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YORKSHIRE DALES NATIONAL PARK AUTHORITY 

Committee: Planning Parish: Kettlewell with Starbotton 

Date: 7 September 2021 Officer: Andrew Morrison 

Applicant: Ms Victoria Russell Application 
No: 

C/46/169B 

Site 
Address: 

Toft Gate, Starbotton, Skipton, BD23 5HY 

Proposal: Full planning permission for siting of a 1 no. Shepherds Hut for use as holiday 
accommodation. 
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REASON FOR COMMITTEE CONSIDERATION 

1. This application is reported to Committee as the Parish Council recommendation is 

contrary to the decision that the Head of Development Management proposes to take. 

APPLICATION SITE 

2.  The application site comprises part of the existing domestic curtilage and parking area 

associated with Toft Gate, together with the existing access track from the highway to the 

northeast. Toft Gate is a recently completed barn conversion to the southwest of 

Starbotton, located adjacent to Back Lane. Its parking area has been formed by stone 

chippings. Two sizeable trees are situated to the south of this, the larger of which is a 

declining veteran horse chestnut and in need of reduction work for safety reasons. 

3.  The site together with the surrounding crofts form part of a wider toft field system within 

Starbotton Conservation Area. The croft between the barn and highway, together with the 

croft adjoining the south of the site to a more limited extent, have recently been planted 

with trees. A public right of way runs adjacent to this southern croft, connecting the River 

Wharfe with the B6160 / village. Ground levels slope gently down towards the west, away 

from the highway.  

PROPOSAL 

4. Full planning permission for siting of a 1 no. Shepherds Hut for use as holiday 

accommodation. The proposal has been amended from the original submission such to 

relocate the hut from an originally proposed position in the southern croft to the newly 

proposed position within the existing domestic curtilage, sited close to the parking area 

and immediately bounded by stone walling to the south and east. In addition, a report has 

been submitted from a professional tree surgeon detailing proposed crown reduction work 

to the horse chestnut tree located to the south of the proposed hut.  

5. The hut’s wheels would sit on concrete flags; the ground under and surrounding would 

otherwise be retained as grass with no extension of the existing extent of hardstanding. It 

would measure 5.5 metres in length by 2.6 metres in width by 2.9 metres in height 

(including steps up front ground level). Approximately 1.4 metres of the hut would be 

visible above the stone wall surround. It would comprise a bedroom, kitchen/living area 

and shower room. Walls would be horizontal oak boarding left to naturally weather, with 

the curved low-profile roof finished with grey profiled sheeting. There would be two 

windows and one door, constructed in oak, again to a natural finish. The fallen wall 

immediately to the south would be rebuilt to define the boundary to the adjoining croft.  

6.  Parking for users would be provided on the existing adjacent hardstanding. Water, 

electricity and drainage services would be taken from those serving the dwelling. The hut 

would be managed by the owner/occupier of the dwelling, as set out in a supporting 

Management Plan.  

RELEVANT PLANNING HISTORY 

7. C/46/169A Full planning permission for conversion of barn to form local occupancy 

dwelling Approved – Conditional and Section 106 12/07/2019   
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CONSULTATIONS 

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

YDNPA Wildlife Conservation Officer: No wildlife conservation constraints. 

YDNPA Trees & Woodlands Officer: No objection to the revised siting of the hut and 

they are happy with proposed crown reduction of the horse chestnut tree. 

North Yorkshire Fire and Rescue: Insufficient detail to comment at this planning stage.  

North Yorkshire Police: No comments received. 

North Yorkshire CC Highways: No objection to intensified use of access provided that 

the visibilty splays are provided and maintained in accordance with the plans approved 

under permission C/46/169A. 

Kettlewell with Starbotton Parish Council: Objection. Three sets of comments have 

been received. The second set were received following publiclity of the amended proposal 

(relocation of the hut), however these simply repeated those submitted in the first stage. 

As a result, officers queried whether the Parish Council had understood that the 

application had been amended. This led to a final set of comments, with the Parish Clerk 

confirming that the first set only should be regarded. The following points have been made 

across the two sets of comments: 

1) Original barn conversion C/46/169A was controversial as within Conservation Area 

and only recently approved. 

2) Siting of hut would be upon part of an important green space: former toft fields, as 

identified in the Starbotton Conservation Area Appraisal.  

3) Tourists seeking glamping accommodation are already well catered for within the 

parish; development is isolated and not critical for the local economy.  

4) Access track is not a twin wheelings upon membrane grid with grass strip 

construction, as approved by C/46/169A. 

5) Planning history of whole site must be considered. 

PUBLIC RESPONSES 

9. The application was originally advertised by site notice on 6 January 2021, together with 

advertisement in the local press. Following receipt of amended plans as a result of 

negotiation, a further publicity period commenced on 27 April 2021 with site notice and 

local press advertisements. No representations have been received.  

ASSESSMENT 

Key Issues: 

• Principle of development 

• Impact on character and appearance of the Conservation Area 

• Landscape impact 

• Impact on residential amenity 
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• Highway considerations 

• Biodiversity 

Principle of development 

10. Local Plan policy SP1 refers to the presumption in favour of sustainable development, and 

criterion f) specifically supports development which ‘improves public access to, and 

enjoyment of, the National Park’s special qualities’. 

  

11.  Policy SP2 relates to National Park purposes and permits development that furthers those 

statutory purposes, the second of which is the promotion of opportunities for the 

understanding and enjoyment of the special qualities of the Dales.  

12.  Policy T3 supports the provision of sustainable forms of short stay tourist accommodation. 

The proposed development is of a type which would falls under this categorisation. The 

policy stipulates that sites are to be well screened at the time of application, and 

subsequently, to the extent that the development would not cause adverse landscape 

impact. The scheme’s landscape impact is considered below. This policy also seeks that 

such proposals will have incorporated environmentally sustainable designs, layouts and 

technologies.  

13.  T3 also requires a restriction to holiday use and short-term letting only. A suitably worded 

condition could provide this control. There would be no on-site facilities, and therefore the 

final criterion of the policy is not applicable.  

14.  Under the chapter of ‘Building a strong, competitive economy’, and subheading of 

‘Supporting a prosperous rural economy’, paragraph 84 of the National Planning Policy 

Framework (July 2021) Framework encourages sustainable rural tourism and leisure 

developments which respect the character of the countryside. 

15.  The principle of the proposed development is therefore supported by local and national 

policy. It should be noted at this point that with reference to the Parish Council’s 

comments, there is no policy requirement for ‘need’ or ‘demand’ to be demonstrated by 

the applicant. 

Impact on character and appearance of the Conservation Area 

16.  Local Plan policy L1 requires all proposals for development to conserve and where 

appropriate, enhance the significance of heritage assets and their setting. As identified 

above, the site is located within the Starbotton Conservation Area. Section 72 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty on planning 

authorities insofar as ‘special attention shall be paid to the desirability of preserving or 

enhancing the character or appearance of that area’ when it considers proposals for 

development in the conservation area. 

17.  Policy SP2 requires development proposals to fulfil National Park purposes, the first of 

which is the conservation and enhancement of natural beauty, wildlife and cultural 

heritage. Policy SP4 refers specifically to Design Quality and provides a set of criteria 

against which all development should be assessed. Part (a) requires new development to 
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be informed by and respond positively to the site, surrounding context and landscape 

setting so that the scale, height proportions, massing, form, materials and appearance of 

buildings are sympathetic and complementary.  

18.  The application has been amended such that the hut is now proposed to be sited within 

an enclosed area to the east of the dwelling which is now established as part of the barn’s 

residential curtilage. Notwithstanding that the hut would only be sited on small concrete 

slabs and therefore not attached to the ground, the croft to the south as bordering onto the 

right of way would therefore continue to be left undeveloped and classed as agricultural 

use only. Any outdoor amenity seating associated with the occupation of the hut would 

also be contained to the walled curtilage area.  

19.  The change of use and therefore existing character of the site has already been accepted 

as a result of the approval of the preceding application for the barn conversion.  

20.  Taking account of the enclosed, curtilage siting of the hut, its positioning approximately 40 

metres away from the highway and public right of way together with the modest scale and 

sympathetic design of the structure, it is considered that proposal would have only a minor 

visual impact which would not adversely affect the character and appearance of the 

Conservation Area. The use would be fully contained to the already developed part of the 

property. Whilst the upper parts of the hut would be visible above drystone walling from 

those public viewpoints referred to above, its elevations facing these would contain no 

openings and the proposed materials would assist in assimilating the structure with its 

surroundings. The hut is also no larger in dimensions than necessary such to provide all 

the essentials for this nature of visitor accommodation. Appropriate conditions can be 

imposed to control the detail of the hut to the specification submitted and to require any 

future replacement to receive the Authority’s prior approval.  

21.  It is therefore considered that the proposal is acceptable in its revised siting and design 

terms, such that it would have a suitably sensitive impact to conserve the existing 

character and appearance of the Conservation Area.  

Landscape impact 

22.  Local Plan policy T3 sets out the degree to which developments of this nature should be 

screened such to protect the landscape. As referenced above, policy SP2 requires 

proposals to conserve and enhance of natural beauty, wildlife and cultural heritage. 

23.  The National Planning Policy Framework (July 2021) states at paragraph 176 with 

reference to National Parks that ‘Great weight should be given to conserving and 

enhancing the landscape and scenic beauty’ in decision making.  

24.  The revised proposed positioning of the hut is now such that it would be sited closer to the 

barn and no longer in the adjacent croft. It would be positioned close to the parking and 

turning area, within the existing curtilage of the residential use. Existing and rebuilt 

drystone walling would physically define this part of the property from those surrounding 

undeveloped green spaces. The combined effect of the various existing trees (none of 

which require removal) together with the extensive additional planting recently carried out 

within the field to the north either side of the track and within the croft to the south is such 

that the hut can be considered to be both well-screened now, and that such screening will 
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mature in time to not only protect but enhance landscape character. This natural 

screening, together with the relatively discreet siting, modest dimensions and muted 

appearance of the hut is such it will not appear as a conspicuous feature within the 

landscape. The proposal is not anticipated to be visible in any long-distance views, whilst 

those shorter distance views including from the approach to the village on the right of way 

up from the Wharfe will be only limited and filtered by the planting.  

25. The Authority’s Trees and Woodlands Officer has agreed to crown reduction work to the 

over-mature horse chestnut tree, which the hut would be sited within the root protection 

area of. This work is scheduled to be carried out in early September of this year. 

26. It is therefore considered that the proposal satisfies the requirements of policies T3 and 

SP2 with regard to its landscape impact.  

Impact on residential amenity 

27.  Local Plan policy SP4(n) stipulates a requirement for development to respect residential 

amenity. 

28.  The hut is capable is accommodating two persons only and is sited in excess of 50 

metres from the nearest neighbouring property (excluding Toft Gate dwelling). Given that 

access and parking would be shared, use of the development would be at the discretion 

of, and managed by, the occupier of Toft Gate. A simple Management Plan has been 

submitted which is considered acceptable. Given the site’s separation distance to 

neighbours, it is not considered necessary to impose any detailed use restrictions. The 

proposal is therefore compliant with the above policy.  

Highway considerations 

26. Parts g) and k) of policy SP4 stipulate that development should not prejudice highway 

safety, cause levels of traffic harmful to the environment or capacity of the local road 

network and benefit from appropriate access and parking provision.  

27. The proposal would lead to a minor increase in use of the existing access onto the 

B6160. The Local Highway Authority has been consulted and raise no objection, subject 

to those approved visibility splays from this access being available as approved as part 

of permission C/46/169A. Since the submission of the application, the height of the wall 

to the northwest of the access has been reduced to achieve a safe visibility in this 

direction.  

28. The existing parking area is of a size to park 3+ vehicles. It is therefore considered that 

this is sufficient space to accommodate the parking demands of both the dwelling and 

user of the hut, which can be expected to be one vehicle only (if not arriving by foot or 

cycle).  

29. The issue of the specific construction and appearance of the track as raised by the 

Parish Council is a matter of compliance with permission C/46/169A and is not relevant 

to the determination of this application. At the time of the most recent visit however, a 

central grass strip had been formed between the crushed stone track. It can be expected 

that the appearance of the track will naturally soften over time due to natural weathering 

and the spread of the grass coverage both centrally and to either side.   
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30.  In conclusion, there are no reasonable grounds to refuse the application based on 

highway considerations. 

Biodiversity 

30. Local Plan policy W2 requires new development that would have an impact on 

biodiversity to make a proportionate on-site contribution to wildlife enhancement. Given 

that the applicant has recently carried out substantial tree planting in those areas within 

ownership that are appropriate and practical to do so, it is considered that enhancement 

can in this case be most appropriately secured by the provision of wildlife boxes to be 

installed within the site. This can be secured by condition.  

Parish Council Comments 

31. The issues raised by the Parish Council in so far as are material considerations have been 

addressed in this report. It is considered that there are no sustainable reasons for refusal 

of planning permission on the grounds raised by the Parish Council. 

CONCLUSION 

32. The proposed shepherds hut would be a small-scale tourism development which would be 

sufficiently minor and screened such to not harm the character and appearance of the 

site, the Starbotton Conservation Area or the special qualities of the wider landscape 

setting. No adverse impacts in respect of highways, neighbouring amenity or ecology have 

been identified, and biodiversity enhancement can be secured. Overall, it is considered 

that the proposal accords with policies SP2, SP4, T3, L1 and W2 of the Yorkshire Dales 

Local Plan (2015-2030) together with applicable paragraphs of the National Planning 

Policy Framework 2021. 

RECOMMENDATION 

33. It is recommended that permission is GRANTED subject to the appropriate conditions 

including those listed below: 

- Standard time limit 

- Accordance with approved plans 

- Time limit 

- Tree protection 

-  Materials as approved only 

- No external lighting unless details submitted and approved in writing 

-  Number, details and siting of hut only 

-  No replacement hut without prior approval 

-  No associated building or engineering operations other than those shown on approved 

Site Plan  

-  Holiday use only 
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-  Wall to south of hut to be reconstructed and maintained thereafter prior to first use 

-  Removal of permitted development for means of enclosure and development required by 

a caravan site license 

-  Biodiversity enhancement 

-  Occupation of hut in accordance with approved management plan  

 

 

 

  




