Yorkshire Dales National Park Authority
Delegated Report

Application No: C/26/821

Parish: Embsay with Eastby
Applicant: Mr & Mrs M & V Williams
Officer: Janet Perry

Site Address: 21 Little Nunwell, Kirk Lane, Eastby, Skipton, North Yorkshire,
BD23 6SF.

Proposal: Householder planning permission for erection of two storey side
extension, single storey rear extension and external works to parking
and garden areas to existing detached dwelling.

Delegated Authority

1. Determination of this application is within powers delegated to Officers by virtue

of the Authority’s Scheme of Delegation and Committee Terms of Reference
December 2022 (as amended) (section C6).

Application Site

2. 21 Little Nunwell, Kirk Lane, Eastby, Skipton, North Yorkshire, BD23 6SF.

Proposal

3. Householder planning permission for erection of two storey side extension, single

storey rear extension and external works to parking and garden areas to existing
detached dwelling, together with installation of solar panels to the south
elevation.

Consultations

Consultees:

4, The comments of statutory and non-statutory consultees are summarised below:

Trees & Woodlands



T1 in the tree report is protect by TPO No.2 (Embsay) 1972. This tree is a decent
age and continues to provide amenity value to the area. The proposed parking is
outside the RPA of the tree. However, the alterations to the driveway should be
carried out using a no dig method. The tree is also going to shade one of the solar
panels and as such is going to come under consistent pressure to be reduced or
thinned.

The tree protection plan does not show any protection for T4 and T5.

The amended plans shows changes to ground levels to the rear garden, effectively
terracing a currently sloping garden. This is going to have impacts on the RPA’s of
T3 and T4 that hasn’t been taken into account in either the arboricultural impact
assessment or the drawings.

The proposed layout plans intimate that there are 3 level changes (which would
also effect G3, T6, T7 and T8).

The reformation of the path in the rear garden is unclear whether this would result
in level changes around T9 and T10.

As there is potential level changes in the RPA’s of the trees in the adjacent land to
the north of the garden area, these need to be assessed for impacts as well.

At this stage, | cannot say that there will be no impacts to the trees that are planned
to be retained and as such | cannot support the proposal until my concerns are
addressed.

Comments on amended plans

The plans and updates to the tree documents are acceptable.

Wildlife Conservation Officer — The proposal complies with Policy W2.
Recommend an Informative.

Northern Gas Transmission - There are no National Gas Transmission assets in
this area.

SABIC UK Petrochemicals - Glover - The planning application referenced above
will not affect SABIC high pressure ethylene apparatus.

Chief Environmental Health Officer CEHO

Air Source Heat Pump - Looking at the application, | am concerned about noise
from the proposed air source heat pumps causing a nuisance to nearby residents.



The applicant should submit specification details for the proposed air source heat
pumps to the local planning authority for assessment.

REASON: To safeguard the living conditions of nearby residents particularly with
regard to the effects of noise.

e There are no known contaminated land implications regarding the proposed
development.

e Recommend a condition - Noise (Condition)

No site preparation, delivery of materials or construction works, other than quiet
internal building operations such as plastering and electrical installation, shall take
place other than between:

- 08:00 hours and 18:00 hours Monday-Friday

- 08:00 hours and 13:00 hours on Saturdays

- Not at any time on Sundays or Bank Holidays

REASON: To safeguard the living conditions of nearby residents particularly with
regard to the effects of noise.

e Dust (Informative)

The applicant shall identify all areas of the site and the site operations where dust
may be generated and ensure that dust is controlled so as not to travel beyond the
site boundary.

REASON: To safeguard the living conditions of nearby residents particularly with
regard to the effects of dust.

Highways - Craven — Recommend conditions.

Embsay-with-Eastby Parish Council — originally raised concerns regarding the
protection of trees at the site and the noise from the air source heat pump.

Embsay with Eastby Parish Council is in receipt of the amendments to the above
application - If the respective Tree and Chief Environmental Health officers are in
agreement with the submitted amendments, the Parish Council will respect their
expertise and support the conclusions reached.

The Parish Council notes the amended arrangements for parking and withdraws its
initial objection to this element of the application.

Pipelines (HSE planning advice web app) — Does not advise on safety grounds,
against the granting of planning permission in this case.



Public responses:

5. A site notice was displayed on 29 May 2025 and expired on 19 June 2025.
Neighbour/interested parties’ responses received: 1
The neighbour response was supportive of the vast majority of the application, but
consider there needs to be a change to the planned parking area at the front of the
house so that this is fully outside the root protection area of our lime tree (which
has a TPO). This area is clearly marked on the tree survey which includes a
different parking area to that on the plans submitted. Ground works as planned
within the root protection area would likely cause significant damage to what is an
old and protected tree.
Assessment
Key Issues:
e Planning Policy
e Character and appearance of the area
e Neighbour amenity
e Trees
e Noise
e Parish Council comments
e Equality Act

Planning Policy

6.

Policy SP1 part (c) of the Yorkshire Dales Local Plan (2015-2030) requires new
development to “contribute positively to the built environment by having regard to
the site context and conforms to the Yorkshire Dales National Park Design Guide”.

Policy SP2 permits development that “furthers the statutory National Park

purposes of:

a) Conserving and enhancing the natural beauty, wildlife, and cultural

heritage.

b) Promoting opportunities for the understanding and enjoyment of the special
gualities of the National Park by the public.

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 be informed by and respond positively to the site and surrounding
context so that the scale, height, proportions, massing, form, materials, and
appearance of buildings are sympathetic and complementary, part (b) requires
new development to “conserve or enhance the archaeological, architectural, and
historical character and appearance of the site and its setting.



10.

11.

12.

13.

Policy W2 of the Local Plan refers to biodiversity enhancement and requires all
new development to contribute towards wildlife enhancement.

Paragraph 135 of the National Planning Policy Framework 2024 (NPPF) states
planning policies and decisions should ensure that developments: a) will function
well and add to the overall quality of the area, not just for the short term but over
the lifetime of the development; b) are visually attractive as a result of good
architecture, layout and appropriate and effective landscaping; 40 c) are
sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities);

Paragraph 137 of the NPPF 2024 states - Design quality should be considered
throughout the evolution and assessment of individual proposals. Early discussion
between applicants, the local planning authority and local community about the
design and style of emerging schemes is important for clarifying expectations and
reconciling local and commercial interests. Applicants should, where applicable,
provide sufficient information to demonstrate how their proposals will meet the
design expectations set out in local and national policy, and should work closely
with those affected by their proposals to evolve designs that take account of the
views of the community. Applications that can demonstrate early, proactive and
effective engagement with the community should be looked on more favourably
than those that cannot.

Paragraph 139 states development that is not well designed should be refused,
especially where it fails to reflect local design policies and government guidance
on design, taking into account any local design guidance and supplementary
planning documents such as design guides and codes. Conversely, significant
weight should be given to: a) development which reflects local design policies and
government guidance on design, taking into account any local design guidance
and supplementary planning documents such as design guides and codes; and/or
b) 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.

The National Park Design Guide contains a chapter on the design of house
extensions which should “respect and retain the character of the original house in
the vast majority of cases. Additions should respect its style, mass and proportions
and follow or complement its architectural style” (para 4.1.1).

Impact on the character and appearance of the dwelling

14.

21 Little Nunwell is a detached 1930’s style house, rendered with lead pane,
timber, single glazed windows with a hipped roof and bay windows. It is an
architecturally attractive property and sits in a row of dwellings on Kirk Lane,
Eastby which are all of a mix of ages, style and design. Although the property is



15.

16.

17.

18.

18.

not a Dales traditional building it has key features which are worth of retention,
such as the window style, hipped roof and form of a dwelling of this era.

The proposal has been amended to omit solar panels from the roof and reduce
the height of the two storey side extension.

The proposal as amended now includes a two storey side extension with a single-
storey hipped roof over the garage entrance to the front, a single storey rear
extension, external works to the parking area and widening the access from the
highway.

As a prominent and architecturally distinctive dwelling, it is considered the frontage
and form of the building, as viewed from the roadside, retains the majority of its
character and contributes to the wider street scene. Although relatively modern,
being of 1930s construction, it is a charming and aesthetically pleasant building
which is considered worthy of retention. The character and form of the building
make it difficult to extend significantly without losing legibility of the original
building, although it has been sensitively extended to the side in the past (which
would be replaced by the current proposal).

The proposed two storey side extension will extend 4.2 metres from the original
side wall of the dwelling. Although the proposal has been amended to step the roof
down on the extension from the ridge height of the original house the bulk and
scale of the proposed two storey extension would result in a much larger frontage
to the house and fundamentally alter the 1930s character, to a more generic
suburban style of building. The use of a hipped extension forward to provide space
for parked cars in the garage is a particularly urbanising feature which would
significantly reduce the quality of design of the resultant dwelling compared to the
original.

Policy SP4 requires new development to be informed by and respond positively to
the site and surrounding context so that the scale, height, proportions, massing,
form, materials, and appearance of buildings are sympathetic and complementary.
In this case, the mass and design of the two-storey side extension does not
compliment the building and are not sympathetic to its original design. The overall
impact of the two-storey side extension, as well as changing the design of the
windows from small leaded, timber windows to large panes of double glazing is not
sympathetic to the original character and appearance of the dwelling. The proposal
does not meet the criteria of Policy SP4 of the Yorkshire Dales Local Plan. The
design of the two-storey side extension does not follow the advice in the Yorkshire
Dales Design Guide as it does not respect and retain the original house and does
not follow or complement its architectural style. The proposal does not meet
paragraph 139 of the NPPF as the proposal fails to reflect local design policies and
government guidance on design. Advice was given during the application process
regarding amending the design of the two-storey extension, however no further
amended plans were received.



20.

The proposed single storey rear extension has a floor area of 5.3m x 10.2 metres.
This is a substantial rear extension, with a flat roof design, to be constructed in
similar materials to the host property. This single storey extension is proposed to
the rear of the property. This area is not publicly visible, and the rear garden is
enclosed by well-established hedging and tree planting. The proposal will be
constructed in stone and white render to match the host property. Although the
proposed rear extension has a large floor area and is of a very different character
to the original building, given how discreetly it will sit within the site, it is considered
this element would not harm the contribution the building makes to the wider area.

Neighbour amenity

21.

22.

23.

24.

One letter was received from a neighbouring property. They raised concern
regarding the planned parking area at the front of the house as it is not fully outside
the root protection area of the lime tree (which has a TPO) in the adjacent garden.
This area is clearly marked on the tree survey which includes a different parking
area to that on the plans submitted. Ground works as planned within the root
protection area would likely cause significant damage to what is an old and
protected tree.

Amended plans were received which addressed this issue.
The protection of trees is addressed in a different section of the report.

The closest residential property is 21A Kirk Lane, which is situated to the east of
the application site. There are no windows proposed in the two-storey extension
element. There are two windows proposed in the east elevation of the single rear
extension, however this part of the proposal is set in from the side of the dwelling
and is further away from the boundary of 21A than the proposed two storey side
extension. The eastern boundary is also mature planting which will help to screen
the rear extension. It is considered there is no impact on neighbour amenity.

Protection of trees

25.

26.

A Tree Report was submitted with the application.

T1 in the document is protect by TPO No.2 (Embsay) 1972. This tree is a decent
age and continues to provide amenity value to the area. The original proposed
parking was outside the Root Protection Area of the tree. However, it is
recommended the alterations to the driveway should be carried out using a no dig
method. The tree would also shade one of the solar panels originally proposed and
as such would come under consistent pressure to be reduced or thinned. | think it
is important to point out to the applicant/agent, that any approaches to us for this
tree to be pruned for this reason will result in a refusal.



27.

28.

29.

30.

31.

Noise

32.

The original tree protection plan did not show any protection for trees T4 and T5.
Protection for these trees is required.

Changes to ground levels to the rear garden and proposed landscaping did not
show protection for the trees in the surrounding area.

As there were potential level changes in the RPA’s of the trees in the adjacent land
to the north of the garden area, these would need to be assessed for impacts as
well.

Amended plans and an amended tree report were then submitted.

These plans and updates address the previous concerns and are considered
acceptable.

North Yorkshire County Council Environmental Health Officer was consulted on
the application. Concern was raised regarding noise from the proposed air source
heat pumps causing a nuisance to nearby residents. They requested further
information from the applicant for assessment. No further information was provided
regarding noise levels. However, this could be conditioned should the application
be approved.

Equality Act

33.

34.

The Authority has a duty under s.149 of the Equality Act 2010 to have regard to
the need to eliminate discrimination and advance equality of opportunity between
persons who share a relevant characteristic and persons who do not share it. The
relevant characteristics are: age; disability; gender reassignment; marriage and
civil partnership; pregnancy and maternity; race; religion or belief; sex and sexual
orientation.

It is considered that there are no overt reasons why this proposal would affect
anyone with the protected characteristics such that the application should be
permitted or refused on equality grounds.

Conclusion

35.

It is considered that the two-storey side extension would be a large and dominant
feature on the building which would fundamentally change the architectural style
and quality of the original building to the detriment of the street scene, obscuring
much of the original character of the building by altering the overall form and
frontage to one much more urban and of less architectural merit. This element of
the proposed development would therefore be contrary to Policies SP1, SP2, SP4



of the Local Plan 2015, the Yorkshire Dales National Park Design Guide, and the
National Planning Policy Framework 2024.

Recommendation

36. Itis recommended that permission be REFUSED.
Authorising Officer: KW



