
Spring Lane Farm/PN17:  The fight continues

As you may recall, the would-be developer of the land at Spring Lane Farm, designated as 
PN17 in the Local Plan, made a further planning application in May this year to develop 5 
houses and a car park on ‘Land Adjacent to Pannal Methodist Church’.  Whilst not obvious 
from the title, this land falls entirely within PN17 and the Special Landscape Area (SLA) and is 
still part of Spring Lane Farm - at the western end between the Methodist Church and the farm 
buildings - and borders Yew Tree Lane and Spring Lane. 

Thanks to many objections from local residents, the Parish Council, Spring Lane SLA Defence 
Group and others, Harrogate Borough Council (HBC) refused the Planning Application on the 
following grounds:-

• The development would cause significant harm to the landscape character of the
Crimple Valley Special Landscape Area and to the character and setting of Pannal village.

• It would cause harm to the setting of Spring Lane Farm and Pannal Methodist Church
which are non-designated Heritage Assets.

• This harm would significantly and demonstrably outweigh the benefits of the proposal.

• The proposal is therefore contrary to various key planning policies and the National
Planning Policy Framework.

The would-be developer has now appealed to the Secretary of State against HBC’s decision 
to reject this Application.

An Inspector has been appointed and all representations must be submitted to the Inspector 
by 1st October 2019.  Both the Spring Lane SLA Defence Group and the Parish Council will 
be submitting further detailed objections and HBC will be supporting its decision to refuse the 
application.  Objections from local residents will again be very powerful and your support 
in doing so would be very welcome even if you largely repeat your prior objections.



You may wish to include some of the following grounds for objection:-

• HBC’s grounds for refusal are sound and enjoy your full support

• Following the Local Plan hearings, the Inspector concluded that ‘Site PN17 is a very 
prominent and exposed site in the SLA. Development here would be likely to cause 
significant landscape harm and harm to heritage assets’.  He also said there was not a 
need to develop here and advised HBC to withdraw PN17 in its entirety from the Local 
Plan.  HBC accepted the Inspector’s advice as a material consideration and has issued 
revisions to the Draft Local Plan on which it is consulting.  PN17 has therefore been 
removed entirely.  The Planning Application and Appeal are in direct conflict with 
and seek to subvert the carefully considered judgements of the Local Plan Inspector 
and Harrogate Borough Council.

• The SLA is a valued landscape and plays a key role in avoiding coalescence between the 
more urban part of Harrogate to the north and the more rural setting of Burn Bridge/
Pannal to the south.  The Appeal persists with the outrageous, fanciful and deeply flawed 
claims that by building on this part of Spring Lane Farm and including a
(presumably illuminated) car park, the landscape would be safeguarded and enhanced 
and the distinction between Harrogate and Pannal somehow made clearer!

• In March 2019, HBC rejected an Application to develop 5 houses bordering Rossett 
Green Lane and Yew Tree Lane because of ‘significant adverse impact on landscape 
character and amenity...’  It would be completely inconsistent to agree an application for 
5 houses and a car park within a few hundred yards in the same part of the SLA.

• Whilst an earlier Appeal for 14 houses on a different part of Rossett Green Lane was 
successful, the decision was very much based on site specific circumstances which are 
very different from and have no relevance to the Spring Lane Farm site.  It was also 
determined at a time when HBC could not demonstrate a 5 year housing supply – a 
key planning consideration - which is no longer the case.  The developer is attempting 
to use this Appeal decision as a precedent which it clearly is not.

• This is the ‘thin end of the wedge’ and an apparent ‘launching pad’ for the would-be 
developer to seek to build on the whole of PN17 over time.  Despite the status of the 
Local Plan, the same developer has not withdrawn a long standing Application to build 
48 houses on Spring Lane Farm.



• Until the Draft Local Plan is adopted later this year, the current Local Plan remains in 
force and precludes development in the SLA.  The revised Draft Local Plan includes the 
whole area designated PN17 in the SLA with the boundary unchanged and will 
therefore continue to be protected. The area under Appeal falls within the SLA in both 
current and Draft Local Plans and there is no unfulfilled 5 year housing need.  
The Appeal should therefore be rejected.

If you wish to object, you should write to:

Hazel Stanmore-Richards, Case 
Officer The Planning Inspectorate
Eagle 3D
Temple Quay House
2 The Square
Bristol
BS1 6PN

Please include the reference:  APP/E2734/W/19/3234460 Land off Spring Lane, 
Pannal, Harrogate, HG3 1NP and include 3 copies of your letter.

Or you can email to: North1@planninginspectorate.gov.uk
Please include the reference:  APP/E2734/W/19/3234460 Land off Spring Lane, 
Pannal, Harrogate, HG3 1NP and include your name and postal address.

All objections must be received no later than 1st October 2019

Many thanks for your continued support.

Mike Bramley - Chairman




