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Purpose of the report 
 
1. To consider statistical returns relating to permissions and completions of housing, 

(including barn conversions) and some of the underlying issues. 
 
 
RECOMMENDATION 
 
2. That Members note the contents of the report. 
 
 
Strategic Planning Framework 
 
3. The information and recommendation contained in this report are consistent with the 

Authority’s statutory purposes and its approved strategic planning framework: 
 

• Corporate Plan objective 
Support the completion of 400 dwellings in a range of tenures, sizes, types and 
prices by 2024. 

  
  
Background 
 
4. In considering the half year report on progress against Corporate Plan objectives in 

November last year, Members of this Committee requested “an audit of the existing 
information on the reasons why planning permissions and sites allocated for housing 
are not being implemented”. Following the April meeting, and consideration of potential 
major project reviews, Members also requested that this include an analysis of barn 
conversions. 
 

5. Due to data availability limitations and ongoing transitional arrangements for the 2016 
boundary extension area, the information in this report relates to the ‘old’ National Park 
area that is subject to the policies of the 2015 Local Plan.  

 
Consideration 
 
6. The Authority is required to produce an annual monitoring report (AMR) that sets out 

the impact its planning policies are having. Since the Local Plan was adopted this 
report has focussed on issues relating to housing and barn conversions as two of the 



foremost planning policy issues. The 2018/19 AMR continues this analysis and the 
draft can be found at Annex 1. 

 
Housing delivery 

 
7. Section 2.1 of the AMR clearly illustrates a difficulty in getting housing completed in the 

National Park. The Local Plan area has a gross supply of housing permissions and 
allocations (541 units) more than sufficient to satisfy housing requirements over the 
next 5 years and beyond. The issue is the rate at which this supply of land is being 
converted into completions on the ground.  
 

8. This slowness in construction results in a situation where as little as 42% of the gross 
supply (227 units) can reasonably be considered to be deliverable over the next 5 
years. It leaves enough supply to satisfy minimum housing requirements, but a 
significant shortfall if the Authority is to meet its more aspirational targets, set out in the 
National Park Management Plan and Local Plan, aimed at halting the trend of 
population decline.   

 
9. The slow rate of construction is more profound for the larger sites allocated for housing 

development in the Local Plan (only 25% deliverable within 5 years). However, there is 
also an issue with the (generally much smaller) sites with planning permission (52% 
deliverable within 5 years). 
  

10. The factors underpinning these issues are varied and complex. Annex 2 provides a list 
of relevant factors, together with some of the potential solutions, including measures 
taken to date to try to improve delivery. This is not intended as an authoritative account 
and clearly there remains a lot to do in order to understand the relative factors and 
arrive at a more informed and coordinated response. The Attracting Younger People 
initiative, including an agreed action plan considered by the full Authority in March this 
year, provides a valuable starting point for improving the situation.   
 
Barn conversions 
 

11. Section 2.2 of the AMR illustrates the take up of the more flexible barn conversion 
policies in the 2015 Local Plan. The policy has seen plenty of take-up and, up to April 
this year, 114 residential conversions had been approved versus 9 refused (92% 
approval rate). In line with the wider trend for housing delivery, completions of 
permitted barn conversions are modest (12).  
 

12. One of the main flexibilities introduced by the policy was the extension of conversion 
opportunity to locations outside of nucleated settlements. Small building groups outside 
the main settlements have seen the most take up under the new policies, accounting 
for 53% of approvals. Below this level are 31% of approvals that have been given for 
conversions away from residential building groups, but these remain concentrated in 
accessible locations on the roadside and in non-residential building groups.   

 
13. The barn conversion policy offers a choice of local occupancy, holiday letting, or both 

tenures. Almost half of all permissions have opted for the flexibility of both with a third 
opting for local occupancy only.   
 

14. Relatively few of the 114 approved barn conversions are finding their way onto the 
market. The Authority is only aware of 7 that have been sold on the open market, while 



a further 12 are presently being marketed, 8 of which are sold subject to contract. This 
indicates that the majority of permissions are being retained either as ‘self build’ 
conversion projects or longer term investments.  
 
Conclusion 

 
15. Delivery of housing in a deeply rural area like the Yorkshire Dales continues to be 

problematic. The Authority has a part to play in the solutions, but the complexities of 
the issues require coordinated responses. The Attracting Younger People initiative 
offers the opportunity to try and tackle some of the issues in the short term, while also 
having an eye on those issues that will require more concerted longer term action. The 
new Local Plan for the whole National Park, which is in the early stages of preparation, 
will be a key tool in addressing some of the issues identified. 
 

16. New policy flexibilities for barn conversion are seeing plenty of take up, including the 
ability to convert buildings away from settlements and to flexible tenures. The Authority 
will continue to monitor this area of policy closely so as to inform any refinements 
through the next Local Plan. 
 
 

 
Thomas Harland 
Planning Policy Officer 
 
 
27 June 2019



 
Annex 2 – Issues of deliverability with housing and responses to date 
 
Set out below are seven key issues affecting the delivery of housing in a deeply rural area 
lie the National Park. The issues are, however, all cross cutting and inter-related. The 
plain text summarise the nature of the issue while the text in italics sets out some of the 
actual and potential responses.   
 
1. Legislative and policy uncertainties 

 
The requirements of Local Plan policies flow directly from national policy and guidance, 
which it has to conform with. Regular shifts in national policy, for example the move to 
restrict the ability of planning authorities to require affordable housing to be provided on 
smaller sites, can create uncertainty at all levels of the development industry.  
 
The same can apply to regulatory changes, for example proposed extensions to the Right 
to Buy can erode landowner and community confidence in future affordable housing 
schemes.  
 
Both of these particular interventions were predicated by a belief that the direct loss of 
affordable housing could be offset by financial compensation that could be reinvested in 
‘compensatory’ provision. In a rural area however, the options for reinvesting this money 
are much more limited and far from certain, resulting in a greater risk of net losses in the 
affordable housing stock.  
 
These and other national changes, such as the incremental relaxations to permitted 
development rights that could allow Local Plan housing policies to be circumvented, can 
lead to developments being deferred in the hope of a future, more favourable, policy or 
regulatory system. 
 
The Authority continues to try and influence national policy and legislative changes, 
including as part of the wider family of National Parks represented by National Parks 
England.  
 
The Government issued an updated National Planning Policy Framework in July 2018 
(which the Authority sought to influence). However policy specifically in relation to rural 
housing is limited. The policy on the minimum threshold for requiring affordable housing 
on small sites remains unclear and is creating uncertainty.  
 
The Government produced a Rural Productivity Plan in 20151 which made a commitment 
to increase the availability of housing in rural areas but set out a limited range of 
interventions to achieve this, some of which have yet to be fully progressed. The 
subsequent ‘Rural Planning Review’2 has also suffered from similar issues and wider 

1 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/454866/1
0-point-plan-rural-productivity-pb14335.pdf  
2 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/589763/S
ummary_of_responses_to_the_technical_planning_consultation.pdf  
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concerns have been raised about the representation of uniquely rural agendas in 
Government policy3.  
 
The Authority has always been active in seeking to ensure that proposed permitted 
development rights do not undermine its planning policy objectives. The introduction of 
permitted development rights allowing agricultural buildings to be converted to residential 
uses without the need for full planning permission is one example. More recently the 
Government went so far as to propose a new permitted development right that would 
allow the demolition of commercial buildings and their replacement with new build 
housing. However, it is still considering whether or not to take this forward4.  
 
The proposed extension of Right to Buy to housing association tenants – now premised 
on being voluntary rather than statutory - remains under review subject to a pilot project. 
 
 
2. Local Plan policy requirements and viability 
 
Local Plan policy requirements certainly place a squeeze on scheme viability. This 
includes an expectation of high quality design that responds to the sensitivities of the 
National Park. It also includes requirements for affordable and local occupancy housing in 
order to prioritise the sort of housing that is actually needed. This acts to depress gross 
development and land values. It can also lead to complications in selling completed 
dwellings, due to a more limited pool of eligible occupiers and problems obtaining 
mortgages at competitive rates. 
 
The average annual net completion figure over the last decade is 28 units. This reflects a 
period in which more exacting Local Plan policy requirements for affordable and local 
occupancy housing have been felt, starting with the 2006 Local Plan when local 
occupancy restrictions were introduced in earnest. Prior to the economic downturn 
completion levels three times higher than this were being sustained, but at the cost of 
significantly more unrestricted housing. A handful of key development opportunity sites, 
such as Embsay Tannery, Eshton Hall and High Hall Bainbridge, also had an important 
part to play in these levels of completion. 
 
The Authority undertook a viability assessment to support the development of its housing 
policies. However, this is a standard model based on a series of assumptions that aren’t 
necessarily borne out on a site by site basis several years down the line. A particular issue 
concerns transfer values that might be paid to developers of affordable housing together 
with the level of, and conditions incumbent on, public subsidy for affordable housing 
delivery. Added to this are factors such as abnormal costs associated with often more 
difficult to develop sites in the National Park, problems accessing finance at competitive 
rates where occupancy restrictions and other factors make for riskier developments, and 
an expectation of a higher developer profit margin that reflects the level of risk associated 
with developing smaller more problematic sites. The Authority does not however charge 
Community Infrastructure Levy which, for example, adds £62 per square metre to 
residential development costs in South Lakeland outside the Park.  

3 Countryside at a crossroads (2018), House of Lords Select Committee 
https://publications.parliament.uk/pa/ld201719/ldselect/ldnerc/99/99.pdf  
 
4 https://planningjungle.com/wp-content/uploads/Government-response-to-consultation-on-Planning-Reform-
Supporting-the-high-street-and-increasing-the-delivery-of-new-homes-May-2019.pdf  
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The challenges of viability are acknowledged by the flexibility that has been built into 
Policy C1. This allows for negotiation on the tenure mix (e.g. reduced proportion of 
affordable housing) within a development to achieve a viable development, subject to 
robust and independently verified evidence. There comes a point, however, where the 
Authority needs to question whether permitting housing developments at substantially 
below the policy requirement for affordable or local occupancy housing will fundamentally 
undermine its policy objectives.  
 
The Attracting Younger People initiative will commission a piece of work to establish 
whether build costs are higher in the National Park area and whether there are options 
available to reduce those costs. Linked to this is another initiative to commission architects 
to design new ‘vernacular’ for modern housing – to include aims to reduce build costs; 
increase sustainability (energy use etc.), and be sympathetic to landscape character.  
 
The new Local Plan will provide an opportunity to review policy requirements in line with 
updated viability evidence that can anticipate more of the challenges that are being 
presented on a site by site basis at present. This will include consideration of the 
proportion of affordable housing that might viably be developed, both on conventional 
housing sites and rural exceptions sites (where a small proportion of market housing is 
now permissible). It will also provide an opportunity to review affordable tenure 
requirements (in light of the broader definition of what constitutes an affordable house), 
local occupancy (in light of the boundary extension area having either different occupancy 
criteria or no such restriction at all), and calls for a more simple ‘principal residence’ 
restriction to be used. 
 
3. Planning process 
 
The Authority offers a pre-application advice service that has proved to be successful in 
helping resolve issues prior to the submission of a planning application. Not all applicants 
obtain pre-application advice or, where they do, might not provide sufficient detail to 
enable a comprehensive response, or otherwise may not respond positively to the advice 
given.  
 
The pre-application process cannot anticipate all possible pitfalls including, for example, 
the strength of local opposition to schemes from residents or external consultees. This 
results in delays during the application process as changes are negotiated and re-
consulted on, or applications have to be withdrawn and resubmitted. Sometimes a lack of 
professional architects, planning agents and other private sector development expertise 
can hinder the process.  
 
Many of the extant housing planning permissions are not the first iteration of a particular 
scheme but incorporate changes to previously approved schemes, or represent the 
renewal of a previous permission that has expired. Sometimes this results from a failure to 
implement the approved scheme in accordance with the details submitted and conditions 
attached, resulting in enforcement action.  
 
Finally, since the majority of housing permissions require a Section 106 agreement to 
secure occupancy and affordability restrictions, this can extend the determination period 
while legal issues are resolved. 



 
The planning application process should not, in itself, be a significant barrier to 
development, provided applicants prepare schemes with appropriate professional input, 
including pre-application advice from the Authority.  
 
The biggest delay results from formulating and agreeing Section 106 agreements, 
including obtaining proof of title and other legal negotiations, which can add significantly to 
determination periods once all other details of a scheme have been agreed.  
 
As many Members will be aware, more significant delays have been experienced on some 
recent schemes, for example the scheme for 17 houses on an allocated site in West 
Witton and the scheme for 5 houses on a rural exceptions site in Bainbridge. A 
combination of factors has contributed to these delays, including changes in the 
circumstances of the applicants and potential legal challenges from objectors. 
 
 
4. Lack of larger commercial developers 
 
The National Park attracts relatively little interest from commercial developers. The 
inherent remoteness of the National Park, coupled with the size of housing sites and their 
level of constraint, conspires to reduce economies of scale and make development costs 
higher.  
 
A handful of small commercial developers do operate in the National Park but have limited 
capacity and often easier and less risky development options outside of the National Park 
to choose from. Since the economic downturn there has also been a well documented 
decline in small housebuilders nationally.  
 
Due to the long lead-in times for developments in the National Park, the completions are 
currently coming through the system are partly the product of the economic downturn after 
2008 when application numbers sharply reduced and developers had to navigate a more 
challenging financial climate.  
 
Many of these issues are structural and reflect a type of market failure that is likely to need 
some intervention to incentivise development industry interest and increase capacity in 
deeply rural areas.  
 
One of the commitments in the Attracting Younger People Action Plan is to deliver an 
initial conference/workshop to support small local building companies to increase the 
housing delivery rate. This will at least help to better understand some of the issues so 
that solutions can start to be formulated. They might include stronger financial incentives 
for smaller builders to take on developments, for example underwriting of, or discounted 
rates for, development finance on small sites. 
 
5. Drop in housing association activity 
 
Housing associations and other registered providers of affordable housing have 
contributed significantly to new build completions in the past, but their levels of activity 
have declined in recent years. They have to deal with the same viability and economy of 
scale issues as commercial developers, together with additional revenue costs associated 
with managing and maintaining affordable rented accommodation in remote locations.  



 
The viability gap is generally closed using public subsidy from Homes England, but the 
prevailing rules and initiatives are subject to changes and, at times, a lack of flexibility and 
rural focus.  
 
Legislative changes (e.g. proposed Right to Buy for housing association tenants), or 
misconceptions over who might be priority eligible occupiers of the properties, or whether 
the properties will be genuinely affordable in perpetuity (especially in light of the move in 
national policy towards different affordable home ownership products e.g. starter homes) 
can also erode landowner and community confidence in their schemes.  
 
A lack of publicly owned land in the National Park means that there isn’t a ready supply of 
land that can be made readily available in the public interest and benefit from Government 
financial national incentives to get such land developed. 
 
There are signs of a reversal in the declining housing association activity seen in recent 
years. Broadacres Housing Association have indicated a renewed desire to undertake 
further developments in the National Park and, in partnership with the Authority and the 
Rural Housing Enabler, is currently exploring a number of possible rural exceptions sites 
in Richmondshire.  
 
There is also housing association interest in both allocated and exceptions sites in Craven 
and South Lakeland, including from a broader range of providers than has historically 
been the case.  
 
Craven District Council has agreed to acquire part of one of the allocated sites at Horton 
in Ribblesdale to provide affordable housing and this will represent the first direct local 
authority house building in the National Park for many years. It is also considering 
acquiring a further allocated site at Airton. Richmondshire District Council has helped to 
facilitate the delivery of the allocated site in West Witton while South Lakeland District 
Council has been involved in pre-application discussions on a range of sites, allocated 
and exceptions, in their part of the National Park. The Authority has recently been in 
discussion with Homes England regarding the potential for some of the allocated sites to 
take advantage of their Land Assembly and Small Sites Funds5. 
 
Community Land Trusts offer a potential route to supplementing housing association 
activity and the example in Hudswell has seen three affordable properties developed. 
They require significant professional support, capacity building, or partnership with a 
housing association, if they are to tackle to complexities of the development and funding 
processes and these issues have been highlighted in relation to other potential schemes 
in the National Park.  
 
The Attracting Younger People initiative will see feasibility work undertaken to look at 
whether it is possible to establish a broader Yorkshire Dales-wide Community Land Trust 
to boost the development of community-led housing. Linked to this are ideas surrounding 
setting up a revolving rural land bank so that the revenues generated from schemes are 
reinvested in future provision. 
 
6. Land availability 

5 https://www.gov.uk/government/news/government-investment-to-overcome-barriers-to-building  
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The AMR demonstrates that the larger sites allocated in the Local Plan are most affected 
by slow delivery. These sites were first allocated in 2012 following a call for sites process 
that resulted in only a limited range of suitable site options to consider. This indicates a 
general reluctance on the part of landowners to promote their land for development. This 
can be influenced by a range of factors (e.g. lack of time/capacity to explore, less risky 
investment options, jointly owned land, fear of local objection, third party land needed to 
unlock etc).  
 
Where land is made available for development, such as with the allocated sites, it doesn’t 
always progress further. This is partly influenced by the lack of a commercial housing 
development industry in the National Park, so that developers are not actively pursuing 
options for developable land. It is also influenced by an expectation of price by landowners 
- expectations that aren’t always realistic in light of the development economics and so 
represent ‘hope value’ rather than actual value. This can especially be the case for rural 
exceptions sites if there is an expectancy that their status may change through a future 
allocation process that allows for a more profitable mix of housing. This is the dilemma the 
Authority will face shortly where, if and when it launches another call for sites, landowners 
will begin to speculate on whether their site might achieve a ‘better than exceptions’ value.   
 
Bearing in mind that it is now over 7 years since the allocated sites were first identified in 
planning policies, the fact that so many have yet to even receive planning permission is 
extremely disappointing. Setting aside issues of viability and other practical constraints to 
development, some of the sites seem to be affected by inertia or a lack of genuine 
commitment to development. Some seem to be viewed as investments or have owners 
wishing merely to ‘keep their options open’. Others show some progress, followed by long 
pauses without concerted effort to move things forward.  
 
These issues are encountered well beyond the National Park. At a national level steps are 
being taken to make compulsory purchase a more attractive option for local authorities. 
This is something that, through the Attracting Younger People Initiative, the Authority will 
be exploring further in partnership with the District and County Councils.  
 
Other measures, such as providing capital gains and inheritance tax relief on land 
developed for affordable housing, or developing schemes that allow landowners to retain 
control of the land through leasehold arrangements, together with nomination rights for 
occupants and dedicated ‘family’ plots, have also been proposed.  
 
National planning policy now encourages planning authorities to deallocate land that has 
little prospect of coming forward for development. As a result the Authority has written to 
the owners or representatives for several of the allocated sites to set out the prospect of 
de-allocation if progress towards development is not made soon.  
 
The majority of allocated sites have demonstrated some positive intent and the Authority 
has had detailed pre-application discussions with most (Table 3 in the AMR). It is also 
working with the District Councils to identify ways in which barriers to delivery can be 
overcome, as demonstrated by the Horton in Ribblesdale example cited above. That said, 
viability remains a huge challenge for some of the sites. 
 
The next Local Plan offers the opportunity for a more comprehensive and proactive search 
for suitable housing land, in a broader range of locations, with stronger testing of 



deliverability and community support at the allocation stage. This might include more 
ambitious releases of land in main service centres to assist with some of the issues 
identified above. It might also include smaller incremental developments in villages, 
coordinated in such a way as to achieve economies of scale. Neighbourhood planning 
may have a role to play in terms of building consensus for housing developments. 
 
7. A self-build culture 

 
It is the smaller sites that predominate in the National Park and the average completed 
housing scheme over the last decade is under 2 units. These tend to be more of the ‘self 
build’ variety of projects, often catering for the needs of family members, or used as a 
small scale investment opportunity, usually project managed or undertaken by the 
applicant themselves. These developments generally have longer lead-in times for 
completion which, over the last five years, has averaged 4 years from planning permission 
to completion. They are also more vulnerable to changes in personal and financial 
circumstances, as housing needs change and lending becomes more problematic and 
expensive, especially where added risks, such as local occupancy restrictions or 
unforeseen issues, are factored in.  
 
There are a small number of extant permissions in the National Park, some granted as 
long ago as the 1970s, which have seen a minimum of work carried out in order to 
implement the consent, with no further progress since. Some sites are sold on several 
times before being completed. Others have made good progress up to a point, before 
stalling completely, sometimes intentionally stopping short of a level of completion that 
might incur Council Tax if there are doubts over the point at which they may be occupied. 
Others just move very slowly as works are carried out in spare time and when finances 
allow. More than half of the housing schemes where works have commenced have shown 
no substantive progress in the last 3 years.  
 
A related issue is that, in the National Park, there has always been a strong contribution to 
housing supply from the conversion of (normally traditional) buildings. These projects are 
generally less predictable than new build. Since the new Local Plan was adopted, 
traditional building conversions are making ever-increasing contributions to overall 
housing supply to the point where new build is now a minor player in permissions. 
 
Self build will remain an intrinsic part of the housing development culture of the Yorkshire 
Dales. It is something that the Government increasingly incentivises through initiatives 
such as the self build register.  
 
The Authority has gone further in publishing a list of all extant planning permissions and 
allocated housing sites, so that interested self builders and developers can see what is 
potentially available. 
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1 Introduction  
 

Local planning authorities must publish information annually that shows progress with 
implementing adopted planning policies and developing new and replacement planning 
policies.  

The report relates to the Yorkshire Dales Local Plan 2015-30 and is the third Annual 
Monitoring Report (AMR) since a new Local Plan was adopted for the National Park in 
December 2016.  

Separate planning policies apply in the area that became part of the National Park on 1st 
August 2016. For the time being, monitoring in these areas will continue to be carried out 
by South Lakeland District Council, Eden District Council and Lancaster City Council 
respectively. 

 

1.1 Essential monitoring requirements 

The statutory requirements for monitoring are set out in The Town and Country Planning 
(Local Planning) (England) Regulations 2012. The required outputs are largely procedural 
matters relating to progress in preparing new policies rather than the actual impact of 
adopted policies. The Authority has reported against these requirements in Appendix 1. 
The headlines are that: 

• The Local Plan 2015-30 was adopted in December 2016 and provides planning 
policy for the whole of the pre-August 2016 National Park; 

• The Authority has published a new Local Development Scheme setting out the next 
stages in its review of planning policies. This will see a new Local Plan prepared 
that will provide updated and consolidated planning policy coverage for the whole of 
the post-August 2016 National Park. The Local Development Scheme envisages 
that the new Local Plan will be adopted by 2023. Once adopted it will supersede all 
existing policies; 

• Neighbourhood planning by local communities continues to have limited take-up in 
the National Park. A new neighbourhood planning area covering Clapham-cum 
Newby parish has been designated by the Authority and paves the way for a 
neighbourhood development plan to be prepared there. In June 2019 a referendum 
was held on the Gargrave Neighbourhood Plan which straddles the National Park 
boundary. The Plan was approved by 66% of the electorate and will now be ‘made’ 
by resolution of Craven District Council and the National Park Authority.   

 
 
1.2 Additional monitoring activity 
 
This year’s report focuses in on three key areas of policy that are particularly important in 
the Yorkshire Dales context:  
 

• Housing supply. The shortage of housing is a national issue. In the Yorkshire Dales, 
there is a particular set of circumstances that means new housing provision has a 
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vital role to play in maintaining viable and sustainable communities. Policy C1 
(housing in settlements) is the most relevant policy for housing tenure and supply. 
Section 2.1 provides numerical returns on housing permissions and completions, 
together with further commentary and analysis regarding housing land supply. 

 
• Conversion of traditional farm buildings. Policy L2 guides decisions on the 

conversion of traditional farm buildings.  This was one of the areas of policy that 
became much more flexible with the adoption of the 2015-30 Local Plan and so 
continues to prompt debate. Section 2.2 of the report sets out statistical information 
in relation to the location and tenure of these conversions and comments on some 
of the early lessons learnt from the policy.  

 
• Sustainable self-catering visitor accommodation. Policy T3 is supporting an 

increasing number of proposals for ‘glamping’ accommodation alongside more 
established forms of visitor accommodation. Section 2.3 provides further details. 
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2.1  Policy C1 – Housing target and delivery 

 
 
The delivery of housing (especially affordable housing) is a crucial issue in the National 
Park, as it is nationwide, but for different reasons.  The National Park’s population growth 
has stalled, and it is expected to go into decline. This poses real challenges for community 
sustainability as the population profile ages and services are lost.  The planning system 
has an important role to play in promoting a supply of housing permissions to meet 
demand, including for those unable to afford a house on the open market.  
 
Tables 1 and 2 overleaf set out information on housing completions and permissions over 
the last decade. They are expressed as both ‘gross’ and ‘net’ figures. The gross figures 
embrace all self-contained residential units where as the net figures make deductions for 
holiday occupancy residential units. It is the net figures that provide the basis for 
monitoring delivery against housing targets and the supply of housing land as set out in 
the sections below. 
 
Annual completions 
 
The Local Plan established a housing target for the ‘old’ National Park of 55 net additional 
dwellings per annum. It is an ambitious target, well in excess of the minimum requirement - 
or ‘objectively assessed need’ - for additional housing, which stands at between 32 and 38 
units per annum.  
 
During 2018/19 there were only 13 net housing completions. This represents an extremely 
disappointing return against the annual target, while also falling short of the minimum 
housing requirement.  It is the lowest level of completions in the last decade and follows on 
from a similarly disappointing figure (20) in 2017/18.  
 
All bar one of the units completed in 2018/19 were for local occupancy but there were no 
affordable houses constructed.  
 
Annual permissions 
 
In 2018/19, net permissions for residential units totalled 51. This represents a reduction 
against the figure of 65 approved in 2017/18 but is still above the 5 and 10 year averages. 
On top of this, a further 64 units have been permitted subject to the completion of a 
Section 106 legal agreement, with most of these having been processed during 2018/19. 
Assuming the majority of these legal agreements are concluded (28 already have been), 
and supplemented by additional permissions during the course of the year, the 2019/20 
figure looks set to be considerably higher.  
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Table 1 - Housing completions 2008/9-2018/19 
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2008/9 93 93 57 19 15 2 0 0 0 57 6 2 3 25 
2009/10 33 30 19 0 7 2 0 3 2 16 8 1 2 6 
2010/11 24 21 8 0 9 3 1 3 0 8 5 4 2 5 
2011/12 40 39 16 4 8 2 4 1 5 18 13 2 2 5 
2012/13 36 31 10 2 15 3 0 5 1 14 12 3 2 5 
2013/14 32 31 11 14 5 0 1 1 0 22 2 1 4 3 
2014/15 31 31 11 7 10 2 0 0 1 20 7 2 0 2 
2015/16 32 31 13 0 16 1 0 1 1 18 4 3 3 4 
2016/17 39 39 7 22 7 3 0 0 0 24 3 1 1 10 
2017/18 21 20 6 5 4 2 0 1 3 13 3 0 1 4 
2018/19 19 13 0 0 12 0 0 6 1 4 11 0 0 4 

1 Excluding holiday letting accommodation.  
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Table 2 Housing permissions2 2008/9-2018/19 
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2008/9 44 39 17 4 11 5 0 5 2 20 14 2 2 6 
2009/10 36 36 9 0 19 1 7 0 0 18 3 3 4 8 
2010/11 33 29 13 2 12 2 0 4 0 14 10 2 2 5 
2011/12 23 21 8 0 8 4 0 2 1 9 7 1 3 3 
2012/13 43 34 8 14 7 4 0 9 1 22 2 3 5 11 
2013/14 33 33 12 0 17 4 0 0 0 8 6 3 1 15 
2014/15 55 52 1 29 17 3 1 3 1 41 7 1 1 5 
2015/16 23 22 3 0 10 5 4 1 0 10 3 2 1 7 
2016/17 57 47 2 10 18 0 1 10 16 17 13 3 2 22 
2017/18 81 65 10 6 32 2 0 16 15 24 35 1 2 19 
2018/19 57 51   5 0 16 4 1 6 25 9 36 0 4 8 
Approved pending S1064 69 64 11 20 14 2 0 5 17 34 22 1 2 10 

2 Variances from figures reported in previous years reflect permissions superseded by new schemes and expiries of unimplemented and temporary permissions. 
3 Excluding those limited solely to holiday letting accommodation. 
4 The Authority has resolved to approve these applications but a formal decision cannot be issued until the completion of a legal agreement. All bar three of these 
units are derived from applications considered during 2018/19. 
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Revised 5 year housing requirement 
 
Local planning authorities are expected to maintain a rolling supply of land sufficient to 
satisfy at least 5 years’ worth of their minimum housing requirements. 
 
The ‘objectively assessed need’ for housing in the National Park is between 32 and 38 
dwellings per annum (dpa). This forms the benchmark for measuring whether the National 
Park has a 5 year supply of housing sites. However, in light of the community viability 
issues identified above, the Authority set a target of 55 dwellings per annum.  So, ideally, it 
should seek to maintain a 5 year supply in relation to this figure. This results in two 
scenarios for the 5 year land supply: 
 

• Scenario A - 160 units (based on the lower end of the objectively assessed need 
range of 32-38 dpa5); 

• Scenario B - 275 units (based on the Local Plan target of 55 dpa). 
 
These figures then need to be adjusted to take account of housing delivery since the start 
of the Local Plan period (the 2015/16 monitoring year i.e. 4 years). Using the same 
scenarios as above, net under-delivery of housing over this period stands at 25 units under 
Scenario A, and 117 units under Scenario B.  These ‘backlog’ units are added back into 
the projected annual requirements (spread evenly across the remaining years of the Local 
Plan period i.e. the 11 years up to 2030).  An additional buffer, as required by national 
planning policy, is also added to the annual requirement (including backlog) to arrive at 
final adjusted 5 year requirements:  
 

• Scenario A - 206 units (41 dpa); 
• Scenario B - 394 units (79 dpa). 

 
 
Gross housing land supply 
 
At the close of the monitoring year, gross6 housing land supply in the Local Plan area was 
made up of: 
 

• 287 units where a planning application has been approved and remains extant; 
• 190 units on land allocated for housing development in the Local Plan; 
• 30 units from other unplanned ‘windfall’ sites (sites not yet having permission but 

that are projected to both obtain planning permission and complete within a 5 year 
period). 
Total: 541 units 

 
Net housing land supply 
 
Although this supply of land exceeds the 5 year figure for both the housing requirement 
(206) and Local Plan target (394) by some margin, it needs to be adjusted to take account 
of ‘real world’ deliverability. In respect of each of the three main sources of housing supply 
set out above, the following factors are pertinent to these adjustments: 

5 The lower end of the range is used in accordance with National Planning Practice Guidance Paragraph: 
035 Reference ID: 3-035-20180913 
6 Excludes holiday letting accommodation  
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i) Extant planning permissions 

 
The 287 units in this category are made up of 175 units where development has yet to 
commence and 112 where development has started.  
 
Of the 175 yet to commence, an adjustment needs to be made to account for permissions 
that might expire (i.e. where development does not commence within the statutory period - 
normally 3 years from the date permission is given). Based on historic trends the rate of 
expiry of housing permissions in the National Park is very low at around 4% of all housing 
permissions granted, so this doesn’t make a significant difference to the stock of 
deliverable housing permissions (8 units deducted). It would not however be reasonable 
for the Authority to assume that all of the residual uncommenced permissions will be 
completed within a 5 year period. A particular factor in this is the fact that, of the 175 units, 
64 are still awaiting the completion of a legal agreement before planning permission can 
be formally issued7. Given that the lag period between permission and completion in the 
National Park averages 4 years, and these units haven’t yet received their final planning 
permission, an adjustment clearly has to be made. The Authority therefore assumes that 
50% of uncommenced permissions (83 units) are deliverable within a 5 year period.  
 
Of the units where development has started the Authority needs to be realistic about the 
prospects of a completion within five years where little or no progress has been made in 
recent years. This results in the 112 units being reduced to exclude schemes that have 
made no progress at all in the last decade and so offer little prospect of a completion at all 
(6 units), together with those schemes where progress has been particularly slow and so 
offer little prospect of a completion within the next 5 years (39 units). The residual number 
of commenced planning permissions that can reasonably be assumed to be deliverable 
within 5 years is 67 units. 
 
When all 287 units with extant permissions are considered in terms of deliverability over 
the next 5 years, only 150 units can be included within the 5 year land supply. This 
represents 52% of the gross figure. 
 
 
ii) Allocated housing sites 
 
Appendix 4 of the Local Plan lists the sites allocated for housing development. An 
allocation in the Local Plan of this type is tantamount to the grant of outline planning 
consent as it clearly establishes the acceptability, in principle, of the site’s development for 
housing. The Local Plan lists 22 sites with notional capacity of 203 units, however this 
needs to be adjusted so that sites that have subsequently received planning permission 
(and included in the extant permissions figures above) aren’t double counted. Three of the 
allocated sites have received planning permission to date. It also needs to be adjusted to 
take account of more precise estimates of site capacity based on pre-application 
discussions for the remaining sites – the capacity estimates in the Local Plan are 
conservative and sites tend to be found to have scope for higher density of development 
which raises the overall figure. The adjusted capacity across the remaining 19 sites is 190 
units. 
 

7 Since these figures were compiled at the end of the financial year 28 of these units have seen legal 
agreements concluded and permissions issued. 
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Table 3 below provides a summary of progress with the remaining allocated sites. The 
Authority can only reasonably assume completion of sites that are already the subject of a 
planning application, or well advanced in the pre-application process, so that there is a 
realistic prospect of development within 5 years. Of the 190 units encompassed by all the 
allocated sites, only 47 currently fall into this category. This represents 25% of the total.  
 
Table 3 – Progress of allocated housing sites 
Progress status Sites Units 
Current planning application 1 9 
Planning application withdrawn as scheme details 
unacceptable, subsequent detailed pre-application 
advice to identify a way forward  
 

2 12 

Detailed formal pre-application advice offered but yet 
to progress to planning application 

6 101 

Informal pre-application discussions, no recent 
progress 

2 18 

Lack of any real progress 8 50 
TOTAL 19 190 
 
 
iii) Unplanned ‘windfall’ sites 
 
Over the last 5 years the Authority has, on average, granted windfall planning permissions 
for 24 residential units per annum over the last 5 years. Based on current planning 
application caseloads, and pre-application discussions the Authority has been engaged in, 
there is every reason to believe that this figure will be sustained going forward. Projected 
forward over the forthcoming 5 year period this equates to 120 units, however the lag 
between the point of permission and the point of completion (averaging 4 years in the 
National Park) makes it reasonable to expect only a small proportion of this overall figure 
to be delivered within the 5 year period. For these purposes the Authority has assumed 30 
units - just over 1 year’s worth of permissions (most probably those that are permitted 
imminently) - will have a genuine prospect of completing within the 5 year period.  
 
Overall situation in relation to the 5 year land supply 
 
In overall terms the Authority has adopted a reasonably conservative approach to 
assessing deliverable sites over the next 5 years. In summary, it has assessed the 
following as being deliverable: 
 

• 150 units from extant permissions (taking account of likely expiries and proposals 
that are moving too slowly to be considered deliverable within 5 years); 

• 47 units from allocated sites (based on those that are most advanced in pre-
application discussions or where a planning application has already been lodged 
but not yet fully determined); 

• 30 units from windfall (based on the 5 year average figure being phased in to allow 
for the lag between permission and completion). 
Total: 227 units (42% of the gross figure) 

 
The resultant situation is that, by a narrow margin, the Authority maintains a 5 year supply 
of deliverable housing sites (227 units) in relation to the National Park’s 5 year housing 
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requirement (206 units). This results from a significant squeeze on the gross supply figure, 
with just 42% of the overall supply being deemed to be deliverable in the coming 5 years. 
Another year of under delivery in 2019/20 will add to the backlog and, without an 
improvement in the prospects of converting more of the gross supply to net supply, could 
see the Authority fail to maintain a 5 year supply. Notwithstanding this, there remains a 
supply of land well in excess of total requirements over the 11 remaining years of the Local 
Plan. 
 
The consequence of failing to maintain a deliverable 5 year supply of housing sites is that 
relevant development plan policies – most notably Policy C1 of the Local Plan which 
controls the release of housing land and tenure requirements – may be considered ‘out of 
date’ and therefore afforded limited weight in planning decisions. Ultimately this presents a 
risk of Local Plan policies being overridden in relation to future housing proposals. This is 
far from a default position however. National policy makes it clear that granting planning 
permission in these circumstances should not happen if there are clear reasons for 
refusing the development based on the provisions of national policies that seek to protect 
areas of particular importance, National Parks being a named example. 
 
Although there is a supply of housing land to satisfy minimum housing requirements, it is 
important to remember that the Authority set a more ambitious housing target well in 
excess of the minimum. This creates a significant deficit between land supply and the 
more ambitious housing target during the initial 5 year period and a smaller overall deficit 
when projected over the remaining 11 years of the Local Plan period. The Authority 
expects to adopt a new Local Plan in 2023 which will provide an opportunity to re-assess 
both the housing target and sources of land supply well in advance of the projected 2030 
end date for the Local Plan. 
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2.2  Policy L2 – re-use of traditional farm buildings 
 
 
The objective of Policy L2 is to secure the long term future of traditional buildings in a 
manner that conserves their intrinsic value.  It encourages a range of potential re-uses 
where the buildings and their locations have capacity to absorb them. In particular, it 
allows more intensive uses of traditional buildings (notably permanent residential use), in 
settlements, other building groups and in roadside locations.  
 
Take up 
 
Since October 2015 planning permission8 has been given for 114 barn conversions to 
residential use. Just 9 refusals have been issued over the same period (92% approval 
rate).  
 
Of the 114 conversion permissions, 12 have completed and 23 are in progress.  
 

  
Completed barn conversion at Manor House Barn, Thorpe 

 
 
Policy L2 continues to support conversion to non-residential uses and a prominent 
example is the Tithe Barn at Bolton Abbey. This received planning permission in 2017 with 
conversion completed by the end of 2018. This building has been converted to a wedding 
and events venue by the Bolton Abbey Estate and has resulted in a very successful and 
high quality conversion befitting this sensitive grade II* listed building. The Royal Institute 
of British Architects recently awarded it as the best regional conservation project for 
Yorkshire and the Humber.  
 
 
 

8 Including permissions that are subject to completion of a Section 106 agreement meaning a formal decision 
notice has yet to be issued 
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Tithe Barn, Bolton Abbey 

 
Locations of approved traditional farm building conversions 
 
Policy L2 allows traditional buildings to be converted within settlements, building groups 
and suitable roadside locations. Table 4 below shows the breakdown of according to 
location types. 
 
Table 4 - Traditional farm building residential conversion9 permissions10 by location 
 

Situation Number of 
permissions11 

Percentage Grouped 
percentage 

1. Local Service Centre 1 1% 16 

2. Service village 10 9% 

3. Small settlement 7 6% 
4. Hamlet 21 8% 53 

5a. Residential building group 39 34% 

5b. Non residential building group 6 5%  
31 6a. Roadside (public road) 22 19% 

6b. Roadside (private road) 2 2% 

7a. Non-roadside (with some form of 
established access) 

5 4% 

7b. Non-roadside (field barn) 1 1% 

TOTAL 114   

9 Includes all buildings that are of traditional construction and have the character of a traditional farm 
building, including those that have had an intervening use that has retained the original character (e.g. 
storage, workshop), but excluding those where an intervening use has changed the character (e.g. domestic 
annexe or employment use) 
10 Applications approved since Policy L2 started to be given weight in decision making (October 2015) 
11 Includes applications that have a resolution to approve subject to completion of a Section 106 legal 
agreement. A slight discrepancy between these figures and the figures contained in the housing permissions 
section are the result of including a small number (5) of approvals from April 2019. 
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Tenure of approved traditional farm building conversions 
 
Table 5 shows the breakdown of permissions for traditional farm building conversion 
according to tenure, with around half favouring flexibility between local occupancy and 
holiday letting use. 
 
Table 5 – Traditional farm building residential conversion permissions by tenure 
 
Tenure Permissions Percentage 
Local occupancy or rural worker 40 35% 
Flexible local occupancy/holiday 56 49% 
Holiday letting 18 16% 
TOTAL 114  
 
 
Geographical spread of traditional farm building conversions 
 
Take up of Policy L2 has been concentrated in the Craven part of the National Park and in 
particular in Wharfedale, as shown in Table 6 below. 
 
Table 6 - Traditional farm building residential conversion permissions by 
geographical spread 
 
 
District Sub area Permissions 

District 
total 

Craven Upper Wharfedale 12 

63 
Mid Wharfedale 10 
Lower Wharfedale 20 

Malhamdale 9 

Ribblesdale, Ingleton & Clapham 12 
Richmondshire Upper Wensleydale & Swaledale 11 

34 
 
 

Lower Swaledale & Arkengarthdale 7 

Mid & Lower Wensleydale 16 
South 
Lakeland 

Dentdale 4 
17 
 Garsdale 2 

Sedbergh/Cautley 11 
TOTAL 114 
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2.3 Policy T3 – Sustainable self-catering visitor accommodation 

 

Policy T3 of the Local Plan responds to evidence of increasing demand for more diverse 
forms of visitor accommodation. The policy is broad-ranging, targeting ‘fixed but reversible 
short stay visitor accommodation of sympathetic design’. It increases the scope for 
‘glamping’-type accommodation and has resulted in approvals for over 80 units of 
accommodation in the form of camping pods, shepherd’s huts and yurts (Table 7). These 
are spread over 12 different sites, mainly existing camping/caravan sites, but with two 
wholly new enterprises established at Buckden and near Askrigg. 

 

Table 7 – Glamping accommodation approved under 2015-30 Local Plan 

Accommodation/site type Units permitted 

Shepherd’s huts /railway carriages 10 

Camping pods 46 

Safari tents / yurts / bell tents  27 

 

Other Local Plan tourism policies continue to support more established forms of visitor 
accommodation. 

Policy T1 permits new or extended camp sites for tents and has resulted in the creation of 
83 new pitches since its adoption in 2015. These were spread across 4 sites at Marsett, 
Howgill, Hawes and an entirely new site in Buckden. 

 

Camping pods, Heber Farm, Buckden 
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Policy T2 permits touring caravan accommodation on suitably screened sites. This has 
resulted in an additional 20 pitches being created. Additional static caravans are permitted 
in more restricted circumstances as extensions/remodelling of existing sites. This has 
allowed a further 16 units to be accommodated, while four proposals have been approved 
that will see sites remodelled without creating additional capacity (Table 8). 

Table 8 – Other visitor accommodation approved under 2015-30 Local Plan 

Accommodation/site type Units permitted 

Tent pitches 83 

Touring caravan / Campervan pitches 20 

Static caravans 16 

 

A further 12 applications have been approved to improve ancillary facilities at existing 
sites, with 3 proposals to extend the seasonal occupancy of caravan sites. 
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Appendix 1 – Essential monitoring requirements  
 
Requirement The title of the local plans or supplementary planning documents specified in the local planning authority’s local 

development scheme 
 
Response 

 
A Local Development Scheme was adopted in March 2019. 
 
It proposes a single Local Plan to unify all planning policy across the whole of the National Park (as extended in 
August 2016). It will replace all adopted policies currently in force. 
 

 
Requirement In relation to each of those documents— 

 
(i) the timetable specified in the local planning authority’s local development scheme for the document’s 
preparation; 
(ii) the stage the document has reached in its preparation; and 
(iii) if the document’s preparation is behind the timetable mentioned in paragraph (i) the reasons for this. 
 

 
Response 

 
The Local Development Scheme provides full details. It is envisaged that the new Local Plan will be adopted in 
2023. It is presently in the evidence gathering stage with the first public consultation due in early 2020. 
 

 
Requirement Where any local plan or supplementary planning document specified in the local planning authority’s local 

development scheme has been adopted or approved within the period in respect of which the report is made, a 
statement of that fact and of the date of adoption or approval. 

 
Response 

 
The Authority adopted the Eden Local Plan on the 18th of December 2018. This provides updated policies in the 
Eden District of the National Park. At a recent referendum the Gargrave Neighbourhood Plan received support 
from 66% of voters. The Authority is now investigating procedures to ‘make’ the Gargrave Plan. It will then 
become a material planning consideration in planning decision making.   
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Requirement Where a local planning authority are not implementing a policy specified in a local plan, the local planning 

authority’s monitoring report must— 
 
(a)identify that policy; and 
(b)include a statement of— 
(i)the reasons why the local planning authority are not implementing the policy; and 
(ii)the steps (if any) that the local planning authority intend to take to secure that the policy is implemented. 
 

 
Response 

 
A full schedule of the adopted local plans currently in force can be found in Appendix 1 of the Local Development 
Scheme. While the majority of policies contained in these plans can be given substantial weight in planning 
decisions, more caution is required with aspects of the 1997/2006 South Lakeland Local Plan. Further guidance is 
available on our website. 
 

 
Requirement Where a policy specified in a local plan specifies an annual number, or a number relating to any other period of 

net additional dwellings or net additional affordable dwellings in any part of the local planning authority’s area, the 
local planning authority’s monitoring report must specify the relevant number for the part of the local planning 
authority’s area concerned— 
(a)in the period in respect of which the report is made, and 
(b)since the policy was first published, adopted or approved. 
 

 
Response 

 
The Local Plan 2015-30 establishes a target of 55 net additional dwellings per annum. In accordance with the 
recommendations of the Inspector appointed to examine the Local Plan’s soundness, the target had effect from 
the 2015/16 monitoring year onwards. 
 
During 2015/16 there were 31 net additional housing units completed.  
During 2016/17 there were 39 net additional housing units completed. 
During 2017/18 there were 20 net additional housing units completed. 
During 2018/19 there were 13 net additional housing units completed. 
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Requirement Where a local planning authority have made a neighbourhood development order or a neighbourhood 

development plan, the local planning authority’s monitoring report must contain details of these documents. 
 

 
Response 

 
None during 2018/19. Gargrave Neighbourhood Development Plan will be ‘made’ during 2019/20. 

 
Requirement Where a local planning authority have prepared a report pursuant to regulation 62 of the Community Infrastructure 

Levy Regulations 2010(2), the local planning authority’s monitoring report must contain the information specified 
in regulation 62(4) of those Regulations. 
 

 
Response 
 

 
Not applicable. The Authority does not currently charge Community Infrastructure Levy.  
 

 
Requirement Where a local planning authority have co-operated with another local planning authority, county council, or a body 

or person prescribed under section 33A of the Act, the local planning authority’s monitoring report must give 
details of what action they have taken during the period covered by the report. 
 

 
Response 

 
During the monitoring year the Authority has held discussions with all its constituent local authorities regarding the 
new Local Development Scheme and the proposal to prepare a single consolidated Local Plan for the whole 
National Park. These discussions included the brief for a demographic, economic and housing market 
assessment of the National Park as a fundamental piece of evidence underpinning the new Local Plan. 
 
The Authority agreed a memorandum of understanding with Craven District Council on the apportionment of 
housing numbers inside and outside the National Park. It has also discussed the broader policies in the emerging 
Craven Local Plan. It supported Craven District Council during the public examination hearings for its Local Plan, 
together with its responses to the Inspector’s questions and matters and resultant modifications.  
  
The Authority has cooperated with Richmondshire District Council on the delivery of housing policy inside the 
National Park, including schemes on allocated and exceptions sites.  
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In South Lakeland the Authority has worked with the District Council and other partners on the Sedbergh 
Economic study and implementation group. 
 
The Authority has cooperated with Lancaster City Council and Durham County Council’s duty to cooperate 
statements, commenting on cross boundary planning matters. 
 
In December 2018 The Authority adopted the Eden Local Plan to guide planning inside the newly extended area 
of the National Park. 
 
The Authority is working with Eden, South Lakeland and Lancaster City Councils to take over the work of 
monitoring planning permissions within the new National Park extension areas.  
 
The Authority is working with County and District Councils on an ‘attracting younger people’ initiative which is 
looking at a variety of issues designed to encourage younger people to live in the area and address the various 
issues arising.  The demographic, economic and housing market assessment of the National Park has been 
commissioned partly as an action under this initiative.  
 
A new five year National Park Management Plan was adopted in December 2019. This is the first Management 
Plan for the whole of the extended National Park. It is now a material consideration in planning decision making 
and will influence future reviews of planning policy. It contains partnership objectives on issues such as housing, 
the economy, tourism and community services. 
 
The Authority has also continued to support joint working on spatial planning strategy across North Yorkshire, 
York and the East Riding. 
 

 
Requirement A local planning authority must make any up-to-date information, which they have collected for monitoring 

purposes, available in accordance with regulation 35 as soon as possible after the information becomes available. 
 
Response 

 
This report has been published on our website and made available for inspection at our offices in accordance with 
Regulation 35. The report has been produced as soon as possible following the conclusion of housing 
completions monitoring, which is essential in order to allow the information in Appendix 2 to be presented. 
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