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YORKSHIRE DALES NATIONAL PARK AUTHORITY 

Committee: Planning Parish: Askrigg 

Date: 11 January 2022 Officer: Andrew Bishop 

Applicant: Mr Richard Alderson Application 
No: 

R/50/29F 

Site 
Address: 

Tutle House, Silver Street, Askrigg, Leyburn, North Yorkshire, DL8 3HS 

Proposal: Full planning permission for change of use of land for siting of three glamping 
cabins, two with hot tubs, one fully accessible; installation of solar panels on 
cabins; parking for three cars with electric charge point; and installation of 
package treatment unit 
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REASON FOR COMMITTEE CONSIDERATION 

1. This application is reported to Committee for the following reason: in the opinion of the Head 

of Development Management it is in the best interests of the National Park Authority that the 

application is considered by the Committee. 

 

APPLICATION SITE 

2. The site is an agricultural field of 0.1435ha on the south-eastern side of Askrigg village 

accessed via Silver Street and Cringley Lane. There is housing adjacent to, or in close 

proximity to the north and west of the site. The field slopes down from the village and looks 

out southwards over pasture fields towards the River Ure. The field is enclosed by stone walls 

and has one mature sycamore tree at its south-western corner and a row of five newly planted 

trees along the western boundary. The field has public footpaths on three sides and is in the 

Askrigg Conservation Area. 

 

PROPOSAL 

3. The proposal is for the change of use of the land from agrculture to tourism development. The 

development would consist of the siting of three timber clad cabins spaced out across the 

field. The 6.6m x 4.5m cabins would have a composite sheeted roof with solar panels on their 

southern roof slope. The accommodation would be an open plan living room/kitchen, a double 

bedroom and a shower room. One cabin would have a fully accessible internal layout. All three 

would have protruding timber decking and two would have hot tubs. Paths would link the 

cabins to parking for three cars located at the field gate onto Cringley Lane. Foul waste would 

go into a package treatment unit sited at the lowest level in the field. The proposed 

landscaping consists of two trees and 3 small groups of mixed shrub species. 

 

RELEVANT PLANNING HISTORY 

4. R/50/29D             full planning permission for insertion of one window on east elevation and 

insertion of 3 roof lights on north elevation. Approved – Conditional 08/09/2004.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                     

 

R/50/29E             full planning permission for installation of 16 solar pv panels (4Kw) on south 

facing roof slope. Approved – Conditional 17/07/2012.                     

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                          

CONSULTATIONS 

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

 

Askrigg & Low Abbotside PC  
The above planning application was discussed fully at our parish meeting last night. The 
Councillors have not got any issues with the development itself, however, they do have concerns 
about access to the site via Silver Street. Residents have, prior to the application, expressed 
concern around the danger of pulling out at the end of Silver Street onto the main road. 
 
Area Ranger (Lower Wensleydale)  
No objections. 
 
Natural England 
No objection. 
 
Highway Authority - Richmondshire  
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Recommends that Planning Permission is refused as the public highway leading to the site is of 
insufficient width to accommodate the increase in traffic as there is no opportunity for opposing 
vehicles to pass over a significant length. 
 
Wildlife Conservation Officer 
No objection. The proposed tree planting will provide an element of biodiversity enhancement if 
native species are used. 
 
Designing Out Crime Officer, Police - North Yorkshire  
No concerns or issues to raise regarding the proposal. 
 
CEHO - Richmondshire DC  
No objections subject to conditions on contamination and water supply. 
 
Fire Officer - Richmondshire  
No observation to the proposed development.  
 
Building Conservation Officer, YDNPA  
No specific objections to the proposal. Request that consideration is given to the impact of new 
development upon the character of the conservation area.  
 
PUBLIC RESPONSES 

6. Seven supporting representations and objections from 19 sources have been received. The 

latter give the following reasons for objecting:  

- Askrigg already has a campsite and plenty of B&B and self-catering provision  

- more holiday accommodation not needed 

- too many visitors to area 

- visually intrusive open site  

- dominate views from adjacent footpaths on 3 sides  

- harmful to the character of the landscape  

- timber cabins out of keeping with historic, stone-built village 

- contrary to Yorkshire Dales Design Guide 

- location too close to adjacent housing 

- 3 cabins with 12 guests cause congestion and noise in quiet residential area 

- noise from groups and parties would harm residential amenity  

- proposed landscaping is only two standard trees 

- external lighting contrary to the Dark Skies status of the National Park. 

- hot tubs not ecologically friendly and open to view 

- increase in traffic using the dangerous junction of Silver St/Main St   

- Silver street very narrow road and cars cannot pass each other  

- resident’s house doors are straight onto the road and driveways have limited visibility 

- cause hazard to walkers on Cringley Lane, off Silver Street 

- insufficient on-site car parking 

- few visitors come by public transport, bicycle or foot 

- volume of water and chemicals from hot tubs and units 

- sheep could be worried by barking dogs 

- adversely affect local wildlife 

- village better served by allotments 

- residents did not know when it was to be discussed by Askrigg Parish Council  
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ASSESSMENT 

7. Key Issues: 

 Principle of the development  

 Visual impact 

 Impact on heritage assets  

 Residential amenity and privacy 

 Highway safety 

 Public rights of way  

 Impact on protected wildlife species 

 Parish Council comments  

 

PRINCIPLE OF THE DEVELOPMENT 

8. The proposal is for tourism accommodation development in the form of 3 No. timber cabins 

with associated car parking and paths. The Yorkshire Dales Local Plan sets out three 

objectives for Tourism. These are: 

 

“1. Support and encourage development that will help to make the Yorkshire Dales National 

Park a leading sustainable tourism destination in the UK that is renowned for its local 

distinctiveness. 

 

2. Support development that improves the quality and variety of visitor accommodation so as 

to enable more visitors to stay overnight in the Park. 

 

3. Support development that improves the quality and variety of visitor facilities that will extend 

the tourism season and enable the public to better enjoy the Park’s Special Qualities.” 

 

9. The proposed timber cabins would diversify the visitor accommodation in Askrigg, but the 

proposed location would detract from the local distinctiveness and special landscape qualities 

of the National Park. 

 

10.  Local Plan policy T3 deals with sustainable forms of self-catering tourism accommodation. It 

says that all the following criteria are to be met: 

 

“a) sites are well screened at the time of application, and subsequently, to the extent that 

development will not cause adverse impact to landscape character; ” 

 

The proposed cabins would be located in a very exposed location where a number of 

footpaths converge and enter the village via Cringley Lane and Silver Street. The existing 

stone walls and trees would offer very little, if any, screening of the cabins on the sloping field. 

They would be exposed to view from properties in Askrigg from the converging footpaths and 

in wider views across Wensleydale. The siting of the cabins would adversely impact on the 

appearance and character of the Askrigg Conservation Area.  

 

“b) the units will be restricted to holiday use and short-term letting only;” 
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The cabins would be substantially larger than the shepherds huts, yurts, camping pods or 

other forms of sustainable visitor accommodation envisaged in Policy T3. Nevertheless, their 

occupation could be limited to short term holiday letting by an appropriate planning condition.  

 

“c) on-site facilities would not harm the economic vitality or viability of nearby settlements.” 

 

The proposed cabins would contain all the facilities needed for self-catering. Guests would 

not need to use shops, cafes, public houses or restaurants for their catering or other 

requirements. The on-site car park would encourage guests to bring provisions. Therefore, 

the proposed size and type of tourist accommodation means that they would not necessarily 

bring any custom or support to local retail and catering businesses.  

 

VISUAL IMPACT 

11. The timber cabins would be sited on the edge of the village and spread across the sloping 

field below the applicant’s and its neighbour Cringley Garth. The field has very little screening 

from the enclosing walls or existing trees. The sloping topography would make any 

development in the field visible from the housing on the southern side of Askrigg and from 

public viewpoints in the surrounding countryside.  

 

12. The cabins would be seen at very close quarters from the neighbouring dwelling, other 

properties in Silver Street and Cringley Lane and from the footpaths that surround the field on 

three sides. They would also be visible at longer distances from public viewpoints across 

Wensleydale.  

 

13. The sporadic distribution of the substantially sized cabins across the field and minimal 

landscaping, would not integrate them well with existing development on the edge of the 

village. The sloping field means that the siting of the cabins would require cutting and filling to 

give them some degree of levelling.  Even so they and the projecting decks with hot tubs 

would project out from the ground. The visual impact of the three cabins with overlap waney 

edge boarding, interconnecting paths and car park would be visually intrusive. The meagre 

landscaping scheme would add little screening and none to the southern and most exposed 

aspect of the land.  

 

14. The very visually exposed location has little or no screening by the existing topography, walls 

and trees. The site is visible from residential properties, footpaths and other viewpoints across 

Wensleydale. Sites for sustainable forms of self-catering tourism accommodation are to be 

well screened at the time of application, and subsequently, so that the development does not 

harm the special qualities of the landscape of the National Park. The proposed development 

is therefore contrary to Local Plan policies SP2, SP4 and T3 (a). 

 

IMPACT ON HERITAGE ASSETS 

15. Section 69 of the Planning (Listed Buildings and Conservation Areas) Act 1990 defines 

conservation areas as ‘areas of special architectural or historic interest the character or 

appearance of which it is desirable to preserve or enhance’. Section 72 places a duty on 

planning authorities in that “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. 
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16. The application site is within the Askrigg Conservation Area. The conservation area includes 

the built-up area of the village and extends to include a substantial area of fields on its 

southern side. These fields have been designated as part of the conservation area as they 

are important to defining the setting of the village and its context in the landscape.  

 

17. Policy L1 requires that a proportionate assessment is made of the effect of a proposal upon a 

heritage asset. The development within the sloping field would visually dominate views of the 

southern side of the village. The proposed cabins, placed irregularly across the field, would 

not be visually integrated into the layout and predominantly stone buildings of the village. The 

development would therefore detract from and not preserve, this locally important setting of 

the village. The proposed development would harm the appearance and character of the 

Askrigg Conservation Area contrary to Policy L1.  

 

RESIDENTIAL AMENITY AND PRIVACY 

18. Policy SP4 requires development proposals to respect the amenity of neighbours. The holiday 

cabins would be close to or seen from, the residential properties on the southern side of the 

village.   

 

19. The nearest neighbouring residential property to the application site is Cringley Garth. A cabin 

is proposed to be sited only 8m from the windows on the rear of this single storey dwelling. 

Although the cabins would be at a lower level on the sloping ground, the proximity of a 6.6m 

long and 2.75m high cabin at such a short distance would still be visually dominating.  

 

20. The holiday cabins would also be not far from Cringley House in Cringley Lane and other 

properties in Silver Street and Main Street. The proposed cabins would not have doors or 

windows facing neighbouring residential properties. However, the rear aspects of 

neighbouring dwellings do, and having their front elevations directly onto the road, their rear 

garden is often their only private amenity space.  

 

21. The activity and noise associated with the holiday use of the cabins would not be confined to 

the interior of the cabins. The decking with hot tubs would encourage external entertainment. 

There would also be opportunities for overlooking, noise and disturbance from the use of the 

whole field, the paths between the car park and the cabins and along the narrow Silver Street 

and Cringley Lane at all times of day and night.  

 

22. Although the Environmental Health Officer considers that there would be little to no impact on 

neighbouring properties it is considered that the disturbance and noise associated with holiday 

development in such close proximity, would be detrimental to the residential amenity and 

privacy of residential neighbours. 

 

23. If Members are minded to approve the application then a S106 legal agreement tying the land 

to the applicant’s dwellinghouse would be the only way to ensure that unsupervised use of 

the holiday development would not occur. 
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HIGHWAY SAFETY 

24. Policy SP4 requires developments to have appropriate access and parking provision. The car 

parking at the application site would be accessed from the centre of Askrigg along Silver Street 

and for a short distance along the unmade Cringley Lane. The Highway Authority, Parish 

Council and residents all have expressed concern about the access to the site being via Silver 

Street.  

 

25. Silver Street is narrow and single width with houses and high garden walls to either side. This 

leaves nowhere for on-coming vehicles to pull off the road to pass each other. The Highway 

Authority says the highway leading to the site is of insufficient width to accommodate the 

increase in traffic and recommends refusal.  

 

26. Silver Street emerges onto the main road at the centre of Askrigg. The Parish Council and 

residents report that it is dangerous due to the lack of visibility. Any vehicle turning into Silver 

Street and meeting one coming out would have to reverse back onto the main road. The 

proposed on-site car parking for guests would encourage bookings by guests who travel by 

private motor car. Although there could be some small demand for the accommodation by 

those arriving by public transport, bicycle or on foot. Supporters point out the need for 

accessible accommodation in the area. This is acknowledged but those needing accessible 

accommodation are more likely to come by car and not by public transport, bicycle or by 

walking. The unmade surface of Cringley Lane means the site is less than ideal unless they 

use a car.  

 

27. The proposed increase in traffic movements along Silver Street that would be generated by 

the proposed development would prejudice highway safety and therefore the development is 

contrary to Local Plan policy SP4 (g). 

 

PUBLIC RIGHTS OF WAY 

28. The access to the site runs in part along Cringley Lane which is a designated Public Right of 

Way (20.79/30). The proposals do not show any changes being made to the route or its 

surfacing. However, the guest’s cars would share this section of the path with pedestrians. 

Two other designated footpaths pass along the outside of the walls of the application site 

(20.79/39/1 and 20.79/38/1) and join the above at Cringley Lane. Neither of these would be 

directly affected by the development. The Area Ranger has no objections. 

 

IMPACT ON PROTECTED WILDLIFE SPECIES 

29. The application site is laid to pasture and not designated for any particular ecological value. 

The Senior Wildlife Conservation Officer has no objections and notes that the proposed tree 

planting will provide an element of biodiversity enhancement. 

 

PARISH COUNCIL COMMENTS 

30. Askrigg Parish Council do not have any objections to the development on the land itself but 

have raised the issue of the dangers of using the Silver Street junction onto the main highway 

set out in that section above. 
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CONCLUSION 

31. The proposed development of three short term holiday accommodation cabins with decking, 

hot tubs, paths and car parking would be detrimental to the appearance and character of the 

Askrigg Conservation Area, the special landscape qualities of the National Park, residential 

amenity and highway safety contrary to policies SP1, SP2, SP4, T3 and L1 of the Yorkshire 

Dales Local Plan (2015-2030) and the National Planning Policy Framework (2021). 

 

RECOMMENDATION 

32. It is recommended that permission be REFUSED for the reasons listed below: 

 

1.  In the opinion of the Local Planning Authority the location and layout of the site, the size, 

form and materials of the proposed timber cabins would harm the appearance and 

character of the Askrigg Conservation Area and the special qualities of the landscape of 

the National Park contrary to Policies SP2 and L1 of the Yorkshire Dales Local Plan (2015-

2030) and the National Planning Policy Framework (2021). 

 

2.  In the opinion of the Local Planning Authority the location and form of the holiday 

accommodation would cause overlooking, noise and disturbance that would be 

detrimental to the amenity and privacy of the occupants of neighbouring residential 

properties contrary to Policy SP4 (n) of the Yorkshire Dales Local Plan (2015-2030) and 

the National Planning Policy Framework (2021). 

 

3. In the opinion of the Local Planning Authority the proposed holiday development would 

result in an increase in traffic movements along Silver Street which is narrow and without 

passing places and has a junction onto the main road through the village that would 

prejudice highway safety and contrary to Local Plan policy SP4 (g) and the National 

Planning Policy Framework (2021). 

 

 

 

 

 




