
Report of the Chief Planning Officer 

NORTH & EAST PLANS PANEL 

Date: 30th January 2025 

Subject: PLANNING APPEAL DECISION SUMMARY 

20/08547/FU - Change of use of land for the siting of 8No. glamping units for holiday 
use, storage building and ancillary works including a new access road at Land Off 
Hall Park Road, Walton, Wetherby, LS22 

APPELLANT DATE CONSIDERED AT 
PLANS PANEL 

APPEAL DECISION 
RECEIVED 

Mr Hugh Barker 1st February 2024 22nd November 2024 

RECOMMENDATION: Plans Panel Members are asked to note the outcome of the 
appeal decision. 

INTRODUCTION: 

1. This report advises the Panel as to the outcome of a planning appeal considered by
the Planning Inspectorate and decided upon on 22nd November 2024.

2. Planning permission was granted by Plans Panel on 1st February 2024 subject to a
number of conditions as set out in the Officer Report alongside the imposition of an
additional condition relating to details of a wildlife and ecological management
scheme.

Electoral Wards Affected: 

Wetherby 

Specific Implications For: 

Equality and Diversity 

Community Cohesion 

Narrowing the Gap 

Originator: Ryan Platten 

Not Applicable N/A 
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3. The total number of conditions thereafter attached to the planning permission was 45,
a relatively high number for a proposal of this nature but which reflected the extensive
list of site constraints and circumstances which existed at the site and which were the
subject of extensive discussion and debate at the Plans Panel meeting on 1st

February 2024.

4. The application had also been considered by Plans Panel at an earlier meeting on 1st

June 2023. At that meeting, determination was deferred by Members following a
request for further information with regards to matters relating to highways, footpaths,
drainage, disabled access, and consultation with the local community. Minutes from
the Plans Panel meeting in February 2024 reflect the extensive discussion and debate
in relation to these matters and matters relating to biodiversity, access, and the
Walton Neighbourhood Plan.

5. At the February 2024 meeting, Members also noted strong views in relation to the
need for robust conditions relating to drainage in particular and made a request to
officers to ensure that any future condition discharge application relating to drainage
should ultimately be brought before Plans Panel Members.

6. Following the grant of planning permission on 8th February 2024, the applicant then
appealed against the imposition of 14 conditions attached to the permission to the
Planning Inspectorate.

7. These 14 conditions related to the following matters:

Condition 11 – Details and delivery of a pedestrian footpath link from the site to Blind
Lane to the west

Condition 12 – Details and delivery of gates adjacent to Blind Lane

Condition 15 – Details and delivery of car parking areas

Condition 16 – Details and delivery of the vehicular access road to the site

Condition 18 – Details and delivery of a low impact lighting scheme

Condition 20 – Details and delivery of waste collection and storage

Condition 23 – Removal of permitted development rights for the erection of fences,
gates, walls and other permanent means of enclosure at the site

Condition 24 – Requiring any log burners or similar heating devices to only utilise
smokeless fuel

Condition 25 – The agreement of a drainage feasibility study and delivery of the
findings, recommendations and any upgrade works prior to the commencement of
development

Condition 34 – Details and delivery of a Biodiversity Enhancement and Management
Plan to deliver biodiversity net gain

Condition 35 – Details and delivery of a biodiversity monitoring programme and
monitoring report

Condition 39 – Details and delivery of hard and soft landscaping works
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Condition 41 – Details and delivery of tree protection measures during the 
construction phase 

Condition 43 – The provision of at least one of the glamping units to be made 
wheelchair accessible from the proposed parking area 

8. The appellant had argued at the appeal that some of the conditions should be deleted
altogether whilst others should be amended to lessen their requirements.

9. The Council defended the imposition of all 14 conditions arguing that they met the
relevant tests for planning conditions as set out in the National Planning Policy
Framework, namely that conditions should be (1) necessary, (2) relevant to planning,
(3) relevant to the development to be permitted, (4) enforceable, (5) precise, and (6)
reasonable in all other respects.

SUMMARY OF MAIN ISSUES AND OUTCOMES: 

10. The appeal was allowed by the Planning Inspectorate on 22nd November 2024.
However, it is important to note that in appeals against conditions, if an Inspector
concludes that even the wording of only one condition should be varied or there
should even be only minor variations, the Inspector must proceed by allowing the
appeal so that a revised Decision Notice can be issued.

11. In this instance, of the 14 conditions which were the subject of the appeal, the
Inspector sought to vary 2 conditions with neither variation having significant
implications for the overall decision.

12. The first condition varied by the Inspector, Condition 15 (Details and delivery of car
parking areas), was amended in recognition that sufficient details had been provided
at the planning application stage such that further details of the proposed works were
not required. This left the condition solely to secure delivery of the car parking area.
The second, Condition 39 (Details and delivery of hard and soft landscaping works)
was amended to remove reference to details being required in relation to features
referenced under the Council’s standard wording that were not otherwise proposed
(for example bunds, retaining structures) and to reflect that the car parking details
were otherwise controlled by the aforementioned Condition 15. Hence it was deemed
that Condition 39 did not need to replicate these requirements.

13. Of the remaining 12 conditions which were the subject of the appeal, the Inspector
retained these conditions in their original form.

14. Of particular interest to Plans Panel Members will be the Inspector’s comments in
relation to Condition 25 (The agreement of a drainage feasibility study and delivery of
the findings, recommendations and any upgrade works prior to the commencement of
development) which was the subject of the much discussion and debate at Plans
Panel. In her finding the Inspector relies on the case of Barratt Homes Limited v
Welsh Water [2009] UKSC 13 and came to the same conclusion as Plans Panel,
namely that there is a role for a Local Planning Authority to ensure an acceptable
drainage solution is in place prior to the commencement of a development with the
Inspector concluding that “without the proposed condition, there would not be an
acceptable drainage solution in place prior to the commencement of development”.
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IMPLICATIONS FOR FUTURE DECISION MAKING: 

15. In finding that that the Council had acted reasonably to impose all 14 planning
conditions which were considered as part of the appeal (noting that 2 of these were
subject to amendments but that this did not materially alter the substance of the
conditions or the reasons they were imposed by the Council), the appeal decision can
be viewed as a positive outcome which endorsed the Council’s approach.

16. In making representations to the Inspector as part of the appeal process, the Council
set out the detailed discussions and negotiations that had taken place between the
Council and the applicant, including the extensive discussion at the Plans Panel
meetings from June 2023 and February 2024 respectively, and acknowledged the
strength of feeling in relation to relevant matters locally.

17. Ultimately the appeal decision endorsed the Council’s approach in relation to this
application and its actions in imposing the conditions which were required due to the
nature of the proposal in this instance.

CONCLUSION AND RECOMMENDATIONS: 

18. The decision offers confidence that where proposals arise on sites with a complex set
of constraints and circumstances that it is right and proper to seek to control
appropriate matters through the use of planning conditions. Plans Panel are
recommended to take note of the approach of the Inspector in this case and the
positive appeal outcome for the Council.

APPENDICES: 

19. Planning Inspectorate Decision Letter dated 22nd November 2024
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