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Full planning permission for conversion of barn to form 1 no. local occupancy
dwelling or holiday let accommodation with associated access, gateway,
parking and installation of solar panels, air source heat pump and package

treatment plant

Sl

Livestock Pen

0
ki

= 7
- .Planning Applications | |

Livestock Pen \,

Skulber(’s Hill

Ve J

Path
o
path
~ i \-
Dowgill Lathe -

Skulberts Wood Wt
o -
\ > 2. 5

ad 5 O/ \j
_Sans
path

— Ly(he {
Flat
Lathe g
§
&
Lo /]
.. [ Livestock Pen~_ / 7
LA
5 Hebden
\ \Slepumq Hippings
Stonest ¢
S\ F8 Is ¢
<
X e
X7~ = 1
VN 82
7 , n
/ Z
~High Banks Plantation -
( pul /
TelEx.\ ™~
\'¥%
——\ \
o Sy S Q
~/ Jerry Lathe ™,
| E Path |

REASON FOR COMMITTEE CONSIDERATION

1. This application is reported to Committee for the following reason: the Parish Council
recommendation is contrary to the decision which the Head of Development Management
proposes to take.

APPLICATION SITE




2. Dowgill Barn is an unused, isolated field barn sited approx. 40m from the B6160 Linton —
Burnsall Road. It is located at the bottom of a steep hill and is partially dug into this hill. It
is built of stone and has a stone slate roof. It has one window in the northern side, a door
and small forking hole in the eastern side and a small blocked up window on the western
and southern sides. The barn is of some age, having been built in the late 18C and
extended in the mid 19C and whilst is not listed, it is a non-designated heritage asset.

3. The barn is located on a stone walled field boundary and access is gained through a field
gate from the road. There is no direct access and no existing track leading to it and one
must walk along a field boundary and then back up to the barn to access it. It has no
external enclosed space or croft but there are remains of a short length of wall to the south
which may have formed a partial enclosure in the past. The barn is wholly isolated within
the landscape and there are no other buildings nearby.

4. Adjacent to the road, is an existing pull-in and a field gate leading to a small, compacted
area at the western end of the field which may have been used for the storing of hay bales.
The field then opens out into pasture grazed by sheep and is bounded by dry-stone walls.
An overhead electricity line crosses this field.

PROPOSAL

5. This application seeks full planning permission for the conversion of the barn to form a
local occupancy dwelling or holiday let accommodation with a new associated access, a
new gateway, parking area and the installation of solar panels, air source heat pump and
package treatment plant.

6. The proposal would create a small two-bedroomed dwelling, with a living, kitchen and
dining room on the ground floor and two bedrooms with en-suite shower rooms on the first
floor. The drawings do not show any internal storage spaces and the proposed dwelling is
guite compact, the ground floor living area being 51m2 and the upper floor being 28.52m2.
Externally, the small blocked up opening will be extended to form a full height glazed
opening on the eastern elevation and the opening on the northern elevation will be
reglazed as a side hung opening casement window. The openings in the western and
southern elevation would be reglazed. Three rooflights are proposed in the southern
elevation and a row of solar panels is shown running along the ridge of the building. Wild
bird boxes are to be installed on each end of the building. The curtilage extends 21m to
the south of the barn and there would be a stone flagged paved area close to the barn
which would site the air souce heat pump and the bin store. The curtilage is also shown
as extending up the hill to the north, filling the gap between the dry stone wall to the west
and the proposed footpath and the parking area at the top of the hill.

7. There is no proposed vehicular access to the building, but a new pedestrian footpath is
shown running in an S shape down the hill from the proposed parking space. A new access
from the B6160 is shown which would require the lowering of the dry-stone wall to 1.0m in
height to create the necessary visibility splays of 2m x 90m . A new 5m x 5.5m bitmac
surfaced access would be created and the remainder of the parking area surfaced with
crushed limestone. Two car parking spaces would be provided in an area directly to the
west of the turning area created by removing a section of stone wall. From the turning
area, a new gate in the field boundary wall and a footpath would be created. The applicant
has confirmed that this would not be lit.

RELEVANT PLANNING HISTORY



8. There are no former applications at this site.

CONSULTATIONS

9. The comments of statutory and non-statutory consultees are summarised below:

Wildlife Conservation Officer — Not received
Highways — Not received

Fire Officer - Craven — Objects to the application . The proposals/plans show insufficient detail
for the North Yorkshire Police, Fire and Crime Commissioner Fire and Rescue Authority to
determine if the requirement B5 of Schedule 1 to the Building Regulations 2010 (as amended),
access and facilities for the fire service will be met.

Environmental Health - Suggests unexpected contaminiation condition. The new dwelling
will be served by a private borehole supply and will require risk assessing and sampling prior
to completion for which charges will apply.The supply will require suitable treatment which
MUST include a pre-filter, fail-safe UV and any other treatment deemed necessary either at a
central point treating all water being supplied OR at point of entry into the property.

Building Control - All work is to be carried out, to ensure compliance with the Building
Regulations 2010.

Thorpe Parish Meeting - After a lengthy and detailed discussion when all aspects of the
application were examined the 15 attendees voted unanimously in favour of supporting the
development of Dowgill Barn.

A further four residents who were unable to attend asked that their support for the application
should be registered.

The reasons for the support are as follows.

1.The Barn is situated in a secluded almost hidden position.

2.The building is not suitable for present day farming methods and therefore redundant.

Due to lack of maintenance the fabric of the building is deteriorating and will eventually

become a ruin.

3. In order to warrant the considerable cost of preserving the building an economic viable use
must be found.

4.The proposed design and development will enhance the visual amenity of the locality and
provide a sustainable use for the barn.

5. The applicant has a proven track record of sympathetic development and maintenance of

redundant farm buildings.

PUBLIC RESPONSES

Neighbour/interested parties’ responses received: 7



10. Advertised by site notice displayed on 12/04/2023 . Seven replies have been received
which support this application. Summarised the points raised in them area as follows:

e The barn is hardly visible and would enhance the locality.

o Farmers need to diversify their business to remain viable and boost their incomes.

e The parking is unobtrusive.

¢ Being almost hidden, it would not affect the surrounding environment.

e |t would make a beautiful home.

e Itis a shame to see the barn go to waste.

¢ It will not be detrimental to the village or damage the community.

e |t will boost tourism.

e The barn is not suitable for modern agriculture.

ASSESSMENT
Key Issues:

e Planning policy

e Landscape and visual impact
e Impact on ecology

e Renewable energy

e Parish Council comments

o Equality Act

PLANNING POLICY

11. The National Planning Policy Framework (NPPF 2021) sets out the purpose of the
planning system: to contribute to the achievement of sustainable development. In setting
out what is sustainable development the Framework requires that “Great weight should be
given to conserving and enhancing landscape and scenic beauty in National
Parks....which have the highest status of protection in relation to these issues.” [para.176]

12. The Framework also directs planning authorities to avoid the development of isolated
homes in the countryside unless certain circumstances apply. The circumstances listed
include - "the development would represent the optimal viable use of a heritage asset or
would be appropriate enabling development to secure the future of heritage assets" and
"the development would re-use redundant or disused buildings and enhance its immediate
setting." [para.80]

13. The Yorkshire Dales Local Plan (2015-30) compliments the Framework and aims to deliver
sustainable development in the National Park context. It aims to achieve the conservation
and enhancement of traditional buildings (heritage assets) by allowing them to be adapted
or converted to new uses, providing the building and its landscape have the capacity to
absorb them.

14. Local Plan Policy L1 considers development affecting heritage assets. Traditional
buildings may be designated as Listed Buildings or are considered to be ‘heritage assets’
despite not being designated. Proposals affecting undesignated heritage assets will be
permitted where their significance will be conserved. Where harm may result from a
proposal applicants should demonstrate that reasonable efforts have been made to
minimise harm and make provision for suitable recording. The barn is of some age and
would be considered appropriate for conversion as it is a traditional building. A detailed
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15.

16.

17.

18.

Historic Building Recording report has been submitted with the application that discusses
its history and notes features of interest within the building.

Policy L2 allows traditional buildings to be changed to residential and employment uses in
certain locations (in existing settlements, building groups, or suitable roadside locations).
Intensive uses will not be appropriate in buildings that are isolated in the landscape and a
change of use will only be allowed in isolated buildings where there would be no material
alteration to the exterior of the building or its surroundings. Traditional buildings that are
not roadside or within a group of buildings may only be suitable for conversion if served by
an established (since 1 July 2014) unsealed road or track but that is subject to the impact
on the landscape. The applicant has commented that the barn is “ near enough roadside
for a holiday let in particular... The site ownership abuts a highway — a sealed metalled
road. The barn is in close proximity and therefore fulfils Policy L2 and footnote 27 (sic).”

The barn is sited 40m from the B6160 and there is no existing track to the barn. Aerial
photographs suggest that there has never been an access track to the barn, as required
by Policy L2 and clarified by footnote 31. It is therefore considered that the barn is not
served by a historic track that would comply with the clear and direct locational
requirements of this policy. The policy is quite clear in allowing for roadside barns to be
converted rather than barns isolated within a field — this restriction was formulated for the
obvious reason to conserve the landscape and is a key element of the policy. Despite the
applicant’s assertion the barn, being 40m from the road is clearly not a roadside barn.

Policy L3 considers the building treatment for the conversion of buildings. Proposals will
not be allowed where they undermine the architectural and historic character of the
traditional building and its landscape setting. The building must have the physical capacity
to accommodate the new use without significant extension or alteration or requiring new
ancillary buildings to provide ancillary storage and services. As the building is so small
there is a very strong likelihood that some form of external storage building will be needed
for storing maintenance equipment, outdoor gear, renewable energy equipment etc. and
it is clear that the barn and its setting cannot accommaodate such a building. Alterations to
allow for the creation of any new curtilage, highway access, access roads must be
sensitive to the traditional character and appearance of the buildings and should not
adversely affect the immediate or wider landscape setting of the building. Whilst the actual
conversion of the building is sensitive, the external proposals — the curtilage, the footpath,
the parking area and the creation of the access would adversely affect both the immediate
and wider setting of the barn as well as introducing a new land use in the parking area at
the top of the hill which would be visually unrelated to any existing development contrary
to Policy L3.

A proposal to convert a traditional building to a new use must satisfy the requirements of
all three policies and will be discussed below.

LANDSCAPE AND VISUAL IMPACT

19.

This is a small, traditional field barn in an isolated location. Field barns are a significant
landscape feature of this part of Wharfedale, forming one of the defining elements of the
Yorkshire Dales National Park. The National Park has been designated for its important
landscape value, with the first statutory purpose being to “Conserve and enhance the
natural beauty, wildlife and cultural heritage of the National Park” and field barns are an
integral part of the cultural heritage of the Yorkshire Dales. The justification for Policy L2
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20.

21.

22

reiterates that this is a conservation- orientated policy aimed at securing the long-term
future of traditional buildings in a manner that conserves its intrinsic value. It is not a policy
to encourage new housing or to provide additional tourist accommaodation. There are clear
parallels between this case and Gayle Lane Barn (R/56/518A) which was refused by
Members at the Planning Committee on 2" August 2022 (following a dismissed appeal
case) in terms of its impact on the landscape and the location of the barn.

The barn is roughly halfway between Burnsall and Thorpe but, owing to the distance and
undulating topography it is not visually or physically associated with either settlement, it is
an isolated barn within a rural setting. The proposed conversion of this barn would not only
change the appearance of the building, but also the land around it, introducing a
residential use to the undeveloped, pastoral landscape of this part of Wharfedale. The land
contained within the application site has the potential to become manicured and domestic,
as would be expected with a garden. It is realistic to expect that occupants would want the
usual domestic paraphernalia such as garden furniture, play equipment, external storage
buildings, renewable energy and off grid plant machinery, and the planting of gardens with
shrubs, trees and hedges. This would significantly and permanently change the
relationship the former agricultural building has with the farmed landscape. Whilst
permitted development rights can be removed for outbuildings and surfaces, many
domestic items do not require planning permission and it would be unrealistic and
unreasonable to control such things through conditions.

The applicant has confirmed that a vehicular access is unnecessary which may be the
case for a holiday let but is unlikely to be practical for a permanently occupied local
occupancy dwelling. However, the proposal includes the creation of a foot path down the
hill to the barn which would be surfaced with limestone gravel. Whilst the applicant has
said this would not be lit, it is difficult to see how this can be used safely without some form
of lighting for when it is dark, wet or slippery. Whilst Dark Sky compliant lighting may be
available, the visual impact of even low-level lighting in this location, would be harmful to
the dark and tranquil nature of this setting. There are also concerns that the pedestrian
access arrangements may not meet building regulations standards for disability access or
meet fire access standards and further comments on these points are awaited.

. The proposed development proposes the formalisation of an area of rough hardstanding

to form a parking and turning area. The existing access will be widened, and the stone
boundary wall will be lowered to 1.0m. to create the necessary visibility splays of 2m x
45m (in each direction). This would be a major intervention that would have a harmful
visual impact on the rural unspoilt character of this part of the National Park by introducing
a designed and engineered feature into the landscape which seemingly does not relate to
any nearby development.

ECOLOGY

23.

24.

The application has been accompanied by an initial bird and bat scoping survey which
concluded that there was no evidence of bat roosting or bat activity within either the interior
or exterior fabric of the building.

The applicant has proposed wild bird boxes at the top of each gable, and these would be
secured by a planning condition to ensure that the development complies with Policy W2.

RENEWABLE ENERGY



25. The proposal includes the installation of solar panels and the use of an air source heat

pump for the building. These accord with the aims of Policy CC1 which encourages the
use of such technologies where they do not affect the special qualities of the National Park.

PARISH COUNCIL COMMENTS

26. Thorpe Parish Meeting supports the application for the reasons outlined in Para 9 above.

The issues of location and design have already been addressed above. The Parish
Meeting suggest that the proposed use of the barn is the only one suitable as the barn is
not suitable for any other purpose and a viable economic use must be found. Planning
policy does support the reuse of such buildings to ensure that they are preserved where
possible , however this is balanced against the wider impacts of the development. There
is a schedule of possible uses for barns within Policy L2 that allows for the re-use of most
barns depending on their location but this location does not have the capacity to
accommodate such a highly intensive use such as is proposed.

EQUALITY ACT

27.

28.

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

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

CONCLUSION

29.

30.

The Authority’s Local Plan strategy for conserving and enhancing the landscape and
cultural heritage of the Park includes Policy L2 which is a conservation orientated policy
aimed at securing the long-term future of traditional buildings in a manner that conserves
their intrinsic value. The policy has been successful in granting permission for over 200
conversions whilst still conserving the intrinsic character and visual quality of the
landscape. This has largely been achieved by ensuring that only buildings in appropriate
locations are permitted for conversion. The proposed conversion of this building to a high
intensity residential use and the use of the surrounding land as residential curtilage would
conflict with that approach and would not achieve the aims of the policy.

It is considered that the conversion of the barn to form a dwelling does not meet the
locational requirements of policy L2 as the barn is not served by an established track as
required by the Policy. Furthermore, the proposed conversion, and the creation of an
access path, extensive curtilage and parking area in this isolated location, would
significantly harm the visual quality and pastoral character of the landscape of this part of
the National Park. It is therefore considered that the application is contrary to Policy SP1,
SP2, SP4, L1, L2, and L3 of the Yorkshire Dales Local Plan (2015-2030), guidance
contained within the Yorkshire Dales National Park Design Guide and the National
Planning Policy Framework 2021 (para 176).



RECOMMENDATION
31. It is recommended that permission be REFUSED for the following reason:

In the opinion of the Local Planning Authority the proposed development by reason of its
isolated location within a field, the proposed conversion works, the creation of a domestic
curtilage, access track and turning area, and the domestic paraphernalia and activity
associated with the creation of a dwelling would have a significant harmful effect on the scenic
beauty and intrinsic pastoral, tranquil, and dark sky qualities of the character of the landscape.
As such the proposal is not sustainable development and is contrary to policies SP1, SP2,
SP4, L1, L2 and L3 of the Yorkshire Dales Local Plan (2015 - 2030), the Yorkshire Dales
National Park Design Guide and the statutory purposes of the National Park (Section 5 of the
National Parks and Access to the Countryside Act 1949) and guidance within the National
Planning Policy Framework (2021) [para.176].



