
 

Parish: Topclliffe Committee Date : 5 March 2020 
Ward: Sowerby and Topcliffe 
10 
 
20/00064/FUL  

Officer dealing : Mrs Naomi Waddington 

 Target Date: 10 March 2020 
Date of extension of time (if agreed): 

 
Construction of a detached two storey 3 bedroomed dwelling with integral garage 
to include landscaping and means of enclosure 
At: Land to the North East side of Catton Road, Topclliffe, North Yorkshire 
For: Mr D Manning 
 
This application is referred to Planning Committee as the proposed development 
is a departure from the Development Plan 
 
1.0 SITE, CONTEXT AND PROPOSAL 
 
1.1 The application is located on the western edge of Topcliffe beyond the development 

limits and within the Topcliffe Conservation Area.  The site comprises two separate 
parcels of land divided by a public right of way.  The public right of way extends 
west from Front Street, before dog legging to the south to Catton Road 
 

1.2 The larger of the two parcels is bound by Front Street to the east at a higher level 
with buttressed stone retaining wall and concrete fence above, and by a timber post 
and rail fence to Catton Road to the south west.  The northern boundary is bound by 
a high stone retaining wall with steps and path behind with agricultural land beyond.  
The land slopes up from west to east, and is open in character, and includes some 
trees.  The smaller parcel of land is located to the west at the other side of the public 
right of way, is steeply sloping, contained several trees, and is bound by a roadside 
hedge to Catton Lane, fences to the other sides abutting agricultural land, and a 
timber shed to the north west.  The surrounding context is defined by the open 
ground located around the River Swale. 
 

1.3 Full planning permission is sought for the erection a detached dwelling.  The 
dwelling is to be located on the larger parcel of land with parking, turning and some 
garden area.  The smaller parcel of land is to be used as private garden and 
amenity area.  The proposed dwelling is to be energy efficient, highly insulated 
sealed and airtight, with controlled solar gain and rainwater harvesting.  The 
application form advises the walls and roof are to be finished in vertical timber 
cladding, the submitted plans show stonework to part of the ground floor.  The 
dwelling is of contemporary  design  
 

1.4 The application was submitted with a Design and Access Statement, a flood risk 
statement, arboricultural survey and ecological impact assessment. 

 
2.0 RELEVANT PLANNING AND ENFORCEMENT HISTORY 
 
 APPLICATION SITE: 
 
2.1 75/1159/OUT Outline application for the construction of tractor shed APPROVED 

29.05.1975 



 

2.2 88/1302/OUT Outline Application for the construction of a bungalow with domestic 
garage REFUSED 12.07.1988 for the following reasons:- 

 
1. The development of this site, which is located outside the main confines of the 

village and is unrelated both physically and visually to the existing form of the 
village, would be an undesirable intrusion into this pleasant rural landscape 

 
2. The Local Planning Authority are not satisfied that the size of the application is 

adequate to provide sufficient soakaway area from the proposed foul septic tank 
and surface water soakaway 
 

2.3 89/1068/OUT Outline application for the construction of a photographic studio with                 
office accommodation REFUSED 21.12.1989 for the following reasons:- 

 
1. The development of this site, which is located outside the main confines of the 

village and is unrelated both physically and visually to the existing form of the 
village, would be an undesirable intrusion into this pleasant rural landscape 

 
2.4 02/02383/CAT Proposed felling and crown thinning of elm and sycamore trees at            

Catton Lane and crown thinning of trees at Mill Rise, Front Street APPROVED 22 
Feb 2003      

 
ADJACENT SITE TO NORTH WEST: 

 
2.5 07/00962/FUL - Change of use of agricultural land to domestic and construction of a 

pigeon loft. APPROVED 2007. 
 
2.6 11/00492/OUT - Outline application for the construction of 12 holiday units, an 

office/shop and a bin store. REFUSED 2011 for the following reasons:- 
 

1. The proposed development is contrary to Policies CP16, DP28 and DP30 of the 
Hambleton Local Development Framework. Due to the location and design of the 
proposed buildings the proposed development would be an unsympathetic and 
incongruous feature which would have a harmful impact on the character of the 
rural surroundings and the Topcliffe Conservation Area. 
 

2. The road leading to the site is neither of a sufficient width nor suitable alignment 
and with inadequate visibility at the point of site access to cater for the traffic 
which would be likely to be generated by this proposal and would lead to 
conditions prejudicial to highway safety contrary to the Policies CP2, DP3 and 
DP4 of the Local Development Framework. 
 

3. The FRA submitted with this application does not comply with the requirements 
set out in Annex E, paragraph E3 of Planning Policy Statement 25 (PPS 25). The 
submitted FRA does not therefore, provide a suitable basis for assessment to be 
made of the flood risks arising from the proposed development. 
 

4.  The application does not provide a sufficient basis for an assessment to be 
made of the risks of pollution to the water environment arising from the proposed 
development. 

 



 

3.0 RELEVANT PLANNING POLICIES 
 
3.1 The relevant policy of the Development Plan and any supplementary planning 

policy advice are as follows; 
 
Core Strategy Policy CP1 - Sustainable development 
Core Strategy Policy CP2 – Access 
Core Strategy Policy CP4 Settlement hierarchy  
Core Strategy Policy CP16 - Protecting and enhancing natural and man-made 
assets 
Core Strategy Policy CP17 - Promoting high quality design 
Development Policy DP1 - Protecting amenity 
Development Policy DP3 - Site accessibility 
Development Policy DP4 - Access for all 
Development Policy DP9 - Development outside Development Limits 
Development Policy DP30 - Protecting the character and appearance of the 
countryside 
Development Policy DP28 – Conservation 
Development Policy DP30 – Protecting the character and appearance of the 
countryside 
Development Policy DP31 – Protecting natural resources: biodiversity/nature 
conservation 
Development Policy DP32 - General design 
Development Policy DP33 – Landscaping 
Development Policy DP43 – Flooding and floodplains 
Interim Policy Guidance Note - adopted by Council on 7th April 2015 
National Planning Policy Framework 
 

3.2 Hambleton emerging Local Plan - As set out in paragraph 2 of the NPPF planning 
law requires that applications for planning permission be determined in accordance 
with the Development Plan unless material considerations indicate otherwise.  The 
law is set at Section 38(6) of the Planning and Compulsory Purchase Act 2004 and 
section 70(2) of the Town and Country Planning Act 1990. The Hambleton Local 
Plan Publication Draft July 2019 has completed the ‘Representations’ period (30th 
July 2019 to 17th September 2019). The Development Plan for Hambleton is the 
Local Development Framework and the emerging Local Plan at this time is no more 
than a material consideration to which only limited weight can be afforded. 

 
4.0 CONSULTATIONS 
 
4.1 Topcliffe Parish Council - No response received (expired 18.02.20) 
 
4.2 NYCC Highways – response awaited 
 
4.3 Yorkshire Water - Advise consultation  is required with  Environment Agency and 

Environmental Health, and if these comments are not satisfactory, the applicant has 
the alternative of a foul water only connection into the 150mm diameter public foul 
sewer which is located in Front Street, at a point adjacent to the proposed site 
boundary.  Please re-consult YW if foul drainage proposal changes along with a 
site/drainage layout plan.  

 
4.4 Environmental Health - No response received (expired 18.02.20) 



 

4.5 RAF Linton on Ouse - No safeguarding objections 
 
4.6 NYCC Footpaths – recommend informatives regarding the Public Right of Way 
 
4.7 Ancient Monument Society - No response received (expired 18.02.20) 
 
4.8 Civil Aviation Authority - No response received (expired 18.02.20) 
 
4.9 Environment  Agency - No  objection, comments made referencing the Flood risk 

standing advice  
 
4.10 Swale and Ure Drainage Board - No response received (expired 18.02.20) 
 
4.11 Ramblers Group – Object ‘It is sited adjacent to a popular public footpath and a 

County Lane, both popular with the walking public.  There is poor vehicle access 
from that lane.  The dwelling would give a significantly worse vista from the 
overlooking road, particularly Prospect House’. 

 
4.12 Historic England - you do not need to notify or consult us on this application under 

the relevant statutory provisions 
 
4.13 Council for  British  Archaeology - No response received (expired 18.02.20) 
 
4.14 Natural England - No comments to make on this application.  Comments made 

referencing the standing advise in relation to protected species and on ancient 
woodland and veteran trees 

 
4.15 Yorkshire Wildlife Trust - No response received (expired 18.02.20) 
 
4.16 Street Naming - Yes an application would be required 
 
4.17 Public comments –Two site notices have been displayed and neighbours consulted. 

Four letters of objection and one letter of support have been received, summarised 
as follows:- 

 
Support: 
- Imaginative proposal  
- Makes use a piece of land that has an odd shape.  
- Suggested design is excellent 
- Fits well with the site. 

 
Object: 
- View would be changed to a roof top 
- Spoils country views 
- Design out of keeping with village 
- Dwelling will stand out 
- Poor access and visibility from dwelling to highway 
- Poor road safety during construction  
- Hill difficult in winter 
- inadequate drainage/sewer system 
- Will exacerbate current foul odour problem 
- Restricted access to rear wall for maintenance of wall and main road 



 

- Any closure of Catton Lane inconvenient 
- Tree felling has impact on soil and flooding 

 
5.0 ANALYSIS  
 
5.1 The main issues for consideration in this case relate to (i) the principle of a new 

dwelling in this location; (ii) an assessment of the likely impact of the proposed 
dwelling on the character and appearance of the village and the rural landscape; (iii) 
impact on heritage assets, (iv) access/highway safety, (iv) residential amenity, (v) 
Design, (vi) Flood risk, (vii) impact on  trees, and (viii) impact on biodiversity. 

 
The principle of development 

 
5.2 As set out in paragraph 2 of the NPPF planning law requires that applications for 

planning permission be determined in accordance with the Development Plan 
unless material considerations indicate otherwise. The law is set at Section 38(6) of 
the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town 
and Country Planning Act 1990.  The Development Plan for Hambleton is the Local 
Development Framework and the emerging Local Plan at this time is no more than 
a material consideration.  Policy CP4 states that all development should normally be 
within the Development Limits of settlements.  Policy DP9 states that permission will 
only be granted for development outside of Development Limits "in exceptional 
circumstances".  The applicant does not claim any of the exceptional circumstances 
identified in Policy CP4 and, as such, the proposal would be a departure from the 
Development Plan.  However, it is also necessary to consider more recent national 
policy in the form of the National Planning Policy Framework (NPPF).  Paragraph 78 
of the NPPF states: 

 
"To promote sustainable development in rural areas, housing should be located 
where it will enhance or maintain the vitality of rural communities.  Planning policies 
should identify opportunities for villages to grow and thrive, especially where this will 
support local services. Where there are groups of smaller settlements, development 
in one village may support services in a village nearby". 

 
5.3 To ensure appropriate consistent interpretation of the NPPF alongside Policies CP4 

and DP9, on 7 April 2015 the Council adopted Interim Policy Guidance (IPG) 
relating to Settlement Hierarchy and Housing Development in the Rural Areas. This 
guidance is intended to bridge the gap between CP4/DP9 and the NPPF and 
relates to residential development within villages. The IPG has brought in some 
changes and details how Hambleton District Council will now consider development 
in and around smaller settlements and has included an updated Settlement 
Hierarchy. 

 
5.4 The IPG states that the Council will support small-scale housing development in 

villages where it contributes towards achieving sustainable development by 
maintaining or enhancing the vitality of the local community and where it meets all 
of the following criteria: 

 
1. Development should be located where it will support local services including 

services in a village nearby. 
2. Development must be small in scale, reflecting the existing built form and 

character of the village. 



 

3. Development must not have a detrimental impact on the natural, built and 
historic environment. 

4. Development should have no detrimental impact on the open character and 
appearance of the surrounding countryside or lead to the coalescence of 
settlements. 

5. Development must be capable of being accommodated within the capacity of 
existing or planned infrastructure. 

6. Development must conform with all other relevant LDF policies. 
 
5.5 The site falls outside Development Limits of Topcliffe, which is identified as a 

Service Village within Policy CP4 of the Core Strategy and the 2014 settlement 
hierarchy contained within the IPG. Service Villages are considered ‘sustainable 
settlements’. To satisfy criterion 1 of the IPG the proposed development must 
provide support to local services including services in a village or villages nearby. 
Topcliffe is considered to be a sustainable community where the principle of 
development under the IPG will be supported and therefore the proposed 
development satisfies criterion 1. 

 
Character and appearance of the village and the rural landscape 

 
5.6 In order to draw support from the Council's adopted Interim Policy Guidance (IPG) 

proposals must be small in scale and provide a natural infill or extension to an 
existing settlement and also conform to other relevant Local Development 
Framework Policies.  Paragraph 170 of the NPPF requires decisions to, amongst 
other considerations, recognise the intrinsic character and beauty of the 
countryside. 

 
5.7 Criterion 2 of the IPG requires development must be small in scale and reflect the 

existing built form and character of the village.  The IPG guidance states small scale 
development adjacent to the main built form of a settlement "will be supported 
where it results in incremental and organic growth".  The proposal is for a single 
dwelling so is small in scale.  The second test of criterion 2 requires the 
development to reflect the existing built form and character of the village.  This is 
assessed below along with the likely impact of the proposed development with 
particular regard to criteria 3 and 4 of the IPG, in relation to its impact on the 
natural, built and historic environment, and character and appearance of the 
countryside.  The following detailed advice within the IPG is considered to be 
relevant: 

 
5.8 Proposals will be assessed for their impact on the form and character of a 

settlement.  Consideration should be given to the built form of a settlement, its 
historical evolution and its logical future growth and how the proposal relates to this.  
“The coalescence of settlements… should be avoided to protect their individual 
character and identify.”  “Small gaps between buildings should be retained where 
these provide important glimpses to open countryside beyond and contributes to the 
character and appearance of the area.”  "Any detrimental impact on the character, 
appearance and environmental quality of the surrounding area should be avoided 
and development should not compromise the open and rural character of the 
countryside." 

 
5.9 One of Hambleton's strategic planning objectives, set out in The Core Strategy 

Local Development Document (2007), is "To protect and enhance the historic 



 

heritage and the unique character and identity of the towns and villages by ensuring 
that new developments are appropriate in terms of scale and location in the context 
of settlement form and character." 

 
5.10 Policies CP17 and DP32 require the highest quality of creative, innovative and 

sustainable design for buildings and landscaping that take account of local 
character and settings, respect local identity and distinctiveness and are appropriate 
in terms of use, movement, form and space. 

 
5.11 Policies CP16 supports development which preserves and enhances the Districts 

natural and man-made assets, and states development will not be supported which 
has a detrimental impact on the interests of a natural or man-made asset.  Policy 
DP30 relates to protecting the character and appearance of the countryside, and 
seeks to respect and enhance the openness, intrinsic character and quality of the 
landscape. 

 
5.12 The National Planning Policy Framework Planning supports this approach.  

Paragraph 124 states "The creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. Good 
design is a key aspect of sustainable development, creates better places in which to 
live and work and helps make development acceptable to communities.” Paragraph 
130, 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.” 

 
5.13 The site is located immediately outside of the Development Limit which abuts the 

eastern boundary of the site.  The eastern and western sides of Front Street have 
very different characters at this point.  The eastern side is characterised by a ribbon 
of development, historic and recent, mostly slightly higher than road level.  On the 
western side land levels are significantly lower than road level, the road is 
supported with a retaining wall, the land forms a grassy and wooded bank down to 
Catton Road. There is a historic dwelling further north on Front Street, Prospect 
House, located at a point where land levels rise to be similar levels to the road.  
Given the difference in land levels the character of the application site is more 
closely related with open and undeveloped character of the land located at lower 
level around the River Swale to the west of the village.  The site is considered to 
have visual and spatial association with the open countryside surrounding the 
village, rather than the built up area of the village.  The proposal would introduce 
substantive built form into a currently open area, resulting in an inappropriate 
suburban incursion in this rural green space.  The discordant nature of the proposed 
development in terms of its encroachment onto open space leads to the creation of 
an inharmonious additional layer of housing is not considered to constitute “natural 
infill or extension” .The site is considered to have a poor relationship with the 
character and built form of the village. 

 
5.14 It is considered that the proposed residential development of this site would have a 

detrimental impact on the openness of the surrounding rural landscape.  The 
development is also considered to be harmful to the character and form of the 
village. The development fails to accord with the requirements of the Interim Policy 
Guidance and is contrary to LDF Policies CP16, CP17, DP30, and DP32. 

 



 

Impact on Heritage Assets  
 
5.15 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

requires the Council to have special regard to the desirability of preserving or 
enhancing the character or appearance of the Topcliffe Conservation Area.  Policy 
DP28 seeks conservation of the historic heritage, including protecting and 
enhancing conservational areas. 

 
5.16 The site is located within Topcliffe Conservation Area which is focused around the 

historic village core along Front Street/Church Street and also includes areas of 
open ground located at lower level around the River Swale to the west of the village.  
The site forms part of the area of lower ground to the west of the village and 
therefore contributes to the significance of this part of the designated area.  The 
proposed development, through the creation of a new dwelling and defined 
domestic curtilage, would cause harm to significance of this part of the designated 
area.  Therefore, the proposal would not preserve the character or appearance of 
the Topcliffe Conservation Area and would therefore not accord with S.72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990.  In addition, 
paragraphs 195 and 196 of the NPPF require an assessment of harm against the 
identified heritage asset. On this occasion, the level of harm is identified is 
considered to be less than substantial 

 
5.17 Paragraph 196 of the NPPF states that where a development proposal will lead to 

less than substantial harm to the significance of a designated heritage asset, this 
harm should be weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use. The formation of a new dwelling in a 
prominent location despite the stated environmental performance of the building are 
not considered to be public benefits that outweigh the harm caused. 

 
Access/highway safety  

 
5.18 Policy DP4 requires development proposals to be safe and ensure high standards 

of access for all.  Criterion 5 of the IPG states that development must be capable of 
being accommodated within the capacity of existing or planned infrastructure.  

 
5.19 The submitted Design and Access Statement states “The proposal has direct level 

vehicular and pedestrian access form Catton Lane in addition to the pedestrian 
access from the public footpath between the two parcels of land.  Provision is made 
for parking and turning for up to three vehicles. There is direct pedestrian access to 
the local footpath network and the site has good accessibility to local services, 
facilities and amenities which are all within walking distance. 

 
5.20 The Local Highway Authority has been consulted and a response is awaited. They 

have indicated verbally they are likely to object due to concerns relating to the 
impact of the construction works on the stability of the highway (A167) to the east. 

 
Residential amenity 

 
5.21 Local Development Framework Policy DP1 requires that all development proposals 

must adequately protect amenity, particularly with regard to privacy, security, noise 
and disturbance, pollution (including light pollution), vibration and daylight.  Policy 
DP32 (xv) requires well designed private open space to be incorporated for all 



 

buildings.  Paragraph 127 of the National Planning Policy Framework requires a 
high standard of amenity for existing and future users of development 

 
5.22 The relationship with surrounding dwellings is such that there would be adequate 

separation distance to avoid overlooking, overshadowing or overbearing impacts 
that would harm the amenity of residents of adjacent dwellings. 

 
5.23 The submitted indicative layout suggests the site can be developed whilst affording 

future occupants an acceptable level of residential amenity.  The proposal accords 
policies DP32 and DP1. 

 
Design  

 
5.24 Policies CP17 and DP32 require the highest quality of creative, innovative and 

sustainable design for buildings and landscaping that take account of local 
character and settings, respect local identity and distinctiveness and are appropriate 
in terms of use, movement, form and space.  The policy requires development to 
pay regard to traditional design and forms of construction, to avoid the use of 
inappropriate details, and to pay particular attention to appropriately designed 
elements. 

 
5.25 The National Planning Policy Framework Planning supports this approach and, at 

paragraph 130, 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. 

 
5.26 Paragraph 131 of the NPPF advises: ‘In determining applications, great weight 

should be given to outstanding or innovative designs which promote high levels of 
sustainability, or help raise the standard of design more generally in an area, so 
long as they fit in with the overall form and layout of their surroundings’. 

 
5.27 The design and materials used in the built form of the village are varied.  Buildings 

are constructed of brick, stone and render.  Most are two storeys high.  Roofs are 
pantile or slate.  Traditional design is prevalent.  The proposed dwelling is of 
contemporary design, and materials, and is designed to be energy efficient.  
Contemporary design including extensive glazing, projecting box windows, glazed 
balcony, large expanse of flat roof, and multi directional timber cladding in such a 
prominent roadside location is not locally distinctive design or materials.  The design 
fails to fit in with the overall form or  layout its surroundings or conservation area. 

 
Flood risk 

 
5.28 Paragraph 155 of the National Planning Policy Framework (NPPF) requires 

decision-makers to steer new development to areas at the lowest risk of flooding.  
Development Plan policy DP43 states development proposals having an adverse 
effects on watercourses or that increases flood risk elsewhere will not be permitted, 
and will only be accepted if it has an acceptably low risk of being affected by 
flooding. 

 



 

5.29 The applicant has submitted a flood risk assessment.  The site lies outside the edge 
of flood zone 3.  Flood zone 2, includes the south west corner of the ‘garden’ parcel 
of land, and a thin sliver at the roadside edge of the larger ‘dwelling’ parcel of land.  
The assessment advises vehicular and pedestrian access & egress is outside of the 
Flood Zone. 

 
5.30 Surface water is to be discharged via Stormbrixx soakaway.  Rainwater will be 

harvested and reused.  Foul drainage will be directed to a Klargester BioDisc 
Packaged Treatment Plant located beneath the driveway with an overflow to the 
AStormbrixx Soakaway. 

 
5.31 Given the dwelling and its access is located in flood zone 1 it is not considered that 

the proposed dwelling would be at an unacceptable flood risk, and the Environment 
Agency have no objections. 

 
Effect on trees and biodiversity  

 
5.32 Paragraph 170 of the NPPF requires planning decisions to minimise impacts on and 

provide net gains for diversity.  Paragraph 175 advises if significant harm to 
biodiversity resulting from a development cannot be avoided (through locating on an 
alternative site with less harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused. 

 
5.33 Policy CP16 seeks to preserve natural assets, policy DP30 seeks to protect the 

character and appearance of the countryside, and DP31 seeks to protect natural 
resources including biodiversity and nature conservation. 

 
5.34 The application is submitted with an arboricultural survey report which focusses 

primarily on the larger parcel of land, upon which the dwelling is proposed, where 
three trees are proposed for removal. T1 is located in the roadside verge, and is a 
15m high sycamore with unbalanced crown shape and leaning distorted crown. T3 
is 5m high apple with unbalanced crown shape. T4 is a 5m high horse chestnut, 
leaning and with unbalanced crown shape.  All three are said to be in good 
condition, and require removal to facilitate the development.  There is no objection 
to the removal of trees T3 and T4.  There is some concern regarding the removal of 
tree T1 which the arboricultural survey report states is of moderate quality and 
estimated remaining life expectancy of at least 20 years, and of landscape value.  
This tree is considered to contribute to the character of the locality conservation 
area.  Should a dwelling be found acceptable in this location, negotiations would 
take place to redesign the dwelling to ensure retention of the tree.  Replacement 
planting is proposed in the garden area, comprising 1 x silver birch, 1 x rowan and 1 
x cherry. 

 
5.35 The submitted ecological impact assessment again focusses primarily on the larger 

parcel of land.  This survey identifies neutral impacts on breeding birds, bats and 
habitats, and confirms that nesting birds and bats may be affected by proposed 
development.  Mitigation measures are advised to safeguard the status of these 
species, reducing impact to neutral or positive effects.  Mitigation measures include 
the removal of any shrubs, hedges or trees to be scheduled to avoid the bird 
breeding season, installation of an integral bird nest box within the new building, 
and directional lighting scheme to maintain current ecological functionality of the site 



 

for bats.  The survey recommends native tree and shrub planting and additional bat 
and bird boxes as ecological enhancement and compensation. 

 
5.36 Subject to the retention of T1, and the use of mitigating conditions, the proposal is 

not considered to result to harm to trees and biodiversity. 
 

Planning Balance 
 
5.37 The proposed development is outside any defined Development Limits and the 

applicant does not claim any exceptions under Policy CP4.  Albeit that there would 
be some social and economic advantages through the provision of a new house, 
the economic gain from the residential development and future occupation would be 
limited.  The harm to the form and character of the village and the countryside is 
substantial.  The harm to the character and appearance of the conservation area is 
“less than substantial”.  The harm is not outweighed by the limited social and 
economic gains.  There are no other material considerations that would outweigh 
the adopted LDF policies and refusal of the application is recommended. 

 
6.0 RECOMMENDATION: 
 
6.1 That subject to any outstanding consultations the application be REFUSED 

for the following reasons: 
 

1. The proposed development is contrary to Core Policy CP4 of the 
Hambleton Local Development Framework and does not meet any of the 
exceptional circumstances for development outside Development Limits.  
It also fails to comply with the requirements of the Council's Interim 
Policy Guidance Note as the location does not respect the built form of 
Topcliffe by proposing development where it is considered not to be 
organic growth of the village, not providing a natural infill to existing 
development and not a natural extension to the built form. 

 
2. All new development should respect and enhance the local context and 

be appropriate to its setting.  It is considered that the proposal, by 
reasons of its site location, is out of context and character with the 
surroundings.  The proposal therefore fails to respect the character of the 
local area and would result in a form of development that would have a 
detrimental impact on the surroundings, contrary to the high quality 
design principles of Hambleton Local Development Framework Policies 
CP17 and DP32. 

 
3. The proposed development is contrary to Policies CP16 and DP30 of the 

Hambleton Local Development Framework, which requires development 
to preserve and enhance the District's natural assets and to respect the 
openness of the countryside.  Due to the domestic character of the 
residential development, it would fail to respect the character and 
appearance of this countryside setting and the built form of Topcliffe and 
would therefore have a detrimental effect on the immediate environment. 

 



 

4. The proposed development by reason of its location and design is 
considered to result in harm to the significance of this part of the Topcliffe 
Conservation Area. The proposal is therefore contrary to the provisions 
of policy DP28 of the Hambleton Local Development Framework which 
seeks to preserve and enhance the character and appearance of the 
conservation area and similarly contrary to the provisions of the NPPF 
and the Act. 


