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YORKSHIRE DALES NATIONAL PARK AUTHORITY 
 
Committee: 
 

Planning Parish: West Witton 

Date: 
 

23rd March 2021 Officer: Andrew Bishop 

Applicant: 
 

Mr P Coates  Application 
No: 

R/91/169 

Site 
Address: 
 

Thistlebout, Main Street, West Witton, Leyburn, North Yorkshire, DL8 4LX 

Proposal: 
 

Full planning permission for alteration and extension of existing dwellinghouse; 
erection of 2 No. local occupancy dwellings (semi-detached) and change of use 
of agricultural land to form domestic curtilages 
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REASON FOR COMMITTEE CONSIDERATION 

1. This application is reported to the Planning Committee for the following reason: the 

recommendation of the Parish Council is contrary to the decision that the Head of 

Development Management proposes to take.  

APPLICATION SITE 

2. Thistlebout fronts onto Main Street (A684) at the eastern end of the village of West Witton. 

The application site comprises Thistlebout, and its curtilage of rear and side gardens and 

includes a section of the adjoining agricultural field. There are terraced houses to either side 

of the property on the southern side of the road and fields to the rear. The land levels rise from 

the road through the application site and continue to do so within the field to the south. The 

side garden has a road frontage with a vehicular gateway between the house and a 

commemorative bus shelter standing at the rear of the pavement. The walled garden frontage 

is partially set-back from the road which allows for an unenclosed off-road car parking space. 

An access to the field at the rear separates the end of the side garden from the neighbouring 

end terrace house to the east.  

PROPOSAL 

3. The proposals are for the alteration and extension of Thistlebout and the erection of 2 No. 

local occupancy semi-detached dwellinghouses. The proposals include a new agricultural 

access through the site to the field to the south. This access also allows off-road car parking 

for the three houses. To accommodate the small rear gardens and some of the car parking 

the development includes a change of use of a strip of agricultural land to residential use.  

RELEVANT PLANNING HISTORY 

4. The following applications are relevant: 

R/91/105 Full planning permission for lowering existing vehicular accesses. Approved                        

15/06/2000   

CONSULTATIONS 

5. The comments of statutory and non-statutory consultees are summarized below: 

Wildlife Conservation Officer – No objections and recommends provision of bat and bird 

boxes. 

Fire Officer – No comments received. 

Building Control – No comments received. 

Highways  – No objection subject to conditions.  

West Witton PC - The Parish Council have considered the amended plans for the above 

proposal and wish to continue with their official objection:  

‘Our grounds for objection to the original application were on 3 grounds, as detailed in our 

original response. The amended plans have addressed the first 2 objections; the 

commemorative shelter and the size of the development within the boundary of the site, 

however our third objection was on the basis of local need and growth of village:  

‘Objection 3: Local need and growth of village. It is understood through the NPPF, paragraphs 

77-79 that in rural areas housing developments should reflect local need. In view of the current 
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building development at the eastern end of West Witton, with 17 houses being built, 8 of which 

are to be ‘affordable local homes’ is there really a need for more than this, especially as the 

proposed dwellings will be offered for sale at full market value. There are currently several 

houses for sale within the village, some of which have been on the market for considerable 

time.  

In paragraph 6.3 of the Planning and Design Statement it states, 'The development of two 

dwellings would also reasonably count towards the annual housing target of 55 dwellings per 

year that policy SP3 sets out needs to be achieved by the Park Authority' West Witton is 

currently being expanded by 17 dwellings which is 1/3 of the target for the entire National 

Park, and an increase of around 10% on the size of the village, the feeling of the Parish 

Council (and many residents) is that we have enough new development in the village. It is 

believed that the current building development is enough for the local need. The noise and 

disruption to residents is considerable during construction projects and residents are not in 

favour of adding to this’  

Our opinion on this objection remains unchanged, with West Witton providing such a high 

proportion of the target number of new homes within the National Park already, we feel the 

current expansion to the village is enough both in terms of the National Park target and the 

overall size of the village.’ 

PUBLIC RESPONSES 

6. One letter of support for new housing and six letters of objection have been received giving 

the following reasons: 

 

Insufficient need for more affordable local need housing, part of site outside development 

boundary of village, flooding, demolition of memorial shelter which is not in applicant’s 

ownership, highway safety, extension to house overbearing, cause loss of privacy and light, 

visual amenity and restricts access to field. 

ASSESSMENT 

Key Issues: 

 planning law and policy 

 visual impact 

 residential amenity and privacy 

 highway safety 

 ecology 

 parish council comments 

 

Planning law and policy 

 

7. Local Plan policy SP3 – ‘Spatial Strategy’ directs new housing development to sites inside 

defined housing development boundaries of settlements. These include West Witton as an 

allocated Service Village. It also requires development within or on the edge of a settlement 

to be at an appropriate scale for the character and function of that settlement.  

 

8. Policy C1 – ‘Housing in Settlements’ allocates housing sites but also permits windfall housing 

development on acceptable sites within housing development boundaries. A new housing 

development of two new dwellings would be restricted to local occupation only by S106 

agreement.   

 



 

30 
 

9. Objectors, including the Parish Council are opposed to the development on the basis that they 

consider that there are sufficient affordable local homes being built in the village. The 

development of 17 homes under construction at the western end of the village would contain 

eight affordable homes. They also point to the new dwellings being built in the larger 

geographical area of Richmondshire with proposals for 127 new dwellings at Leyburn. 

 

10. The Local Plan does not impose a quota on development in any given settlement but Policy 

C1 sets an annual target of 55 new dwellings per annum within the National Park. The target 

for the housing market area of Richmondshire is a net annual increase of 18. This is still only 

half the estimated shortfall of affordable housing. Over the last decade West Witton’s 

contribution has been a net gain of three new dwellings, two of which were new builds. The 

proposed 2 new dwellings would mean that over a decade West Witton would have an 

average of just over 2 new dwellings per annum. It is considered that this would not be 

excessive growth for the 7th largest village of 170 addresses and one of the more accessible 

within the National Park. 

 

11. The proposed houses would be erected within the side garden of Thistlebout. The side garden 

has a road frontage to the main village road, the A684, of some 20m length including an 

access to a field. The existing side (and rear gardens) of Thistlebout are within the Housing 

Development boundary for the village of West Witton as defined by Local Plan Policy SP3. 

However the gardens have a narrow depth of 19m from the back edge of the pavement  to 

the garden wall marking the field boundary. Although the proposed houses themselves would 

stand within the existing garden and therefore within the housing development boundary, the 

proposed rear gardens and some of the car parking for the houses would extend into what is 

currently agricultural land (just beyond the housing development boundary). Nevertheless it 

is noted that opportunities for infill housing development entirely within the housing boundary 

of the village are very limited.  

 

12. In order to make the best use of land Policy C1 requires housing sites to be developed at a 

minimum density of 35 dwellings per hectare. The site with the additional strip of field extends 

to 535sqm. This would give the site a housing density at 37 houses per hectare and allow two 

semi-detached houses to have an aspect onto the highway. Without the additional land for 

the small rear gardens and car parking there would only be sufficient garden space for one 

additional dwelling within the confines of the Housing development boundary. The proposed 

semi-detached houses would maximise the sustainable use of the available road frontage site 

whilst retaining the bus shelter and an access on either side to a field. 

 

13. Thistlebout would lose its side garden and without the change of use of the 8m deep strip of 

field be left with a very narrow rear garden. The terraced properties on either side of 

Thistlebout have gardens boundaries further to the south in the field. The adjoining property 

Glenyore, has a shared boundary that protrudes 8m further than the garden wall of 

Thistlebout. The proposed change of use of the 8m strip of land would therefore concur with 

that boundary and be angled towards the end of the property to the east. 

 

14. Although objectors note that the layout puts the new dwellings within the housing development 

boundary they say that as the accessways, parking areas, gardens, and patio areas fall 

outside the area for development this is a deviation from the spirit of the local plan and set a 

precedent for other developments to push the boundaries. Applications for the extension of 

gardens by the change of use of agricultural land are considered on their own merits. The 
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 Local Plan does not put an outright ban on such a change of use. It can be appropriate in 

instances where it would facilitate appropriate development without causing harm to the 

landscape.  

 

15. The proposals originally included the demolition and re-siting of the commemorative bus 

shelter which is in the ownership of the Parish Council. The amended proposals retain the 

bus shelter in-situ. The shelter has a commemorative plaque on its inside rear wall.  

 

Visual impact 

 

16. The application site is readily visible as it is adjacent to the A684 and is also seen from a 

public footpath passing through the fields to the south of the village. From the road the site 

appears as a gap in the terraced housing lining the south side of the village main street. The 

garden is enclosed by a stone wall forming its roadside frontage behind the commemorative 

bus shelter. The proposed semi-detached houses would be aligned slightly further back from 

the pavement than Thistlebout. There would be a 3.3m wide gap to Thistlebout for the access 

to the car parking and the field to the west. The houses would generally be in alignment with 

the terrace of housing to the east from which they would be separated by another field access 

gap of 2.2m.   

 

17. The height of the two-storey houses would be less than Thistlebout and slightly greater than 

the terrace to the east due to the falling ground levels. The design of the 3 bedroom houses 

is fairly conventional and reflects that of the terrace housing in the village. The exception being 

that the bus shelter would stand immediately in front of a blank section of walling to the unit 

closest to Thistlebout. This unit would have a main entrance door from the shared car park 

access. 

 

18. Objectors are concerned that the new buildings would be out of character with the older 

properties on the approach to the centre of the village from Leyburn and therefore detrimental 

to the character of the village. However, it is considered that the position, scale, design and 

materials of the new dwellings is respectful of the terraces of houses to either side. The 

development would very much reflect the main character of the village which is terraced 

houses closely aligned to the public highway. The retained memorial bus shelter would still 

be a continuing visually dominant feature due to its size and forward position. 

 

19. Objectors also say that the development would obscure views across the valley from the 

public footpath to the south and towards Penhill from the road. The site is not protected open 

space and some views through the access gaps on either side of the houses would remain. 

The visual impact of the development is considered to be acceptable.  

 

Residential amenity and privacy 

 

20. Thistlebout and the proposed houses would have small rear private amenity spaces. These 

are considered to be sufficient in extent for the needs of each dwelling. It is noted that the 

entrance to the village sports ground and play area would be within 90m of all three properties.  

 

21. An objector is concerned that there will be a loss of privacy to Bellevue’s rear garden, the end 

terraced house to the east. The amended drawings show that the adjacent new build property 

would not have floor to ceiling windows on the 1st floor. The only side glazing is to an opening 

at ground floor level which is separated from Bellevue by an access track with garden walls 
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on either side. That for the new build of 2 metres in height would maintain privacy for both 

dwellings.  

 

22. Objectors are concerned that the proposed extensions to the existing property Thistlebout 

constitute an intrusion of privacy in respect of the adjacent property Glenyore to the west. The 

proposed extension would not have any openings facing the neighbouring property to the 

west. The objector suggests that the south facing bedroom window facing the field be moved 

to the east elevation to look at the new build houses. As in any terrace of houses rear facing 

windows can provide some degree of overlooking of gardens of gardens to either side. Such 

an oblique view would not be so significantly detrimental to the neighbour’s residential amenity 

and privacy as warrant the relocation of the window to a different aspect.  

 

23. It is stated by an objector that flood water has entered the rear of the properties and exited 

through the front. The construction of a new dwellings would still allow water to pass to the 

street down the access tracks on either side. The proposed development would not increase 

the potential flood risk for the adjacent properties.  

Highway safety 

24. The proposed development would improve the existing vehiclular access into the garden of 

Thistlebout to allow it to be shared by the new properties and to provide a wider field access. 

Six off-road car parking spaces and an additional hard standing would be created, two for 

each dwelling. Vehicles would be able to turn and enter the A684 highway in a forward gear. 

Nevertheless, objectors claim that the proposed parking will mean that vehicles reverse onto 

the A684 and be a road safety hazard. 

 

25. Whilst acknowledging that the existing field entrance between Valley View and Southfold is 

too narrow for modern machinery and that a wider access is required objectors still consider 

that the new development would greatly restrict access to the field.  

 

26. The Local Highway Authority has no objections to the access, turning and parking areas in 

the development subject to conditions. These would require minimum visibility splays of 90 

metres in either direction along the 30mph restricted A684 and measures to prevent surface 

water from the site discharging onto the existing highway. The development would therefore 

not have an adverse impact on highway safety.  

Ecology 

 

27. The application is accompanied by an Ecological Impact Assessment that indicates that the 

existing house extension would have a low to negligible impact on bats. The garden and field 

are of low ecological value. 

 

28. The Senior Wildlife Conservation Officer has no objection but recommends that scaffolding 

avoids impeding nesting House Martins on Thistlebout and a condition to ensure that integral 

bat and bird bricks are incorporated into both new housing units and the extension to provide 

a degree of biodiversity net gain in line with Policy W2 of the Local Plan 

Parish Council Comments 

29. West Witton Parish Council had objected to the development on three grounds as it originally 

included the demolition and re-siting of the commemorative bus shelter. The amended 

proposals retain the bus shelter in situ. The Parish Council has maintained one objection on 
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 the basis of local need and the growth of the village. These issues are considered in this 

report above. Essentially the proposal represents an opportunity for windfall infill development 

of a small scale that would provide local needs housing and not in itself or accumulatively be 

an overdevelopment of housing in the village.  

CONCLUSION 

30.  The proposed development of new build housing, extension of an existing dwelling and the 

change of use of a section of agricultural land is considered to be an opportunity to secure 

local needs housing on a small windfall infill site that in its siting, scale, form and appearance 

would be acceptable and not represent an excessive growth in housing in West Witton or 

harm the visual amenity of the street scene or the landscape, residential amenity and privacy 

or highway safety and would provide an opportunity for providing nesting opportunities for 

bats and birds in accordance with policies C1, SP1, SP2, SP3, SP4, W1 and W2 of the 

Yorkshire Dales Local Plan (2015-2030) and the National Planning Policy Framework 2019.  

RECOMMENDATION 

31. It is recommended that permission is GRANTED subject to a S.106 planning obligation 

securing the local occupancy of the new build properties and conditions including the 

following: 

1. Time limit 

2. Plans 

3. Details of stone walling, roof, window and door materials  

4. Access sight lines 

5. Creation and retention of access, turning and parking areas 

6. Details of surface drainage  

7. Landscaping 

 


