
 

Parish: Seamer Committee date: 10 January 2019 
Ward: Hutton Rudby Officer dealing: Ms Helen Ledger 
10 Target date: 14 January 2019 

18/02290/FUL  
 
Description Retrospective application for the subdivision of existing dwelling to form 
two dwellings 
At Site Hunter Hill Farm Lodge, Tanton Road, Seamer TS9 5NG 
For Applicant Mr Mark Simpson 
 
This application has been referred to Planning Committee as the proposed 
development constitutes a departure from the Development Plan 

1.0 SITE, CONTEXT AND PROPOSAL 

1.1 The site is located on a farm and is an existing dwelling house that has been divided 
into two and later extended to form a separate annex to the original farmhouse. The 
proposal is to allow the annex to be used as a separate dwelling. It is fully 
retrospective and does not involve any building work. 

1.2 The farm is located 1.1 kilometres east of Seamer and set in the open countryside. 
The dwellings are located within the farm and are accessed off Tanton Road from the 
south. The land rises up from the main road and the houses are in a relatively 
prominent position from viewed from Tatton road. 

1.3 The proposal results in a pair of semi-detached properties, the farm house to the 
western side being the larger. The main farm house is a substantial five bedroom 
house and the current annex contains two bedrooms. The annex was first occupied 
by the current farmer’s parents when they retired but is now currently occupied by 
non-family member under a private tenancy agreement.  

2.0 RELEVANT PLANNING AND ENFORCEMENT HISTORY 

2.1 The site has a significant of planning history which details the gradual modification of 
the dwelling and then addition of the annex to form the two units visible today.  

• 16/02662/FUL Construction of two storey extension to the rear Granted 30 January 
2017 

• 09/00022/FUL Single storey extension to existing dwelling Granted 03 March 2009 
• 05/01398/FUL Alternation and extensions to existing dwelling to form garden room  
• Granted 28 July 2005 
• 99/51255/P Extension to existing dwelling Granted 24 August 1999 
• 99/51254/P Alternations and extensions to existing dwelling Refused 23 April 1999 
• 98/51166/P Alterations and extension to existing dwelling Refused 01 February 1999 
• 93/0633/FUL Alterations To Existing Dwelling Granted 16 June 1993 
• 93/0636/FUL Extensions To Existing Dwelling Granted 09 March 1993 
• 89/0797/FUL Extension to existing dwelling house – Granted 30 October 1989 

 
3.0 RELEVANT PLANNING POLICIES 

3.1 The relevant policies are: 

National Planning Policy Framework – Rural Housing – Paragraph 79 
CP1 Sustainable Development 



 

CP4 Settlement Hierarchy 
CP16 Protecting and enhancing natural and manmade assets 
CP17 Promoting high quality design 
DP1 Protecting amenity 
DP9 Development outside development limits 
DP30 Protecting the character and appearance of the countryside 
DP32 General design 
Interim Policy Guidance Note 

 
4.0 CONSULTATIONS  

4.1 Parish Council – No objection response received. 

4.2 Highway Authority – Concern expressed with the visibility to the west where the farm 
access track reaches the main road. This could be improved by trimming or removal 
of the hedge. No plan of parking spaces has been submitted. Two conditions 
recommended to resolve concerns. 

4.3 Northumbria Water – No comment response received 

4.4 Public comments – No representations received. 

4.5 Site notice – No comments received. 

5.0 OBSERVATIONS 

5.1  The issues relevant to this application are whether i) an independent, non-annexed 
dwelling in this countryside location is acceptable in principle, ii) the impact on the 
character and appearance of the countryside and iii) if the design and layout of the 
proposed dwelling provide adequate accommodation compliant with other detailed 
policies on design and amenity and; iv) Highway safety 

The Principle 

5.2  Whilst residential annexed accommodation may be permissible in this location, in 
terms of adopted Council Policy, this development now results in a new open market 
dwelling in the countryside, legally separate from the original host dwelling. The 
proposal is retrospective and does not involve any building work.  

5.3  The government’s recently amended National Planning Policy Framework (July 
2018) sets out national planning policy and at paragraph 79 states that planning 
decisions should avoid the development of isolated dwellings in the countryside 
unless one of five circumstances applies. The fourth of these is d) the development 
would involve the sub-division of an existing residential dwelling. Therefore this 
national policy would allow the principle of sub-division of any existing dwelling in a 
rural location.  

5.4  Relevant to the principle of development in The Council’s local planning policy are 
Core Strategy Policy CP4 and Development Policies DP1 – protecting amenity, DP9 
– development outside development limits and DP30 – Protecting the character and 
appearance of the countryside. The council also has an Interim Planning Guidance 
note (IPG) which updates the council’s LDF policies following the publication of the 
2012 NFFP and would allow small scale development in villages where all six criteria 
can be met. 

5.5  The site is in the open countryside and located 1.1 km east of Seamer. Seamer has a 
village hall, public house and church but no real services; as a result in the Interim 
Planning Guidance note (IPG) the settlement is listed as the lower tier ‘other 



 

settlement’ in appendix 2. However, as the proposal is well outside the settlement of 
Seamer and in the wider countryside the IPG cannot apply. 

5.6 Core strategy policy CP4 allows development in the countryside if it can meet various 
criteria. An open market dwelling in the countryside not needed to support a rural 
industry (farming, forestry, recreation or tourism) and without any significant 
improvements for the environment or conservation fails to meet this policy. 

5.7 Policy DP9 in the Development Policies, in addition to CP4, would allow development 
outside development limits where it constitutes a replacement building. This proposal 
is a subdivision of existing dwelling and therefore this policy cannot apply. 

5.8 To summarise, whilst the proposal can comply with the NPPF paragraph 79 which 
allows subdivision of rural dwellings in the countryside, it is at odds with the current 
development plan. Central to the NPPF is the presumption of sustainable 
development defined by three interdependent objectives, economic, social and 
environmental. Development compliant with these aims should be considered 
positively and where compliant with the development plan approved without delay. 
Where there are no relevant development plan policies or the policies are out of date, 
permission should be granted unless other policies in the NPPF, which protect 
important areas provide a clear reason for refusal; or the adverse impacts of doing 
so, would significantly and demonstrably outweigh the benefits when judged against 
the framework as a whole.  

5.9 As the NPPF was published more recently and provides planning policy guidance 
more up to date than the Hambleton Local Development Framework, the conclusion 
can be drawn that the approach in the NPPF should take precedence in this instance.  

The impact on the character and appearance of the countryside  

5.10 Policy DP 30 seeks to protect the character and openness of the countryside. As the 
development subdivides an existing house set in a working farm, albeit with 
previously made extensions, this application has not led to any further significant loss 
of openness or any detrimental effect on character. The materials used for the 
extensions match the existing. 

5.11 The land rises up from the main C136 Tanton road and the farm house and adjoining 
dwelling are prominent from this perspective; although the additional two bed semi-
detached dwelling is not significant in size when seen in the context of the farm as a 
whole. The brow of the hill is slightly behind the dwellings and contains a range of 
farm buildings to the north and this provides some screening. The view of the 
properties from the unclassified road to the west towards Newby shows the western 
side elevations and farm buildings; any view of the annex and extensions is obscured 
by a garden room on the north elevation of the main farm house. A right of way public 
footpath runs over the brow of the hill some 800 metres away to the north, the two 
subdivided dwellings would not be seen given the range of farm outbuildings directly 
behind them. 

5.12 The Development would not lead to the coalescence of settlements or sprawl but it is 
seen from two main roads to the south and west and largely still presents itself as 
one large farm house as opposed to two separate dwellings. Despite its expanded 
size it is not out of scale with the surrounding farmstead or adjoining farm house. This 
does not lead to an impact on the openness or attractiveness of the countryside.  

Design  

5.13 Local Development Framework Policies CP17 and DP32 require the highest quality 
of design for buildings and landscaping that take account of local character and 



 

settings, promote local identity and distinctiveness and are appropriate in terms of 
use, movement, form and space. The National Planning Policy Framework supports 
this approach and, at paragraph 64, states that planning permission should be 
refused for development of poor design that fails to take the opportunities available 
for improving the character and quality of an area and the way it functions.  

5.14 The design of the additional dwelling would have been considered in the range of 
applications approved previously. It still appears well designed and positioned in 
terms of access and layout with consistent materials.  

 
5.15 On close inspection two separate accesses and parking are visible; the former annex 

has its own garage and parking area behind a low wall. The annex is well 
proportioned and subservient to the main farm house. The main farmhouse has its 
own car port to the west, out of view from the main road behind trees and hedging, 
and retains its front garden behind the continuing low wall and a separate pedestrian 
path to the front door. For these reasons it is not considered necessary to attach the 
second condition recommends by Highways for improvements to turning and parking 
areas. 

 
5.16 Policy DP1 aims to protect amenity. The proposed dwelling is well proportioned and 

includes adequate space outside for the parking of a vehicle and general amenity. 
Both dwellings have privacy both internal and externally given the layout and the way 
the original farmhouse has been divided and extended. As the dwellings are in the 
open countryside there are no direct impacts on any other residential properties. 

6.0 RECOMMENDATION 

6.1  That subject to any outstanding consultations permission is GRANTED subject to the 
following conditions: 

1. The permission hereby granted shall not be undertaken other than in complete 
accordance with the drawing(s) numbered 1279/6; received by Hambleton District 
Council on 24 October 2018; unless otherwise approved in writing by the Local 
Planning Authority. 

2. [HC-14a DETAILS OF IMPROVEMENTS TO THE VISIBILITY SPLAY AND 
VEHICULAR PARKING Unless otherwise approved in writing by the Local Planning 
Authority, there shall be no excavation or other groundworks, except for investigative 
works, or the depositing of material on the site in connection with the construction of 
the access road or building(s) or other works hereby permitted until full details of the 
following have been submitted to and approved in writing by the Local Planning 
Authority in consultation with the Highway Authority: (i) improvements to the visibility 
splay at the access onto the main road (ii) parking and turning areas for each 
dwelling REASON In accordance with policy # and to ensure appropriate on-site 
facilities in the interests of highway safety and the general amenity of the 
development. 

The reasons are: 

1. In order that the development is undertaken in a form that is appropriate to the 
character and appearance of its surroundings and in accordance with the 
Development Plan Policy(ies) CP17 and DP32 

2. REASON In accordance with policy CP2 and CP4 and to ensure appropriate on-site 
facilities in the interests of highway safety and the general amenity of the 
development. 
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