Planning Inspectorate

Appeal Decisions
Site visit made on 27 January 2026

by A A Phillips BA(Hons) DipTP MTP MRTPI

an Inspector appointed by the Secretary of State
Decision date: 16 March 2026

Appeal A: APP/X1925/C/23/3314159
The Cabinet, High Street, Reed, Royston SG8 8AH

The appeal is made under section 174 of the Town and Country Planning Act 1990 (as amended).

The appeal is made by Mr Richard Newman against an enforcement notice issued by North

Hertfordshire District Council.

The notice was issued on 22 November 2022.

The breach of planning control as alleged in the notice is:

(i) Erection of a fence sub-dividing the rear amenity area of a Grade |l listed building.

(i) The erection of a fence and gates around the front patio of a Grade Il listed building.

(i) The installation of a gas tank and enclosure fencing in the curtilage of a Grade Il listed building.

(iv) The incorporation of a smoking shelter into an extension and store room.

The requirements of the notice are to:

(i) Remove the fencing subdividing the rear garden area to the property shown edged in Blue on
the attached Plan NHDC 2.

(i) Remove the fencing and gates erected to the front of the property around the front patio area,
shown edged in Yellow on the attached plan NHDC 2.

(i) Remove the gas storage tanks and associated fencing shown edged in Green on the attached
plan NHDC 2.

(iv) Remove the small store extension edged in Purple on the attached plan NHDC 2 and make
good the main building using matching materials and finishes.

(v) Permanently remove all materials and waste arising from steps (i) to (iv) from the site.

The periods for compliance with the requirements are:

(i) 4 months
(i) 4 months
(i) 5 months

(iv) 8 months

(v) 8 months

The appeal is proceeding on the grounds set out in section 174(2)(a) and (g) of the Town and
Country Planning Act 1990 (as amended).

Summary of Decision: The appeal is dismissed and the enforcement notice is upheld.

Appeal B: APP/X1925/F/23/3314167
The Cabinet at High Street, Reed, Royston, Hertfordshire SG8 8AH

The appeal is made under section 39 of the Planning (Listed Buildings and Conservation Areas) Act

1990 as amended by the Planning and Compensation Act 1991 (PLBCAA).

The appeal is made by Mr Richard Newman against a listed building enforcement notice (LBEN)

issued by North Hertfordshire District Council.

The LBEN was issued on 22 November 2022.

The contravention of listed building control alleged in the notice is:

(i) New kitchen units and associated equipment in the rear outshot of the property.

(i) The formation of a small store area.

The requirements of the notice are

(i) Remove the internal domestic kitchen including all equipment and cabinets edged in Green on
the attached plan 14120-P002-F LB.

(i) Remove the small store edged in Purple on the attached Plan 14120-P002-F LB and make
good the main building using matching materials and finishes.

(i) Repair and make good all damage to the building resulting from the removal of the domestic
kitchen, and the small store pursuant to this notice.
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e The periods for compliance with the requirements are:
(i) 5 months
(i) 8 months
(iii) 8 months
e The appeal is made on the ground set out in section 39(1) (e) and (h) of the PLBCAA.
Summary of Decision: The appeal is dismissed.

Appeal C: APP/X1925/C/23/3314199
The Cabinet, High Street, Reed, Royston SG8 8AH
e The appeal is made under section 174 of the Town and Country Planning Act 1990 (as amended).
e The appeal is made by Mr Richard Newman against an enforcement notice issued by North
Hertfordshire District Council.
e The notice was issued on 22 November 2022.
e The breach of planning control as alleged in the notice is:
(i)  The siting of two railway carriages on the customer car park for residential purposes.
(i)  The siting of a touring caravan on the customer car park for residential purposes.
e The requirements of the notice are to:
(i) Permanently remove the railway carriages shown in Blue on the attached plan.
(i) Permanently remove the touring caravan shown in Purple on the attached plan.
(i) Permanently remove all materials and waste arising from steps (i) and (ii) from the site.
e The periods for compliance with the requirements are:

(i) 5 months
(i) 5 months
(i) 5 months

e The appeal is proceeding on the ground set out in section 174(2)(c) and (g) of the Town and Country
Planning Act 1990 (as amended).
Summary of Decision: The appeal is dismissed and the enforcement notice is upheld.

Appeal D: APP/X1925/C/25/3361938
The Cabinet, High Street, Reed, Royston SG8 8AH

e The appeal is made under section 174 of the Town and Country Planning Act 1990 (as amended).

e The appeal is made by Mr Richard Newman against an enforcement notice issued by North
Hertfordshire District Council.

e The notice was issued on 6 February 2025.

e The breach of planning control as alleged in the notice is the material change of use of the detached
outbuilding into self-contained residential accommodation.

e The requirements of the notice are to:

(i) Cease the use of the detached outbuilding for self-contained residential accommodation.

(i) Remove ALL fittings and fixtures associated with the unauthorised use of the detached
outbuilding as self-contained residential accommodation, including the removal of ALL kitchen
cupboards, worktops, sink, cooking facilities, toilet, handbasin, shower and beds.

(i) Remove from the land all items, materials and debris resulting from compliance with steps (i) to
(i) above.

(iv) The period for compliance with the requirements is three (3) calendar months.

(v) The appeal is proceeding on the grounds set out in section 174(2)(d) and (g) of the Town and
Country Planning Act 1990 (as amended).

Summary of Decision: The appeal is dismissed.

Preliminary Matter

1. With respect to the enforcement notice the subject of Appeal A there is a
typographical error in paragraph 5 (i) which refers to “are” rather than “area”. This
can be corrected without causing injustice.

Appeal A on ground (a) and Appeal B on ground (e)

2. Appeal A on ground (a) is that planning permission ought to be granted for the
development. Appeal B on ground (e) is that listed building consent ought to be
granted for the works. In both cases, the main issue is whether the proposal
would preserve the Grade |l listed building known as The Cabinet, or any features
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of special architectural or historic interest that it possesses. This duty is set out in
s.16 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

Reasons

3.

The appeal site comprises a detached listed building known as The Cabinet which
has historically been used as a public house. It is situated along a relatively
narrow lane with grass verges in the village of Reed. The locality is mainly rural in
character with scattered residential properties. The Cabinet is now a part single
storey and part two storey timber clad building; the main elevations being boarded
and painted cream. The original building dates back to the seventeenth century
and is Grade Il listed and is situated in the Reed Conservation Area.

The building was first listed on 3 June 1987 and its listing describes it as:

Public House. Late C17 or early C18, extended C19 and C20. Timber frame on
brick base. Weatherboarded. Steeply pitched tiled roof. Originally 2 bays,
extended by 1 bay to left with further additions at both ends. 2 storeys. Ground
floor: entrance to left of original centre, recessed plank door in architrave with
dentilled and bracketed hood, to left two 3 light small pane flush frame
casements, to right one of 2 panes, all with hoodboards. First floor three 2 light
small pane casements. Coved eaves. Cross axial ridge stack at original left end,
part rebuilt. To rear a C19 continuous lean-to outshut behind main range and
first added bay, weatherboarded and rendered. Rendered upper part of rear wall
on main block with some comb pargetting. Short C20 gabled addition to left end,
set back slightly. 1 storey mid C20 addition to right end with an entrance.
Beyond this to right a C19 weatherboarded and slate roofed outbuilding with 2
doors to front. Interior: chamfered axial bearer, stop chamfered fireplace lintel.

Although the host building has been altered and extended over the years,
including a single storey addition to the south and further extensions to the north, it
retains its character and detailing and architectural features which align it to its
original function as a public house.

The appeal site is also situated in the Reed Conservation Area. The historic form
and layout of the Conservation Area have largely been preserved, with traditional
one-and-a-half-storey timber-framed, thatched buildings characterising the
northern and western areas, while larger farmsteads and former manorial sites
dominate the south and west. A central area of open farmland, enclosed by lanes,
historic cottages, farm buildings and moated sites, forms the core of the
Conservation Area. The surrounding countryside has narrow hedge-lined lanes
and mature trees enhance its rural, tranquil character.

Policy HE1 of the North Hertfordshire Local Plan 2011-2031 (adopted 2022) (the
LP) relates to designated heritage assets and states that planning permission for
proposals affecting designated heritage assets or their setting will be granted
where they support the conservation and ongoing viable use of the asset, use
appropriate materials that positively contribute to local character and cause less
than substantial harm, and that harm is outweighed by public benefits, including
securing the asset’s future use. Development within conservation areas must be
carefully designed in terms of scale, layout, design, and materials and preserve or
enhance the character or appearance of the area. These are in general conformity
with the objectives set out in the National Planning Policy Framework (the
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10.

11.

12.

13.

Framework) and therefore | give them substantial weight in the determination of
these appeals.

The development the subject of Appeal A comprises a number of different
elements as set out in the header, but in summary these are a fence sub-dividing
the rear garden, fence and gates around the front patio, a gas tank and enclosure
and smoking shelter into an extension and store room. With respect to Appeal B,
the works the subject of the LBEN are new kitchen units and equipment and the
formation of a small store area.

The fence sub-dividing the rear amenity area comprises a 2 metre high close
boarded fence which has been stained in a dark colour. It is situated to the rear of
the listed building and sub-divides a large amenity. The fence is attached to the
rear elevation of the listed building. The division of the area to the rear of the
building has eroded its setting which would previously have provided open
aspects. The materials and colour used are unsympathetic to the pale painted
external walls of the listed building and show little consideration for the
architectural features of the historic structure. Furthermore, the fence detracts
from the open area to the rear of the building which is characteristic of this part of
the Conservation Area.

The railings to the front of the property enclose the small patio area and are
situated adjacent to the High Street, which is a narrow, verdant lane with a rural
character. The railings detract from the relatively open frontage of the listed
building and are domestic in character at odds with the character of the street
scene. Given their location, they are visually prominent and uncharacteristic
intrusions into the historic setting of the building and wider Conservation Area.

The installation of a gas tank and enclosure in the curtilage of the listed building
are alien features which detract from the setting of the building, compromising its
relatively open rural setting to an unacceptable degree. | understand that a gas
tank may be required, but there is little evidence that the due required careful
consideration of location and impact on the setting of the listed building has been
given.

The extension and store room projects approximately 5 metres from the rear of the
building and replaced a former temporary structure which was used as a smoking
shelter according to the evidence before me. The extension incorporates
sympathetic external elevational materials of painted timber boarding with a
pitched tiled roof, but it adds to the rear of the building in an unsympathetic way,
appearing as a poorly thought out protrusion with a poor relationship to the main
building, other than materiality. Such additions are uncharacteristic to listed
buildings of this period and detract from the historic and architectural integrity of
the building and the historic integrity of the Conservation Area.

The works the subject of Appeal B relate to the unauthorised installation of kitchen
units and creating a small rear store. The kitchen units and associated equipment
are harmful because placing a domestic kitchen in the rear outshut disrupts the
historic central space focused on the significant inglenook fireplace which is an
important feature of the building’s character as a public house. This change blurs
the distinction between the pub’s historic core and the private residential area,
reducing the legibility and functional value of the pub use and diminishing the
building’s historic character.
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14.

15.

16.

17.

It is my understanding that since 2003, an open-sided smoking shelter with a tiled
roof was present at the building. This has been enclosed and converted into a
single-storey storage area which is linked to the relocated commercial kitchen.
The interior has been roughly boarded over in a way which detracts from the listed
building’s special character. The enclosure of the former shelter also harms the
wider appearance of the Reed Conservation Area.

Accordingly, each of the different parts of the unauthorised development and
works that have been carried out cause material harm to the special interest of the
listed building. Therefore, failing to preserve it, the desirability of which (as
required by the Act) has been affirmed by the Courts as a matter of considerable
importance and weight, it would fail to accord with the expectations of the
Framework which anticipates great weight being given to the conservation of
designated heritage assets. For the same reasons the extension would also
conflict with Policy HE1 of the LP.

| find the harm to be less than substantial in this instance, but that less than
substantial harm does not equate to less than substantial planning objection,
especially when the statutory tests have not been met. Under such
circumstances, this harm should be weighed against the public benefits of the
proposal, which includes the securing of optimal viable use of listed buildings. The
appellant has not submitted any specific public benefits, but | can see that there
may be some limited benefit from having a smoking shelter for the public house
and from improving the living accommodation available for occupiers. However, it
seems to me that these are private benefits rather than public which is the test set
out in the Framework. This significantly limits the weight to be afforded to this
consideration in support of the appeal and therefore, the very limited public
benefits do not outweigh the harm identified.

Therefore, | find that the conflicts with Policy HE1 of the LP and the policy in the
Framework clearly outweigh the benefits and this indicates that planning
permission and listed building should not be granted for the respective works and
development.

Appeal A on ground (g)

18.

The ground of appeal is that the time given to comply with the requirements is too
short. The periods of 4 months given to remove the fencing to the rear and the
fencing and gates to the front of the property around the front patio, 5 months to
remove the gas storage tank and associated fencing, and 8 months to remove the
small storage extension and remove all materials and waste arising from the
required works would all be sufficient. The appellant suggests that a longer period
would be of benefit to his family but that does not outweigh the level of harm
identified with respect to the listed building and its setting. Therefore, the appeal
on ground (g) does not succeed.

Appeal B on ground (h)

19.

The ground of appeal is that the period specified in the Notice within which any
step required by the notice is to be taken falls short of what should reasonably be
allowed. The periods of 5 months given to remove the internal domestic kitchen
including all equipment and cabinets, 8 months to remove the small store and
make good the building and 8 months to repair and make good all damage to the
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building from removal of the kitchen and small store would all be sufficient. The
appellant suggests that a longer period would be of benefit to his family but that
does not outweigh the level of harm identified with respect to the listed building
and its setting and therefore the appeal on ground (h) does not succeed.

Appeal C on ground (c)

20. The ground of appeal is that the matter alleged does not constitute a breach of
planning control. | noted at my site visit that the railway carriages and caravan
have all been removed from the site. However, since the appeal remains, | shall
determine it on the ground submitted.

21. The appellant argues that siting of two railway carriages and a touring caravan on
the customer car park are temporary structures that do not constitute development
under the terms of s55 of the Act. They are not attached to the land and are easily
moveable and are only being stored and not used as separate units of residential
accommodation.

22. The alleged breach does not relate to operational development but rather relates
to the siting of the items on the land which constitutes a material change in the use
of the land from a customer car park to a customer car park and the siting of two
railway carriages on the car park for residential use and the siting of a touring
caravan on the customer car park for residential use. There is insufficient
evidence before me that at the time the notice was served the items had not been
sited on the land for residential purposes. Consequently, the appeal on ground (c)
does not succeed.

Appeal C on ground (g)

23. The ground of appeal is that the time given to comply with the requirements is too
short. The periods of 5 months given to remove the railway carriages, remove the
touring caravan and permanently remove all materials and waste would all be
sufficient. The appellant suggests that a longer period would be of benefit to his
family but that does not outweigh the level of harm identified with respect to the
listed building and its setting. | have also noted that the items have all been
removed from the appeal site. Therefore, the appeal on ground (g) does not
succeed.

Appeal D on ground (d)

24. The ground of appeal is that at the date when the notice was issued, no
enforcement action could be taken. The Courts have established that the onus of
proof falls on the appellant and the test of evidence is on the balance of
probabilities. In addition, the appellant’s evidence should not be rejected simply
because it is not corroborated. If there is no evidence to contradict their version of
events, or make it less than probable, and their evidence is sufficiently precise and
unambiguous, it should be accepted. In order to succeed on this ground, it would
be necessary to show that the detached outbuilding changed to use for self-
contained residential purposes on or before 22 November 2012 and that the use
then continued without interruption for a continuous period of 4 years or, if the
breach of planning control commenced after 25 April 2024 the ten year rule applies
under the Levelling Up and Regeneration Act 2023.
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25.

26.

27.

28.

29.

In support of his appeal the appellant has submitted an appeal statement with a
signed statement and Assured Shorthold Tenancy Agreements dated 1 February
2026 and 1 December 2016 and an affidavit signed by a previous tenant dated 9
September 2021. The appellant’s evidence is that he has owned the building
since November 2015 when it was already converted to residential use with mains
water, drainage and electricity. He states that there was a kitchen and living space
downstairs and a bedroom on the first floor with bathroom and WC. Between 1
February 2016 and 1 December 2020, the building was leased to one tenant and
then another tenant from 1 December 2020 to 30 November 2021. The Assured
Shorthold Tenancy Agreement dated 1 February 2016, and accompanying affidavit
signed by Mr David Banner-Eve confirms that he occupied the property as his
main residence throughout the whole tenancy period. The appellant seems to be
arguing that Mr David Banner-Eve’s evidence alone is sufficient to discharge the
burden of proof. However, the Council has previously explained that the
authenticity of the Assured Shorthold Tenancy Agreement is questionable and
other than the affidavit the claims of the previous tenant are not supported by any
more detailed evidence.

Given the history of the appeal site since February 2016, including the detailed
Environmental Health First Tier Tribunal Property Tribunal (Residential Property)
decision dated 17 January 22, | can see that there is evidence of the property
being occupied for residential purposes. However, an emergency prohibition order
dated 24 June 2021 prohibits use of the first floor for all purposes and the use of
the ground floor for sleeping. The prohibition order was upheld on 17 January
2022 and there is no evidence before me that the decision was subject to any
further appeals.

Further evidence shows that Mr Abdul Mojid lived at the property between 1
December 2020 and 30 November 2021 and this is supported to a degree by the
Assured Shorthold Tenancy Agreement dated 1 December 2020. The appellant’s
evidence is that on the date his Appeal Statement was signed there were two
tenants occupying the outbuilding. The appellant has also confirmed that the
appeal building has been listed for Council Tax purposes from 1 December 2020.

The Council’s main concerns seem to be made on the basis of reports that the
building was being converted to residential accommodation in February 2024 and
it was also being advertised for rent. The appellant’s explanation of this is quite
plausible — that repair, redecoration and refurbishment was being undertaken.
That would account for increased levels of activity at the property as well as the
person in question seeing building materials on site. In addition, the appellant
accepts that information provided to the Council in the Planning Contravention
Notice dated 9 January 2025 was vague and lacking clarity and was given without
taking professional advice.

The Local Planning Authority also argues that the available evidence shows short-
term occupation in late 2020 to early 2021, followed by staff from the neighbouring
restaurant using it for sleeping purposes until the Emergency Prohibition Order
was issued in June 2021, which immediately stopped any residential use.
Furthermore, an inspection by Environmental Health Officers in May 2022
confirmed the building was not being lived in which indicates that the prohibition
order was being upheld.

https://www.gov.uk/planning-inspectorate 7



https://www.gov.uk/planning-inspectorate

Appeal Decision APP/X1925/C/23/3314159, APP/X1925/F/23/3314167, APP/X1925/C/23/3314199 and
APP/X1925/C/25/3361938

30. The Council also highlights that estate agent details from 2020 described the
structure as a storage shed, contradicting the appellant’s claim of long-term
residential use since 2015. It is also of relevance that the appellant only sought to
backdate Council Tax for the outbuilding in August 2024 for the period from March
2021, coinciding with enforcement concerns, rather than for the alleged longer
period of occupation of the outbuilding.

31. Therefore, there is insufficient convincing evidence that the outbuilding was used
continuously as a self-contained dwelling for either four or ten years. There is
sufficient evidence before me to make the appellant’s version of events less than
probable, and their evidence is in sufficiently precise and unambiguous

32. Therefore, appeal on ground (d) fails.
Appeal D on ground (g)

33. The ground of appeal is that the time given to comply with the requirements is too
short. The period of 3 months given to cease the use of the outbuilding for self-
contained residential purposes, to remove all fixtures and fittings associated with
the unauthorised use and to remove from the land all items, materials and debris is
sufficient. The appellant suggests that a longer period of six months would be
reasonable because there are two tenants and there is a high cost and scarcity of
rented accommodation in the area. However, given the concerns relating to the
sub-standard quality of the accommodation and poor living conditions provided it is
in the interests of occupants to cease using the property within the 3 months
specified in the Notice. Therefore, the appeal on ground (g) does not succeed.

Formal Decisions
Appeal A

34. The enforcement notice is corrected by the deletion from paragraph 5(i) of the
word “are” and the substitution therefore of the word “area”. Subject to this
correction the appeal is dismissed and the enforcement notice is upheld.

Appeal B

35. The appeal is dismissed and the LBEN isupheld.

Appeal C

36. The appeal is dismissed and the enforcement notice is upheld.
Appeal D

37. The appeal is dismissed and the enforcement notice upheld.

A A Phillips
NSPECTOR

https://www.gov.uk/planning-inspectorate 8



https://www.gov.uk/planning-inspectorate

