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YORKSHIRE DALES NATIONAL PARK AUTHORITY 
 

Committee: 

 

Planning Parish: Horton in Ribblesdale 

Date: 

 

30th May 2023 Officer: Katherine Wood 

Applicant: 

 

Mr Barrow & Craven District 

Council  
Application 

No: 

 

C/44/277A 

Site 

Address: 

 

Land at Rowe Garth, Horton in Ribblesdale, Settle, North Yorkshire, BD24 

0HT 

Proposal: 

 

Full planning permission for housing scheme to provide 10 dwellings including 

6 no. open market houses and 4 no. affordable houses/flats, the conversion of 

barn to one local occupancy dwelling and creation of new access’  

(AMENDED DESCRIPTION) 

 

 

 

 

 

REASON FOR COMMITTEE CONSIDERATION 



1. To seek a new resolution from Members on this application.  
 

BACKGROUND 

2. At the meeting of the Planning Committee held on the 12th November 2019, Members 
resolved that, subject to approval of detailed highway layout being delegated to Officers and 
discussing options for improved pedestrian access, full planning permission be granted 
subject to a section 106 agreement to secure (amongst other matters) the affordable housing 
provision within the development, originally to be provided by Craven District Council acting 
as the Registered Provider. 
.   

3. The application was then referred back to Planning Committee in June 2022 as Craven District 
Council, was unable to progress with the affordable housing on the site.   The applicant then 
sought to amend the proposal to include a fall-back position within the Section 106 agreement 
in the form of a commuted sum in lieu of the on-site affordable housing provision, if they could 
not secure the involvement of a Registered Provider to provide the affordable dwellings on 
the site.  Members resolved to approve this amendment.   
 

4. However, the applicants have not been able to identify a Registered Provider to provide the 4 
dwellings (units 1-4) and have stated that the development would not be viable.  They have 
continued to discuss options for providing on-site affordable units over the last year and are 
now proposing a further amendment; the proposed development has been amended from 9 
houses (5 open market and 4 shared ownership) to 10 dwellings by splitting unit 4 into two 
flats (5 open market, 2 affordable rent flats, 2 First Homes and 1 Principal Residency dwelling).  
The barn conversion remains for local occupancy.  The mix would be as follows; 
 

Unit 1 – Principal Residency – A dwelling restricted by a principal residency condition which 

requires the owner to occupy the premises as their principal home.  It is estimated that the 

occupancy restriction reduces the open market value by up to 5% as has been evidenced by 

experience in other, similar, areas in England. 

 

Units 2 & 3 – First Homes - First Homes are a specific kind of discounted market sale housing 

and should be considered to meet the definition of affordable housing for planning purposes. 

Specifically, First Homes are discounted market sale units which must be discounted by a 

minimum of 30% against the market value and be sold to a person or persons meeting the 

First Homes eligibility criteria. 

 

Units 4a & b – Affordable rent – Affordable rented housing where the rent is set in accordance 

with the Government’s rent policy, or is at least 20% below local market rents and the landlord 

is a Registered Provider.   

 

Units 5-9 – Open market housing 

 

Unit 10 – Barn conversion for local occupancy in accordance with Appendix 5 of the Local 

Plan. 

 

CONSULTATIONS AND PUBLIC RESPONSES 



5. Re-consultation has been undertaken with neighbours, the Parish Council and relevant 
consultees, to give an opportunity to comment on the proposed amendments to the housing 
mix.   
 

6. Network Rail have reiterated comments regarding boundary walls, planting and sections of 
the development adjacent to the railway line which would be subject to the conditions and an 
informative previously recommended.  No comments have been received on the proposed 
amended housing mix.   
 

ASSESSMENT 

POLICY CONSIDERATION 

7. The site is allocated in the Local Plan for new housing development, with a notional capacity 
for 8 houses.  Policy C1 states that on sites of between 6 and 10 dwellings, a commuted sum 
would be required in lieu of the delivery of on-site affordable housing.  The commuted sum 
would be in the form of a financial contribution in lieu of on-site delivery of 50% affordable 
housing.  This contribution would be paid to the Authority at the point of completion of each 
dwelling and will be used to support affordable housing elsewhere in the National Park.  In 
this case, whilst adopted Local Plan policy states it should be commuted sum, it is recognised 
that on site affordable houses are much more desirable as they will benefit the community 
most affected by the development.   
 

8. Policy C1 of the Local Plan states that ‘If it is demonstrated that the site cannot deliver the mix 
of housing required, then the Authority will consider an alternative mix of housing on the basis 
of an independent site viability study.’  Since the Committee resolution to approve the 
application for 9 open market houses with either 4 shard-ownership dwellings on site or 
through a commuted sum, the applicant has indicated that this would not be viable.  The 
applicant has therefore amended the proposal to split the 4 dwellings originally proposed to 
be shared ownership units, into 5 units (one house split to form two flats); 4 of which would 
be affordable and one would be principal residency.  This would equate to a 40% affordable 
provision on the site.  The applicant has supported the proposed amendment with a viability 
appraisal which concludes that the proposal as originally submitted would result in a low land 
value and so would not be viable to develop.     
 

9. Whilst the applicant’s viability appraisal is not independent, it also draws on evidence 
contained within the Authority’s Economic Viability Assessment (April 2022) prepared by 
Three Dragons and Rural Housing Support when comparing land values.  This report is now 
the Authority’s strategic housing viability evidence for the National Park and, as well as 
informing the emerging local plan, it also brings evidence up to date in support of application 
decision making.  This report concludes that Horton in Ribblesdale falls within a lower value 
area where the affordable housing contribution on sites of 10 dwellings is likely to be viable at 
30% rather than 50%.  Whilst weight cannot be given yet to emerging plan policy the viability 
evidence underpinning it is a material consideration which supports the case made by the 
applicants at this site.  It is therefore considered that there is sufficient evidence to 
demonstrate that the scheme is not viable on the basis of the original proposal for shared 
ownership units or for the commuted sum in lieu of 50% on site affordable. 
 

10. The question is therefore whether the proposal as amended would bring forward sufficient 
benefits to the local community.  As the applicants could not identify a Registered Provider to 



bring forward the 4 shared ownership units, the site could be brought forward with a commuted 
sum to contribute towards an alternative affordable housing scheme elsewhere in the National 
Park.  This is unlikely to have a direct benefit to the immediate community of Horton in 
Ribblesdale.  The proposed amendment, however, would directly benefit the local community 
by providing 4 affordable dwellings within the village, which would be subject to a local 
connection clause prioritising those within the Horton in Ribblesdale Parish.  The principal 
residency dwelling would also provide a permanently occupied 3 bed dwelling in the village.   
 

11. It is therefore considered that the proposal would comply with the Authority’s housing strategy 
aimed at delivering affordable housing on an appropriate site at a level that reflects what is 
viable and a mix that is informed by up to date evidence. 

PARISH COUNCIL COMMENTS 

12. No comments received to the amendment. 

EQUALITY ACT 

22. The Authority has a duty under s.149 of the Equality Act 2010 to have regard to the need to 

eliminate discrimination and advance equality of opportunity between persons who share a 

relevant characteristic and persons who do not share it. The relevant characteristics are: age; 

disability; gender reassignment; marriage and civil partnership; pregnancy and maternity; race; 

religion or belief; sex and sexual orientation. 

23. It is considered that there are no overt reasons why this proposal would affect anyone with 

the protected characteristics such that the application should be permitted or refused on equality 

grounds. 

CONCLUSION 

13. It is considered that the applicant has provided sufficient site-specific evidence to demonstrate 
that the site is unviable to develop in line with the policy requirement of providing a commuted 
sum in lieu of 50% on site affordable units.  This evidence is also supported by the Authority’s 
up to date viability evidence for the National Park.  It is also considered that the provision of 4 
affordable dwellings and 1 principal residency dwelling would directly benefit the community 
of Horton in Ribblesdale.  As such it is considered that the proposal as amended would still 
meet the aims of policy C1 of the Local Plan.   
 

RECOMMENDATION 

14. Members are requested to grant planning permission subject to an amended section 106 
agreement to cover the following matters; 

- affordable housing provision (4 affordable dwellings - 2 x First Homes and 2 x affordable 

rent); the affordable rent units secured by the involvement of a registered provider;  

- the affordable housing would be made available on a ‘cascade’ basis [to the Horton in 

Ribblesdale parish first, then to adjoining parishes within the National Park (including split 

parishes), to the entire National Park, and finally the whole of the local Housing Authority area; 

- local occupancy restriction to the barn conversion; 



- landscaping scheme for areas outside of housing plots (including remaining field), to include 

long term management; 

- conditions as listed in the officer’s report (November 2019) and minutes; 

-  Principal Residency condition to unit 1. (eg. The dwelling hereby permitted and identified as 

unit 1 on the approved site plan shall not be occupied otherwise than by a person as his or 

her only or Principal Home. For the avoidance of doubt the dwelling(s) shall not be occupied 

as a second home, holiday home or short-term let holiday accommodation. The Occupant will 

supply to the Local Planning Authority (within 14 days of the Local Planning Authority's written 

request to do so) such information as the Authority may reasonably require in order to 

determine whether this condition is being complied with). 































 

 


