure to put
structures, means of enclosure and domestic paraphernalia on the land around
the appeal building. These features are likely to have a more harmful visual
impact on the open rolling landscape which characterises the locality than the
parking of vehicles or the storage of equipment associated with the keeping of
horses. A condition could be imposed to remove permitted development rights
in relation to the erection of outbuildings and In respect of boundary treatment,
A condition could also restrict the introduction of inappropriate outdoor items
within the site garden equipment, furniture and traflers for washing lines.
However, it my experience, this restriction can be very difficult to enforce as
these items are often temporary, moveable and the harm arising from them can
result from the cumulative effect of small-scale Incremental change consistently
made over time tather than directly from individual pieces of equipment.

14.Any domestic paraphernalia would be likely to be evident from Newlands Road
as it passes the site and, in my judgement;; would create prominent and harmful
features in the rural landscape. While such items could potentially be
introduced in association with the residential use of Rockhaven, the creation of
a new use and separate curtilage would increase the likelihood of this
happening, to the detriment of the character and qualities of the countryside.
Accordingly, I find that the proposal conflicts with LDF Development Policy 3,
which aims to maintain and enhance the distinctive character of the National
Park, and crlterion 6 of LDF Development Policy 8.
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15.The plans show that the proposal would use an existing access from Newlands

Road and introduce a long driveway across an open sloping field, The use of
appropriate surface materials and additional landscaping could reduce the visual
impact of this element of the appeal scheme on the open rural landscape.
Nevertheless, it is likely, as the Authority suggests, that significant engineering
works would be required to deal with the notable change in ground levels
between the public highway and the appeal building. While the detailed design
and layout of the new access driveway are not before me, these works add to
my concetns about the overall urbanising effect of the proposal on the natural
landscape. From my Inspection of the plans, I see no obvious reason why the
means of access could not be shared with Rockhaven, thereby obviating this
potential harm. An alternative access could be subject to a condition, as the
appellant suggests. Nevertheless, for the reasons given, I consider that the
proposal materlally conflicts with other aspects of LDF Development Policy 8.

16.The external changes to the appeal building to facilitate Its residential use have

been well designed with a new glazed corridor to link the new bedrooms and
bathroom and full length glazed windows in place of one of the garage doors.
These changes deal sensitively with the conversion of the building and retain its
simple built form and visual character. This aspect of the proposal would
therefore satisfy the high standards of design expected within National Parks
and sought by LDF Development Policies 3 and 8, This favourable finding does
not outweigh the harm that I have identified.

17.The appeliant considers that Development Policy 8 in particular Is unduly

restrictive In the light of the Framework’s policies that, amongst other things, .
advocate a wider range of uses for rural bulldings and emphasise the

’ .. importance of housing provision. Nonetheless, plans and decisions need to take
#: logal circumstances into account, so that they respond to the different
““opportunities for achieving sustainable development In different areas. In that

o, context, It is inevitable that local planning policies in the National Park will apply

S

et

" a.greater degree of restraint to new development to conserve thelr landscape

and natural beauty than outslde of these designated areas. I find no significant
inconslstency between Development Policy 8 and the Framework to the extent
that the weight to be attributed to it should be significantly reduced or that the

“policy-should be put to one side, as the appellant suggests.

18.0véi’all, I conclude that the proposal sits uncomfortably with natlonal guidance

and local planning policies that govern the provision of residential annexe
accommodation and that, if permitted, it would be likely to seriously harm the
character and appearance of the local area. In my view, the imposition of
conditions would not satisfactorily mitigate this harm. -

19.In reaching this conclusion, 1 accept that thé proposal allows for a more efficlent

use of an underused building and would contribute in a modest way to the stock
and choice of local housing, which are supported in the Framework. The '
Ministertal Foreward also stresses the need to house a rising population that
wants to make new choices. The appellant has also referred to the Planning for
Growth agenda, which I have taken into account. I also acknowledge the
considerable support from others for the proposal.

20.Nevertheless, housing proposals should be consldered in the context of the

presumption in favour of sustainable development. As the Framework makes
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clear, sustalnability has many facets including the need to conserve and
enhance the natural environment generally and safeguard designated
landscapes specifically. Because proposals should be assessed agalnst the
policies of the Framework, taken as a whole, it is my judgement that the
balance of national guidance does not support the appeat scheme.

21.As the development plan s neither silent, absent or out of date and there are
specific policies in the Framework with regard to National Parks, notably at
paragraph 115, I conslider that the special emphasis given to the presumption in
favour of granting planning permission in paragraph 14 does not automatically
apply in this case,

22,0ther appeal decisions are also referred to outside the Authority’s area, which I
have consldered. From the limited information provided, there appear to be few
direct parallels between these cases and the proposal before me other than in
general terms with regard to national planning policy. In any event, each
proposal should be considered on its own merits, which I have done in this
instance.

23.The Government has recently announced plans to extend permitted
development rights to bring back into use empty and underused buitdings in
rural areas. These measures are the subject of consultation and so may
change, Therefore, I attach very limited weight to this consideration in support
of the appellant’s case.

Conclusion

24.Qverall, for the reasons set out above and having regard to all other matters
raised, I conclude that the appeal should be dismissed.

Gary Deane
INSPECTOR

L







l ’2@% The Planning Inspectorate

Costs Decision

Site visit made on 5 December 2013

by Gary Deane BSc (Hons) DipTP MRTPI

an Inspactor appointed by the Secretary of State for Communities and Local Governmaent

Dacislan date: 14 January 2014

Costs application in relation to Appeal Ref: APP/W9500/A/13/2204868

Stable Block at Rockhaven, Newlands Road, Cloughton, Scarborough,

North Yorkshire YO13 0AR

+ The application is made under the Town and Country Planning Act 1990, sections 78,
322 and Schedule 6, and the Local Government Ack 1972, section 250(5),

+ The application Is made by the North York Moors Natlonal Park Authority for a full award
of costs against Mr Malcofm Armstrong,

+ The appeal was made against the refusal of planning permission for the change of use
of existing stable structure to a single residentfal upit-with  assoclated alterations to
elevations including glazed corridor. i R T :

Decision IR It AR

1. The application for an award of costs Is refused.

oy m ee es

Reasons

2. Circular 03/2009 advises that, frrespective of the outcome of the appeal, costs
may only be awarded against a party who has behaved unreasonably and
thereby caused the party applying for costs to incur unnecessary or wasted
expense in the appeal process.

3. The Authorlty constdered that the proposal was cleatly contrary to national
guidance and development plan policies and has stated that this position was
made clear to the appellant in its pre-application advice. The implication of this
opinion is that the right of appeal was not exercised In a reasonable manner
because, In the Authority’s eyes, it had no reasonable prospect of succeeding.

4. The Circular advises that these circumstances can result in an award of costs
against an appefiant if, for example, the proposal flies in the face of national
guidance or is obviously not in accordance with the statutory development plan
and no, or very limited, other material considerations are advanced with
ihadequate supporting evidence to justify determining otherwise.

5. To my mind, the appellant has put forward realistic and specific evidence at
both the application and appeal stages to suppott the proposal. This evidence
Includes a detailed and objective analysis of national guidance and relevant
local planning policies. Reference is also made, amongst other things, to the
personal circumstances of the appellant, his wife and their family, and to other
appeal decisions and the representations in support of the proposal.

wivw.planningportal.gov.uk/planninginspectorate
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6. To my mind, this evidence provides a mote than respectable basis for the
appellant’s stance, Having assessed all of the information before me, Iam
unable to share the Authority’s oplnion that the outcome of an appeal was
necessarily a foregone conclusion even If It considered that there was a decisive
conflict with the policies of the development plan or with national guidance.

7. While Authotity’s objections were made known to the appellant at an early
stage it Is not unreasonable to seek to test those concerns through a
well-reasoned case at the application and appeal stages. This is particularly
relevant where there was a fundamental disagreement between the main
parties as to whether or not the development sought was effectively a new build

resldential unit within the countryside,

8. That I have dismissed the appeal and supported the Authority’s case reflects
the judgements that I made on the submitted evidence rather than any
inadequacies In the contents of the appellant’s case. It does hot mean that the
appellant has failed to show clearly why In his view the development should
have been permitted or that he has falled to substantiate his case.

9, Therefore, I find that unreasonable behaviour resufting in uhnecessary or
wasted expense, as described in Circular 03/2009, has not been demonstrated.

Gary Deane
INSPECTOR / e
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