
1. Site Description
1.1 The major part of the application site is located between the Settle railway line and 

the A65 trunk road, on the west side of Hellifield village.  A minor portion of the site is 
located on the south side of the trunk road, adjacent to Gallaber Farm. The site is 
predominantly used as agricultural grazing land. Access to the main site is gained 
from the A65, via the newly constructed road to Hellifield railway station.  

1.2 The site is open and undulating with few mature trees, although extensive areas of 
new tree planting has been undertaken in recent years.  Fields are enclosed typically 
by dry stone walls, with some stock proof fences, and a watercourse (Kell Well Beck) 
flows across the middle of the site in a roughly north-south direction. This 
watercourse forms the boundary between Hellifield and Long Preston parishes. A 
significant area of the site (known as Hellifield Flash) is liable to seasonal flooding 
and is of nature conservation value due to its attractiveness to birds.  In recent years 
the route of the Kell Well Beck has been diverted and this has led to water at the 
Flash becoming a more permanent feature. 

1.3 The site is partly within the Long Preston Conservation Area and is adjacent to the 
Settle-Carlisle Railway Conservation Area, Hellifield Station (which is a grade II listed 
building), and the Yorkshire Dales National Park.  A total of four public rights of way 
cross the site.  The adopted Local Plan identifies the site as a Tourism Development 
Opportunity Site (TDOS), Special Landscape Area, and open countryside. 

2. Proposal
Background Information 

2.1 The Tourism Development Opportunity Site (TDOS) for Hellifield was first identified in 
the initial draft of the Local Plan.  The rationale for this allocation was to facilitate 
tourism development related to the renovation and regeneration of Hellifield railway 
station, and as a basis for stimulating the economic regeneration of the village itself.  
There is an extensive and complex planning history of proposed developments within 
the TDOS set out at section three below.   

2.2 Significant parts of this strategy have been implemented over the last decade, 
including the redevelopment of Gallaber Farm (a former lorry depot) for residential 
uses, the development of a caravan site, the renovation of the railway station 
buildings, and the creation of a new access road part way to the Station. 

2.3 Two significant elements in this strategy have not been implemented.  Firstly, the 
concept behind the allocation of the TDOS relied on the construction of a new by-
pass for Hellifield.  This would have defined the south western boundary of the TDOS 
and allowed the existing route of the A65 (which bisects the TDOS) to be 
downgraded.  In other words, the current A65 within the TDOS would no longer have 
been a major through route and could have been adapted as an access road to serve 
developments within the TDOS.  Members will be aware that the by-pass is no longer 
scheduled and the existing A65 is likely to remain as a primary road through the 
TDOS for the foreseeable future.  This has resulted in the site being effectively 
truncated by the route of the A65. 

2.4 Secondly, the concept for the regeneration of the area relied on the implementation 
of the planning permission (5/42/149/B granted in September 1996) for the erection 
of an engine shed and railway heritage and visitor centre, together with the use of 
land for associated uses and car parking.  This proposal would have completed the 
new access road from the A65 and provided new parking facilities for the visitor 
centre and station.  This development proposal involved the purchase of the land by 
the Council from the railway authority, which was then sold onto the developer.  That 



developer, who is understood to be the current landowner, implemented the planning 
permission in mid 1999 by the erection of the steel frame for the engine shed and 
visitor centre building.  However, the structure erected so far does not meet Building 
Regulations and the applicant has been successfully prosecuted  - although no 
remedial works have been undertaken and to date there is no further progress on the 
building.    

2.5 In the interim period, an existing mound, which formed part of the landscaping for the 
approved scheme in planning permission 5/42/149/B, was removed and the contours 
of the land no longer reflect the approved permission.  Consequently the access and 
parking arrangements approved in planning permission 5/42/149/B cannot now be 
implemented in accordance with the approved plans, unless the significant amount of 
removed material was reinstated.  Given the volume of material that has been 
excavated and the significant changes in land levels that have resulted, this is 
extremely unlikely to happen. 

2.6 The result of these two major elements in this strategy not being implemented is the 
effective division of the TDOS by the route of the A65, and the detachment of the 
entire TDOS from the railway station because the access road, station parking 
facilities and public transport terminus have not been built. 

2.7 It should be noted that in order to progress the Hellifield railway station regeneration 
scheme, the Economic Development section of the Council has decided to seek a 
revised planning permission (Planning Ref. 42/2003/3035) to complete the access 
road and car parking for the station, taking into account the revised land levels and 
excluding the site of the engine shed and visitor centre.   The application is 
undetermined, as a survey to identify ground contamination has not yet been 
completed.  It is understood that the Council is presently in the process of securing 
access to the site to enable the necessary investigations to be undertaken. 
The current application details 

2.8 The current application is a reserved matters submission pursuant to planning ref. 
42/2002/2763 that granted consent for a Rural Environment Centre comprising 
tourism, exhibition, training, equestrian and livestock building.  Planning Ref. 
42/2002/2763 is a renewal of Planning Ref. 5/42/149C (the original outline 
permission for the Rural Environment Centre).  The supporting information submitted 
with the original outline application indicated that ‘the principle and overriding 
objective of the project is to provide and promote an Agri-Tourism centre of 
excellence’.

2.9 The outline planning permissions have established the principle of the development 
and the approved drawings indicated the siting of the new buildings.  Matters that are 
reserved and are for consideration by the Planning Committee are very limited and 
just comprise the design and external appearance of the buildings and the 
landscaping of the site.  An exception to this is the managers house, as the siting of 
this was not determined by the outline permissions, however the principle of erecting 
such a property has been established.   

2.10 The main group of buildings are sited to the north of the A65 and to the east of the 
flash.  These buildings would be accessed off the new road built to serve Hellifield 
Railway Station.  The proposed hotel is sited adjacent to the junction of the new road 
to Hellifield Station with the A65.  The hotel is sited between this junction and the 
flash.  Finally the manager’s house, stables and the equestrian facility are sited to the 
south of the A65 to the north east of new development at Gallaber Farm.   The 
details of each part of the scheme are explained below: - 

2.11 Hotel Building. To be constructed from stone with stone surrounds to window 
openings and quoin stones.  Roof material is unspecified, but it is envisaged that this 



would be blue slate.  Stone tabling is a feature to the roof verges.  A timber 
conservatory would be found on both the front and rear sides of the building.  The 
main block of the building would be approximately 47 m in length and 15 m in depth.  
A cross wing passes through the centre of the building that projects out and forms a 
gable feature in both the front and rear elevations.  The building would be two storeys 
high at the eaves with a third storey within the roof space.  The gable at the centre of 
the building would incorporate windows serving the roof space and hence appears as 
a third storey.  Two gabled dormers are also proposed on both the front and rear 
elevations of the building.  In total the hotel would provide 40 bedrooms of 
accommodation.  The ground floor of the building would be given over to the hotel 
lobby / reception, bar, dining area, kitchen, laundry room and an extensive function 
room. 

2.12 Animal Exhibition / Demonstration Unit. This building is to be single storey and 
approximately 30 m x 64 m in size.  External materials would be a mixture of stone 
(rubble brought to course) and tanalised overlap boarding for the walls, and dark 
brown fibre cement sheets for the roof.  Supporting information submitted with the 
outline application indicated that this building would be used to ‘describe the 
importance of sheep in the upland areas, the methods used in production and to 
explain the ‘stratification’ system of breeds from the uplands to the lowlands.’ 

2.13 Wool Processing Exhibition. The building to house the Wool Processing Exhibition 
would be approximately 100 m in length, but only 12 m wide (including the overhang 
from a canopy).  The building would be constructed from tanalised overlap boarding 
to the rear and side elevations, with the front elevation (north east facing) being 
glazed.  The roof would be formed from dark brown fibre cement sheets.  The 
submitted plans indicate that internally the building would be set out as one long 
corridor that runs adjacent to the glazed front, with numerous booths housing 
different exhibitions off it.  Supporting information submitted with the outline 
application indicated that this building would be used to show the processing of wool 
once the fleece has been removed. 

2.14 Dales Training Centre. This building is to be single storey and approximately 38 m 
x 18 m in size.  External materials would be the same as the Animal Exhibition / 
Demonstration Unit.  The supporting information for the outline application provides 
limited information on how this building would be used.  The submitted floor plans 
however indicate two rooms to be used as lecture theatres and two to be used as 
training rooms.   

2.15 Dales enterprise exhibits / sale. To be single storey, approximately 38 m x 35 m in 
size, and constructed from the same materials as the Animal Exhibition / 
Demonstration Unit.  Supporting information submitted with the outline application 
states that ‘this building will house trade exhibition units, on a permanent basis, of 
rural local businesses displaying their products to a wide audience visiting the 
centre.’ 

2.16 Amenity Block.  To be single storey, approximately 22 m x 14 m in size, and 
constructed from the same materials as the Animal Exhibition / Demonstration Unit 
(although the north western gable would be completely glazed).  The building would 
essentially provide catering and toilet facilities for the Rural Enterprise Centre. 

2.17 Offices / Reception. This building would be two storeys in height, 19.5 m x 12. 5 m 
in size, and constructed from the same materials as the Animal Exhibition / 
Demonstration Unit.  The outline application does not particularly clarify this buildings' 
proposed use, but it is presumably intended to provide the office facilities and a 
reception for the Rural Enterprise Centre. 



2.18 Tourist Unit.  To be identical in size and design as the offices / reception.  The 
outline application states that ‘this facility will enable all visitors to get a ‘flavour’ of the 
Dales area and encourage them to visit site attractions in the region. 

2.19 Dwelling House. The dwelling would be a 4 bed, two storey property of traditional 
design.  Materials would be natural stone and a blue slate roof.  The building would 
be sited to the south of the A65 and to the north east of new development at Gallaber 
Farm.  The outline permission included a condition that the dwellings could only be 
occupied by a person solely or mainly employed in the businesses occupying the 
site.  Access to the building is gained off the A65 using the current access serving 
the development at Gallaber Farm. 

2.20 Stables & Equestrian Facility. This facility is sited adjacent to the dwelling house to 
the south of the A65.  The stable building would be approximately 22 m x 13 m in 
size, single storey and constructed from the same materials as the Animal Exhibition 
/ Demonstration Unit.  A ménage is also proposed.   

2.21 The application has been amended since it was originally submitted.  Amended 
details include the use of natural stone to some of the external elevations of the rural 
environment centre buildings, increased information on parking arrangements, 
increased tree planting, amended management plan details, and the withdrawal of 
certain areas of land from the application site.  Areas now withdrawn from the 
reserved matters submission comprise a significant area of land between Station 
Road, Hellifield and the public footpath track running north west to south east across 
the site, and the area of land to the north west of the new road constructed to serve 
the station. 

3. Planning History
3.1 Of most importance to this application is planning ref. 5/42/149/C and 42/2002/2763.  

Planning ref. 5/42/149/C sought outline planning permission for the construction of 
Hellifield Rural Environment Centre (comprising tourism, exhibition, training, 
equestrian and livestock buildings) on approximately 51 hectares of land.  The outline 
application was granted on the 11th January 2000 and subsequently renewed by 
42/2002/2763 on 10 February 2003.  This current application is the reserved matters 
of application 42/2002/2763. 

3.2 Also of importance is outline application ref. 52/2003/3780.  As originally submitted 
this application proposed ‘deepening of lake for fishing, construction of public house / 
hotel to the north west, construction of community sports facility to the south east, 
associated car parking, construction of new vehicular access and two pedestrian 
accesses’.  Following the receipt of a number of objections and discussions with the 
applicant’s agent a substantial part of this application was withdrawn.  The amended 
scheme just proposed construction of country hotel with ancillary bar / restaurant / 
function room and associated car parking.  The building was to be sited to the north 
west of the junction of the A65 with the new road constructed to serve Hellifield 
station.  The hotel building was to have 45 bedrooms.  This application was 
recommended for refusal for several reasons comprising; 1) the lack of a qualitative 
and quantitative analysis of the need for additional visitor accommodation facilities in 
this location and whether the scale of the proposal is compatible with and appropriate 
to the existing level of activity in the area; 2) the fact that insufficient information was 
submitted with the application to make an assessment of the proposals impact on the 
conservation area, and; 3) the hotel was not considered to be in a position where it 
had any meaningful link with Hellifield Station or existing services within Hellifield, nor 
was it in a location accessible by sustainable transport modes.  The application was 
withdrawn prior to determination. 



3.3 The following planning history relates to other significant planning applications that 
have been received for the wider Tourism Development Opportunity Site (not just the 
application site) in order to give Members the full picture of the sites history. 

3.4 5/42/149.  Outline planning permission for comprehensive development to form 
Railway Heritage Centre for the Settle to Carlisle Railway including Country Club, 
Hotel, golf course, new access road, and park and ride facilities.  Approved 
September 1991.  Reserved matters were not submitted and the application lapsed 
in September 1994.

3.5 5/52/124.  Outline planning permission for the erection of a public house/restaurant at 
OS field 4923.  Granted 18th March 1996.  Permission lapsed on the 18th March 
1999. 

3.6 5/52/125.  Full planning permission for a site manager’s house and new access road 
on OS field 4923.  Granted 18th March 1996.  This permission allowed a new access 
road up to the railway underpass and a site managers dwelling.  A condition was 
attached on the dwelling that stated it should be occupied as a site manager's 
dwelling or by someone solely or mainly employed in agriculture or forestry in the 
local area.  This permission has been implemented and it is understood that the 
present occupier is employed in agriculture. 

3.7 5/42/149/A.  Full planning permission to use the station buildings as offices and 
heritage centre.  Granted May 1996.  This permission included conditions stating 
that; the development could not be brought into use until the access road to the 
railway underpass had been completed in accordance with the details approved 
under planning permission 5/52/125; until further details had been submitted and 
approved to extend the road up to the railway station, and; until parking facilities for 
cars and coaches had been provided.  The conditions enabled an office and 
caretakers flat to be formed. 

3.8 5/52/132.  Planning permission for the construction of a lorry park and repair 
workshop on part of field 7572.  Granted consent in May 1996.  This permission 
relates to land to the east of the Gallaber farm buildings, adjacent to the A65.  
Consent now implemented. 

3.9 42/149/B.  Full planning permission for the erection of engine shed and adjacent 
railway heritage and visitor centre, and use of land for associated uses and car 
parking.  Granted September 1996.  This application was implemented (mid 1999) by 
the erection of the steel frame for this building.  However, the structure erected so far 
does not meet Building Regulations and the applicant has been successfully 
prosecuted  (although no remedial works have been undertaken and to date there is 
no further progress on the building).  In the interim period, an existing mound, which 
formed part of the landscaping for the approved scheme, has been removed and the 
contours of the land no longer reflect the approved permission. 

3.10 52/2002/2024.  Planning permission for a recreation, sports and amenity area on 
land to the east of Gallaber Farm (including a proposal to re-align the existing access 
track to these farm buildings).  Approved May 2002.  This is the same area of land 
where the equestrian facilities and managers house are proposed in the current 
reserved matters application.  The planning permission has not been implemented, 
but does not lapse until 23 May 2007.  

3.11 42/2003/3035.  This application proposes completion of the access road to Hellifield 
Station from the A65 together with provision for car parking and landscaping.  The 
application is undetermined, as a survey to identify ground contamination has not yet 
been completed.  The Council is presently in the process of securing access to the 
site to enable the necessary investigations to be undertaken. 



3.12 There are also a considerable number of applications relating to Gallaber farm that 
have not been detailed in this report as they are of limited relevance.  The 
applications relate to the development of Gallaber farm for residential purposes.  
Additionally, there are a series of applications relating to the development of the 
caravan / chalet park to the south of the A65 and alterations to the buildings at 
Hellifield Station that have not been detailed in this report. 

4. Planning Policy Background
4.1 National planning policy of relevance includes PPS7: Sustainable Development in 

Rural Areas, PPG 9: Nature Conservation, PPG 13: Transport, PPG15: Planning and 
the Historic Environment and PPG 16: Archaeology and Planning. 

4.2 North Yorkshire County Structure Plan policies of relevance include policies H5 
(Housing); I13 (Industry and Employment); T11 (Transport); R1 and R3 (Leisure); E2, 
E4, E5 and E6 (Environment). 

4.3 Craven District Local Plan policies of relevance include ENV1, ENV2, ENV4, ENV7 
(Rural Environment); BE7, BE11, BE16, BE17 (Built Environment); H7 (Housing); 
EMP10, EMP11, EMP13 (Industry, Employment and Tourism); SRC7, SRC12 (Sport, 
Recreation and Community Facilities). 

5. Parish/Town Council Comments
5.1 The site falls within both Long Preston Parish and Hellifield Parish.  Long Preston 

Parish Council has stated that they can not support the proposal in its current form 
and their comments are summarised below: - 
– Creeping development into the ‘space’ is a matter for concern, giving rise to a 

loss of individual identity of the villages as well as a greenfield site on the edge 
of the Yorkshire Dales National Park. 

– The development has potentially dangerous access from the A65, particularly to 
the equestrian centre and especially for slower moving trailers turning in.  The 
Council would like to see traffic management proposals to avoid accidents in 
the locality and indicate how traffic moving to and from, as well as on the site 
will be managed. 

– The area is isolated from the bridleway network locally and the Council 
questioned that this would be a good location for a sustainable trekking centre.  
Highway safety and horses crossing busy roads is also a matter of concern. 

– A new house at the equestrian centre is noted. 
– Local employment opportunities are recognised, but the long-term sustainability 

of the complex needs to be proved.  The Parish questions what would happen if 
the project wasn’t viable and whether the applicant should submit a business 
plan to the District Council.  The question of competition with, or a complement 
to, existing local services was discussed and if there was a need for the hotel 
and the tea room in the light of other local provision in both Hellifield and Long 
Preston, and the hotel at Coniston Cold was also mentioned. 

– The design of the hotel was not thought to be very sympathetic to the area, 
being 3 storeys in an open area on the highest part of the site.  Equally, the 
external appearance of the low buildings clad in timber was not thought to be in 
keeping with other development in the locality. 

– The track indicated crossing the field diagonally to the east of the main centre 
development was a cause for discussion and the Council would not want to see 
this developed as an alternative access point as at the moment it is not a track 
obvious on the ground, and would be yet another potential accident point where 
it meets the A65. 



5.2 Hellifield Parish Council have also commented on the application and have raised the 
following points: - 
– Concerns about the next use of the buildings. 
– What else will be drawn to this site in the future? 
– There is no longer any wetlands or flash now that Kell Well Beck has been 

diverted. 
6. Consultations
6.1 The Environment Agency has stated that they have no objections, but has asked 

for conditions requiring surface water from hard surfaced areas to be passed through 
oil interceptors, and for measures to protect the water environment during the 
implementation of the development.  The Environment Agency has also commented 
that ‘a watercourse has recently been diverted to create a large lake upon part of this 
site.  This diversion does not have the benefit of an Agency Land Drainage Consent.  
Please note that any further works to the new watercourses on this site will be 
subject to Agency Land Drainage Consent which must be attained, before any work 
commences.’ (Officers Note:  The works to the watercourse were not considered to 
require planning permission and therefore are outside the scope of the Local 
Planning Authority’s Control). 

6.2 The Highways Authority has stated that this development is not in a very 
sustainable location, particularly the hotel, being some distance from Hellifield and 
encouraging access by car.  However the Highway Authority recognise that the 
outline permission exists and suggestion that provision of better pedestrian links 
would help to mitigate this problem.  They also recommend a condition requiring the 
protection of existing public rights of way.   

6.3 The Highways Agency has raised no objections. 
6.4 English Nature has commented that Hellifield Flash is of importance for breeding, 

passage and wintering of birds and that high priority has to be given to the 
management of this area.  A management plan for this area, undertaken by BP 
Environmental Services in March 2000, was submitted to accompany this reserved 
matters application.  The submission of such details was a requirement of condition 5 
of the outline planning permission (Planning Ref. 42/2002/2763).  English Nature has 
highlighted several areas where the management plan is insufficient or disagreed 
with and has therefore requested amendments to it.  Following meetings with English 
Nature the applicant’s agent has produced a revised ‘Outline Management Plan’.  
The details of this have been forwarded to English Nature who has confirmed that 
they are happy with them, subject to a further condition that would require the full 
management plan to be agreed prior to the commencement of development at the 
site. 

6.5 Yorkshire Water has advised that they do not wish to comment on the proposal. 
6.6 United Utilities has raised no objections to the application.  They have however 

highlighted the location of their equipment that may need diverting / protecting should 
development proceed. 

6.7 Environmental Health has commented that the provision of the buildings, roads and 
hard standings will lead to a greater discharge of surface water to the beck.  Any land 
drainage, which may be needed to allow for the construction, will have the same 
effect.  Environmental Health therefore recommend a flood risk assessment is 
undertaken to predict the effect of the development and ensure adequate 
remediation measures are in place to prevent flooding problems on site or 
downstream. 



6.8 Environmental Health has also commented that security / street /flood lighting can 
cause annoyance / disturbance.  Currently this type of pollution cannot be controlled 
through environmental protection legislation available to the local authority.  The only 
control available is at the planning stage.  Therefore, a suitable artificial lighting 
scheme should be submitted so that floodlights do not affect the neighbouring 
houses and caravan park. 

6.9 The Ramblers Association has no objections providing the public rights of way that 
pass through the site are protected (Officers Note: a condition is attached to the 
outline planning permission that seeks to achieve this).   

6.10 North Yorkshire County Council (Heritage Section) has also commented on the 
application.  A report on the archaeology of the site has already been undertaken by 
Aire Valley Archaeological Services and was submitted with the original outline 
application (Planning Ref. 5/42/149C).  However NYCC highlight areas where 
additional archaeological and survey work should be undertaken and ask for an 
archaeological recording condition to be attached to this current permission. 

7. Representations
7.1 The application has received 45 letters of objection including a letter from Long 

Preston Residents Association who state they have a member ship of 123 people 
from 86 households of the village.  A small number of letters outline that the principle 
of tourist development would be acceptable on this site, but there are no letters that 
provide support for this current scheme.  Issues raised include: - 

7.2 Scale of development and resulting cars people and pollution will have a detrimental 
impact on the nature conservation value of the wetlands.  Diversion of the Kell Well 
Beck in recent years has changed the natural habitat. 

7.3 Planting of trees, buildings, etc will mean that the open environment will be lost and 
birds will no longer have good views to watch for predators.  This will mean that birds 
do not use the area. 

7.4 The scale and size of the buildings proposed (including the hotel) will have an 
unacceptable impact on the countryside.  The single storey buildings are of 
agricultural storage type buildings of the lowest design and environmental quality.  
The design of the hotel is of the ubiquitous ‘Reading by –pass’ style and no attempt 
is made to reflect a Dales vernacular typically seen in farmstead developments 
outside the main settlements.  Development will urbanise the countryside and infill 
the gap between Hellifield and Long Preston.  The entire area between the railway 
and the road to nowhere will be a car park. 

7.5 Development will exacerbate existing traffic problems on the A65, as it will result in 
more vehicles using it.  The development will increase the risk of road traffic 
accidents as vehicles turn in and out and people are tempted to drink drive with this 
public house being so far from habitation. 

7.6 Access to the equestrian centre and managers house will be shared with properties 
at Gallaber Farm and access and parking arrangements for this part of the scheme 
are unclear.  There is concern that the existing narrow access to the site will be 
unsatisfactory for highway safety reasons.  Additionally there are no bridleways near 
the A65 to serve the equestrian centre.  This will cause particularly significant 
highway safety problems. 

7.7 The centre is a long way from the station especially for the disabled.  Will transport 
be laid on from the railway station to the development? 

7.8 The project is a smoke screen for inappropriate development; it is unlikely that the 
over-riding objective is to enhance the habitat for bird life.  The rural environment 
centre will destroy the environment it is purportedly conserving. 



7.9 The development will increase light pollution in the local area. 
7.10 Due to prevailing winds residents in Hellifield would have to endure noise nuisance 

inherent with hotels and public houses (such as noise from private functions).  Noise 
nuisance will also result from residents accelerating / decelerating to access the 
development. 

7.11 The proposed uses of the various buildings to be erected on site are unclear.  
Suggestions have been made that it seems that the proposed development is for a 
mini-industrial estate / housing development.  Will further development follow in the 
future? 

7.12 Concerns have been expressed about the future of the project and whether it would 
be successful.  The failure of the visitor centre at Hellifield Station needs to be 
considered and this derelict building has had a detrimental impact on the 
environment.  Other unsightly buildings would be left if this project fails.  A feasible 
business plan should be submitted with the application to show that the development 
will be sustainable for the purpose for which it is granted. 

7.13 The development may draw business away from neighbouring Hellifield and Long 
Preston.  Hellifield has only just regained its pub.  There is no need / demand for a 3 
storey hotel in this location. 

7.14 The reserved matters application is not in accordance with the outline planning 
permission.  Local residents have no previous knowledge of proposals for 
development on the south western side of the A65. 

7.15 The hotel appears to be a significantly larger undertaking than the less obtrusively 
sited country house hotel indicated on the previous outline planning consent.  A less 
obtrusive and up front siting should be investigated if the hotel is to be considered. 

7.16 Is another house needed?  Why can a house at Gallaber farm not be used?  A 
manager’s house has already been built at the lakeside, but this is used as a private 
residence. 

7.17 The car park in the north western part of this site appears too large and is some 
distance from the centre it is supposed to serve.  This points to creeping corridor 
development 

7.18 Recent development in the area has also resulted in a large caravan site that has 
ruined a once picturesque farm site, the unused station building, and a lorry park.  No 
further development should be allowed. 

7.19 Problems with the decaying railway station are recognised, but this proposal cannot 
be seen as helping with this. 

7.20 Whilst the development will create jobs there is low employment in the area and the 
workers will be unlikely to afford to buy local houses. 

7.21 Hellifield has a large unused station building and other railway buildings, and a pub 
function room that is disused.  If a rural environment centre is needed these existing 
buildings should be used rather than destroying the wetland area. 

7.22 If there is a need for affordable housing why doesn’t a large development such as 
this include some? 

7.23 The scale of the proposal is enormous; at 51 ha the Gallaber site is marginally larger 
than one of the UK’s largest tourist attractions – the Eden Project in Cornwall (50 ha).  
The potential for congestion on the A65 is enormous.  The Eden Project averaged 
1.8 million visitors annually over its first 3 years – eighty percent of whom arrived by 
car. 



7.24 There is nothing to stop developers’ cherry picking those parts of the plan suiting 
their own purposes and not fulfilling the remainder. 

7.25 The site for the training, livestock, and tourism attractions floods badly during winter.  
Any development in this area may require the ground level to be raised substantially, 
increasing the visibility and obtrusiveness of the development.  Development of the 
site may require a large volume of fill to be imported to avoid the site being 
surrounded by floodwater for a larger part of the year.  It is difficult to see how this 
site could be developed for the purposes described without substantial surface 
remodelling, drainage works and surface water disposal which will surely detract from 
the environmental value of the project. 

7.26 The Caravan site recently developed by the applicant has for several months been 
used for the storage of many thousands of CDC wheelie bins, which have, recently 
been moved to the proposed equestrian centre site. 

7.27 To the east of the site there is a smaller land holding of agricultural land in another 
ownership that borders the village of Hellifield.  Does the Planning Authority consider 
that it could sustain a requirement for this land to remain in agricultural use in the 
event of the current proposals being granted planning consent? 

7.28 The proximity of the proposed equestrian development to the newly developed 
‘luxury homes’ at Gallaber is incongruous and intrusive.  Conditions should be 
imposes restricting future expansion and further landscaping works carried to screen 
the development, should the development be permitted. 

7.29 The supporting literature highlights the lake as a point of interest.  This was originally 
a field subject to flooding in winter months, i.e. a flash.  The only reason the lake has 
been maintained is because the Beck has been partially diverted. 

7.30 Allegations have also been made that previous planning approvals have been 
deliberately deceptive and those with vested interests have successfully covered 
their true interests. 

8. Summary of principle planning issues
8.1 This is a reserved matters application for a current extant outline planning permission 

(Planning Ref: 42/2002/2763).  The principle of development has already been 
established by this earlier approval and the approved drawings indicated the siting 
and access to the new buildings.  The matters that can be considered by this 
reserved matters application are therefore very limited.  Essentially the reserved 
matters just comprise the design and external appearance of the buildings and the 
landscaping of the site.  An exception to this is the manager’s house, as the siting of 
this was not determined by the outline permission, however the principle of erecting 
such a property has been established.   

8.2 Letters of representation have raised a wide variety of issues, but a significant 
amount of these issues cannot be considered by this reserved matters application.  
The key planning issues are considered to be: - 
– Design & external appearance of the buildings 
– Landscaping and nature conservation issues. 
– Relationship between outlines planning ref. 42/2002/2763 and the reserved 

matters application. 
– Other matters 
 

9. Analysis



Design & external appearance of the buildings 
9.1 The site is within the open countryside and is also designated as special landscape 

area by the adopted Craven Local Plan.  Policy ENV2 of the Local Plan includes 
design criteria for new development within the open countryside; policy ENV4 also 
highlights the need to protect the visual character of the special landscape area, and 
policy BE11 relates to development within conservation areas.  The proposed hotel 
building will fall within the boundaries of the Long Preston Conservation area. 

9.2 Main group of buildings used for the Rural Environment Centre. As originally 
submitted the application indicated these buildings to be constructed from tanalised 
overlap boarding for the walls, and dark brown fibre cement sheets for the roof.  The 
majority of these buildings are single storey and all are functional in appearance.  
Letters of representation have criticised the standard of construction and have 
suggested the buildings are industrial in appearance.  Since originally submitted the 
applicant has amended the plans and introduced some natural stone to the 
elevations of these buildings.  A typical building now includes natural stone gables 
and timber boarding to other sides (possibly broken up by a further panel of stone 
work). 

9.3 In reaching a decision on the acceptability of the design and external appearance of 
these buildings the plans approved at outline stage must be considered.  These 
approved plans indicated the siting of the buildings and showed the rural 
environment centre buildings to have a very substantial footprint.  No conditions were 
attached to the outline permission that buildings of such a size would be 
unacceptable.  It is therefore not possible at this stage to question the principle of 
constructing buildings with such a large footprint.  The proposed buildings are 
functional in appearance and are not unlike other modern agricultural buildings.  
Given the size of the buildings and the rural location that has already been accepted 
it seems a sensible approach to design the buildings to resemble modern agricultural 
structures.   The amended plans indicate the inclusion of natural stone random 
walling to certain elevations of the new buildings and this detail helps to lift the quality 
of the buildings.  The resulting standard of materials would be substantially better 
than the vast majority of new build agricultural buildings. 

9.4 The Hotel. The design and external appearance of the hotel has been criticised by 
letters of representation.  Since the hotel would be within Long Preston Conservation 
Area there is a duty on the Local Planning Authority to ensure that development 
preserves or enhances it.  Policy BE11 is also of particular relevance.  This part of 
the conservation area is presently open in appearance and free from development.  
The outline planning permission has however already established that the site is 
capable of accommodating a new hotel building with a substantial footprint, and a 
decision just needs to be made on the design and external appearance of the 
submitted scheme. 

9.5 The basic shape and proportion of the building is reasonable and not untypical of a 
large newly built hotel.  The building is essentially 2 storeys in height, but use is 
made of the roof space to provide a 3rd storey.  The gable at the centre of the 
building would incorporate windows serving the roof space and hence would appear 
as a third storey.  Two gabled dormers are proposed on both the front and rear 
elevations of the building.  The height is considered acceptable and the gable in the 
centre of the building and the gabled dormers help to break up the long roof.  The 
success of the building, in terms of whether its impact on the character and 
appearance of the area is acceptable, will depend on the detail of the scheme and 
the quality of materials used.  Careful control would be needed of the walling and 
roofing material including the method of coursing.  The submitted plans appear to 
indicate the building will incorporate stone quoins, stone tabling to the roof verges 



and kneelers, stone window surrounds and mullions.  The inclusion of all of these 
features would help to lift the appearance of the building.  Careful control would also 
be needed of the materials used to support the conservatory structures on the front 
and rear elevations of the building.  Subject to conditions to control the details of the 
materials and other architectural features, the proposed hotel building is considered 
to be acceptable. 

9.6 Equestrian buildings. The stable building is single storey and finished from a mixture 
of stone and timber boarding with a fibre cement roof.  Given the principle has 
already been established, its design and external appearance are considered to be 
perfectly appropriate for its intended use.  The ménage is to be enclosed by a dark 
stained post and rail fence with the riding area covered by silica sand base with grey 
plastic granules.  Subject to approval of this material the details are acceptable. 

9.7 Managers dwelling. This 4 bed property is traditional in design and appearance and 
is no larger than the footprint for this property shown in the approved outline planning 
permission.  The new house is considered to be acceptable in terms of its design and 
external appearance.  The siting of this new house was not approved by the outline 
permission.  However, the siting as proposed seems reasonable.  The house would 
be located adjacent to the equestrian buildings and close to existing residential 
properties at Gallaber Farm.  Such a location will help to reduce the impact that 
development has on the open character of the countryside and special landscape 
area. 
Landscaping and nature conservation issues 

9.8 An extensive area of landscaping along the application site boundary with the A65 
has already been undertaken in recent years and is becoming established.  The 
application as originally submitted did not include any additional landscaping to that 
which has already been undertaken, although the agents supporting information 
indicated that additional planting could be undertaken to ensure that the development 
is further assimilated into the landscape. 

9.9 Further areas of tree planting are considered to be necessary to help the buildings 
integrate into the landscape.  In particular additional screening is required for the 
main group of buildings at the rural environment centre.  The application has 
therefore been amended to provide further tree planting on the northern, eastern and 
southern sides of these buildings.  With respect to the hotel building a reasonable 
amount of new tree planting is also proposed.  No additional tree planting is 
proposed adjacent to the equestrian buildings and new dwelling, but these buildings 
are located in an area of land that is already enclosed by good tree screening.  The 
extent of new tree planting proposed seems reasonable and in the long term should 
help to integrate the development into the landscape.  In the short term of course 
such new landscaping is likely to be of little benefit visually.  A condition is 
recommended requiring the full details of any landscaping proposals to be agreed 
with the Local Planning Authority. 

9.10 Tree planting proposed to the west of the main group of buildings for the rural 
environmental centre is limited.  This is at the request of English Nature who have 
advised that tree planting is often not compatible with the requirements of breeding 
wetland birds as, when mature, would potentially provide predators such as crows 
with lookout posts for chick predation.  The agents have however proposed an earth 
bund be built to the west of one of the proposed car parks to help screen it from 
wider public view.  A condition would be necessary to help establish the final finished 
ground levels of this bund.   

9.11 With respect to hard landscaping the reserved matters application as originally 
submitted was somewhat vague.  Details of the layout and design of the areas to be 



used by vehicles and pedestrians for the main group of buildings at the rural 
environment centre was inadequate.  Further information on this has now been 
received, and although the level of detail is not extensive, it is on balance acceptable.  
The car parking areas are reasonably sited and distributed around the site.  Tree 
planting is also indicated within the car parking areas.  It is considered that the 
avoidance of constructing one single extensive car park, together with the tree 
planting will help to minimise the impact of the parking areas on the landscape.  The 
submitted plans also indicate areas of geoblock overspill car parking are to be 
provided.  Such an approach is considered appropriate in the interests of trying to 
minimise the impact on the landscape.  Conditions are considered necessary to 
control the hard surfacing materials and ensure that satisfactory pedestrian routes 
through the car parks and the main group of buildings are provided.  The level of off 
street parking provision seems appropriate, although it is difficult to envisage how 
much would be required should the development be implemented. 

9.12 Little information was also given with the respect to the necessary hard landscaping 
and parking provision to be provided with the equestrian buildings and the dwelling.   
However, it is considered that this additional detail could be required by condition for 
approval by the Local Planning Authority.  Significantly more information has been 
provided with respect to hard surfaced areas to serve the hotel.  The design and 
layout of these areas appear acceptable and off street parking is in accordance with 
the parking Standards produced by NYCC. 

9.13 Condition 5 of the outline planning permission specified that as part of the 
landscaping details for the site, reserved matters shall include a scheme for the 
preservation or enhancement of that part of the application site shown on the 
approved plan as a nature conservation area.  The condition stated that the scheme 
shall include a nature conservation area management plan, including long term 
conservation objectives, management responsibilities and a programme of 
implementation and maintenance.  A management and enhancement plan that was 
undertaken in 2000 was submitted to accompany the application.  However, English 
Nature raised several concerns with it.  The Agents have consequently prepared 
details for a replacement management plan.  This replacement plan is not complete 
and has only been prepared in outline form, however English Nature have advised 
that they are happy with the content of it subject to a planning condition requiring the 
completion of the work prior to any development proceeding. 
Relationship between outline planning ref. 42/2002/2763 and the reserved 
matters application. 

9.14 Many letters of representation have stated that this reserved matters application is 
not in accordance with the original outline planning permission.  In particular letters 
have expressed surprise that proposals south of the A65 adjacent to Gallaber Farm 
are included within the application site.  The original outline planning permission 
(5/42/149/C) was received by the Council in 1997 and eventually approved in 
January 2000.  The outline planning approval included the proposals for the 
equestrian facility and managers house to the south of the A65.  This application was 
subsequently renewed under planning ref. 42/2002/2763.  The current application is 
the reserved matters of the scheme approved under 42/2002/2763.  The proposals to 
the south of the A65 were part of the original outline approval. 

9.15 Since this reserved matters application was originally submitted, the extent of the 
application site has actually been reduced in size.  A significant area of land between 
Station Road, Hellifield and the public footpath track running north west to south east 
across the site has been withdrawn from the application site.  Additionally the area of 
land to the north west of the new road constructed to serve the station has been 
withdrawn from the application site.  This parcel of land is identified as ‘car parking’ 



on both the outline and reserved matters application.  However, no details on this 
parking were submitted with the reserved matters and the agent has subsequently 
withdrawn this part of the scheme from the proposals.   

9.16 With respect to the land between Station Road, Hellifield and the public footpath 
track running north west to south east across the site, the outline planning permission 
identified an area of land as ‘village open public space’ and indicated additional 
landscaping.  The reserved matters application as originally submitted included no 
details for this aspect of the proposals and the applicant’s agent has subsequently 
withdrawn this part of the scheme from the application.  The reserved matters 
application therefore has to be considered without these areas of land, although 
there is the potential for these aspects of the scheme to be put forward for 
consideration at a later date. 

9.17 With the exception of the hotel building the footprint of all of the proposed buildings is 
practically the same on both the outline permission and the reserved matters 
application.  However, the reserved matters application indicates a hotel building with 
a footprint approximately 50 % larger than that approved on the plans for the outline 
planning permission.  The footprint is also a different shape and the siting very 
slightly different. 

9.18 An opinion has been sought from Legal Services on whether the slightly amended 
siting and the enlarged footprint can be acceptably considered as part of the 
reserved matters.  Legal Services have advised that siting refers to the location of a 
proposed building within a larger application site, rather than the size or shape of any 
indicated footprint (which would be classified as a matter of design and/or external 
appearance).  The key question would be whether the siting proposed in the 
reserved matters application is significantly different from that approved at outline 
stage. What is significant in any particular case will depend on the circumstances.  If 
a proposed building is on a small site and close to others, existing or proposed, or to 
features (e.g. trees, watercourses) or infrastructure its precise siting relative to those 
may be of critical importance; if the building is on a comparatively large site that isn't 
having other things built on it nearby, and it isn't close to important features / 
infrastructure, it may be that nudging the proposed building 10 or even 20 metres 
won't make a real difference to anyone or anything. 

9.19 Given this Legal advice, the siting indicated on the reserved matters is acceptable, as 
it does not vary significantly from the outline planning permission.  The increased 
footprint size of the building is something that the Local Planning Authority can take 
into account, but only insofar as assessing the acceptability of the design and 
external appearance of the building.  It should be noted that if the Local Planning 
Authority had wished to limit in principle the size of the hotel, or the number of 
bedrooms, this is something that should have been restricted when granting outline 
planning permission.  In summary the principle of erecting a hotel building on this site 
has been established and there are no conditions to limit the overall size of the 
building.  The Local Planning Authority does however retain control over the design 
and external appearance of the building and a judgment has to be made on whether 
the proposed design and external appearance are acceptable and in keeping with 
Long Preston Conservation Area, the Special Landscape Area, and the open 
countryside.  This matter is considered earlier in the report. 
Other Matters 

9.20 Letters of representation and consultation responses have raised a wide variety of 
issues, but a significant majority of these issues cannot be considered by this 
reserved matters application.  Issues raised that can not be considered include the 
principle of development, accesses into the site and increased traffic, the location of 
the equestrian facility to bridleways, the viability of the proposal, the impact on 



existing nearby facilities, the sustainability of the location, noise nuisance (other than 
in the design of the buildings), and affordable housing. 

9.21 The Highway Authority has concerns about the sustainability of the location, but 
recognise that the outline permission exists and therefore suggests that provision of 
better pedestrian links would help to mitigate this problem, including a new tarmac 
path linking to Hellifield.  They also recommend a condition requiring the protection of 
existing public rights of way.  A condition protecting existing public rights of way was 
attached to the outline planning permission.  With respect to footways a condition is 
also recommended seeking details of all footways to be provided within the site.  
However, if the Local Planning Authority had wanted to insist on a tarmac path to link 
the site to Hellifield such a requirement should have been stipulated at outline stage.  

9.22 Environmental Health has commented that the provision of the buildings, roads and 
hard standings will lead to a greater discharge of surface water to the beck.  Any land 
drainage, which may be needed to allow for the construction, will have the same 
effect.  Environmental Health therefore recommend a flood risk assessment is 
undertaken to predict the effect of the development and ensure adequate 
remediation measures are in place to prevent flooding problems on site or 
downstream.  The concerns raised by Environmental Health are noted, but it is not 
possible to require such an assessment at this stage.  In these circumstances it is 
recommended that an informative be attached if the application is approved, advising 
any potential developer that it would be prudent to undertake a flood risk assessment 
prior to the commencement of development.  A condition is attached to the outline 
planning permission requiring foul and drainage water details, but such a condition 
would not require a full flood risk assessment to be undertaken.  Similar comments to 
the Environment Agency have been made in a letter of representation and concerns 
expressed that the buildings may need to be built at a substantially higher level to 
avoid flooding.  This concern is noted and therefore a condition is recommended 
requiring the finished floor levels of all buildings and the corresponding heights of all 
new areas to be used by vehicles.  It is considered reasonable to impose such a 
condition at this stage as it relates to the design of the buildings and the landscaping 
(hard and soft) within the site. 

9.23 Environmental Health has expressed concern about flood lighting of the site causing 
light pollution.  This is a matter that the Local Planning Authority still has some 
control over and a condition is recommended requiring details of any external lighting 
to be attached to the buildings to first be agreed with the Council.  The Local 
Planning Authority does not however have any control over street lighting carried out 
by a statutory undertaker such as the highway authority, or free standing lighting 
mounted on supports less than 2 m in height. 

9.24 A report on the archaeology of the site has already been undertaken by Aire Valley 
Archaeological Services and was submitted with the original outline application 
(Planning Ref. 5/42/149C).  North Yorkshire County Council (Heritage Section) has 
highlighted areas where additional archaeological and survey work should be 
undertaken and ask for an archaeological recording condition to be attached to this 
current permission.  Such a condition is already attached to the outline planning and 
should not be re-attached to this reserved matters application.  The applicant’s 
agents have been made aware of these matters and the requirement to carry out 
further archaeological recording work prior to the commencement of development. 

9.25 Comments have been made that there is nothing to stop developers’ cherry picking 
those parts of the plan suiting their own purposes and not fulfilling the remainder.  
This statement is correct and it is not possible at the reserved matters stage to insist 
that all of the scheme takes place or insist which works are undertaken first.   



Conclusion 
9.26 This is a reserved matters application and the principle of development, siting of 

buildings and access to the site has already been established by an earlier approval.   
The matters that can be considered by this reserved matters application are therefore 
very limited.  Essentially the reserved matters just comprise the design and external 
appearance of the buildings and the landscaping of the site.  An exception to this is 
the managers house, as the siting of this was not determined by the outline 
permission, however the principle of erecting such a property has been established.  
Letters of representation and consultation responses have raised a wide variety of 
issues, but a significant amount of these issues cannot be considered by this 
reserved matters application.       

9.27 The proposed buildings are large, but buildings with a large footprint were shown on 
the approved outline planning permission.  The outline planning did not seek to 
restrict the size of the new buildings.  It is considered that the design and external 
appearance of the new buildings is acceptable and the proposals are considered to 
be in accordance with policies ENV, ENV4 and BE11 (these policies are of the most 
relevance). 

9.28 The location of additional landscaping that has been indicated seems appropriate, 
and English Nature is satisfied with the details provided in an Outline Management 
Plan for the site.  Subject to a number of conditions the reserved matters are 
considered to be acceptable and in accordance with the outline planning permission. 

10. Recommendation
10.1 Approve reserve matters 
11. Summary of conditions
11.1 Development to be implemented in accordance with amended plans. 
11.2 Prior approval of all external materials to be used for all buildings (including 

clarification of architectural detailing to hotel building). 
11.3 Prior approval of any necessary alterations required to the design of the buildings to 

make them suitable for housing livestock. 
11.4 Prior approval of hard surfacing materials. 
11.5 Prior approval of materials to be used for enclosing and surfacing the ménage. 
11.6 Surface water from car parking areas to pass through oil interceptors. 
11.7 Measures to protect the surface water environment during the implementation of the 

development. 
11.8 Prior approval of all ground levels and finished floor levels within the site. 
11.9 Management plan for the Nature Conservation Area to be completed and approved 

by the LPA prior to the commencement of development. 
11.10 Details of landscaping scheme to be approved. 
11.11 Prior to the commencement of development further details on the pedestrian 

environment to be provided within the site to be approved by the LPA. 
11.12 Further details on the layout and design of the pedestrian and vehicular environment 

for the equestrian facility and the manager’s house to be provided and approved. 
11.13 Prior approval of any external lighting to be attached to the buildings. 
11.14 Informative: Recommend that it would be prudent for any developer of the site to 

undertake a Flood Risk Assessment prior to the commencement of works. 


