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Planning Committee 12 February 2019 Schedule No:1

YORKSHIRE DALES NATIONAL PARK AUTHORITY

C/06/57

full planning permission for conversion of former chapel to a local 
occupancy dwelling/holiday let and provision of pedestrian access to 

existing car parking area

PUBLIC RESPONSES

CONSULTEES

Parish: Barden

Application No:

PROPOSAL:

Received by YDNP: 07/01/2019

Grid Ref: SE05065749

Applicant's Name: Chatsworth Settlement Trustees 

District: Craven

LOCATION: Former Wesleyan Chapel, Barden

Officer: Katherine Wood

RELEVANT PLANNING POLICIES

None to date.

L1(15) - Heritage assets

L2(15) - Conversion of traditional building - acceptable uses

Barden PM None received.

Highways North 

Yorkshire

No objection subject to conditions regarding visibility 
and the car park construction.

Chief Technical Officer No objections subject to compliance with the Water 
Regulations.

Senior Listed Building 

Officer

No objections.

Fire & Rescue Service None received.

Wildlife Conservation 

Officer

No objections subject to an amended mitigation 
strategy to make provision for bats during construction 
works.

Trees & Woodlands Whilst the application has very little direct impact on the 
area of the yew trees, a more detailed report identifying 
the extent of the Root Protection Area and the type of 
safeguarding proposed is required.  In this instance a 
condition to require this is sufficient.

Area Ranger 

(Wharfedale & 
Littondale)

No objections.
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Schedule No:1

REASON FOR COMMITTEE CONSIDERATION
This application is reported to the Planning Committee as the Head of Development 
Management considers it is in the best interests of the National Park Authority that the 
application is considered by the Committee.

APPLICATION SITE 
This application relates to the Former Wesleyan Chapel at Barden.  The building is a 
former chapel constructed in 1884 and is a distinctive feature in the Wharfedale 
landscape.  The use of the building for worship ended around 1968 and it was then used 
for a short period to serve teas to the public. The building became a craft showroom and 
workshop in 1971.  It is also understood that there has periodically been a low key 
residential use in part of the building since 1911.  The chapel is a two-storey building, with 
the chapel sanctuary on the ground floor and the school room on the lower ground floor.  
The chapel is a traditional stone building constructed with snecked stonework with a blue 
slate roof.

The building is enclosed with a stone wall.  Parking is across the road in a purpose made 
lay-by granted planning permission in 1971.

PROPOSAL
Planning permission is sought for the conversion of the chapel to a local occupancy 
dwelling or short term holiday let.  Internally accommodation would be provided in the form 
of an open plan living room, kitchen and dining room on the ground floor, within the 
sanctuary.  The lower ground floor would be further subdivided to create four bedrooms 
and four bathrooms.  The proposed garden would be limited to the existing walled area 
surrounding the chapel and would contain a hot tub in the garden to the east of the chapel.  
The hot tub would be below the wall.  

RELEVANT PLANNING HISTORY
Planning permission (ref. YDSN1276) granted in in 1971 for the change of use of former 
chapel to craft showroom and workshop.  
Planning permission (ref. YDSN1302) was granted in 1971 for the creation of the parking 
area in a lay-by on the opposite side of the road to the chapel. This area remains as 
parking serving the building to the present day. 

KEY ISSUES:
- the principle of the development
- impact on character and appearance of the building and surrounding area
- impact on neighbours

OFFICER OBSERVATIONS

L3(15) - Conversion of traditional buildings - building treatment

W1(15) - Wildlife sites, species and networks

W2(15) - Biodiversity enhancement

W3(15) - Protecting trees, hedgerows and walls

BE7(15) - Safeguarding employment uses

SP1(15) - Presumption in favour of Sustainable Development

SP2(15) - National Park Purposes

SP4(15) - Development Quality
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- highway safety
- ecology
- parish council comments

THE PRINCIPLE OF THE DEVELOPMENT
The National Planning Policy Framework (NPPF) sets out the purpose of the planning 
system: to contribute to the achievement of sustainable development. It advises that 
planning authorities should avoid new isolated homes in the countryside unless there are 
special circumstances.  The circumstances listed include - "where such 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 "where the development would re-
use redundant or disused buildings and lead to an enhancement to the immediate setting."

The Yorkshire Dales Local Plan (2015-30) 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. 

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 that are demonstrably of 
equivalent significance to designated heritage assets will be treated as though they were 
designated for the purposes of the policy. 

Policy L2 is a strategic spatial planning policy.  It 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 only allowed in isolated buildings 
where there would be no material alteration to the exterior of the building or its 
surroundings.

Policy L3 considers the details of the conversion works. 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.  
Alterations to the building and the creation of any new curtilage and highway access should 
be the minimum necessary and should be sensitive to the traditional character and 
appearance of buildings and not adversely affect the immediate or wider landscape setting 
of the building or any parts of the building with recognised significance.  

A proposal to convert a traditional building to a new use must satisfy the requirements of all 
three policies.

As the building in question was constructed prior to the 20th century and has historical and 
architectural merit, it is considered to be a traditional building for the purposes of policies 
L1 and L2.  The building has heritage significance deriving from its grand ecclessiastical 
architecture and history. It is not of equivalent significance to a listed building but is 
nevertheless considered to be an undesignated heritage asset. The chapel is immediately 
adjacent to the highway (B6160) and as such is roadside for the purposes of applying 
policy L2.  

The building is understood to have been used, until relatively recently, as a craft workshop 
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with some retail sales, a use that extends back to the early 1970s.  As such, the last use of 
the building was for business purposes.  Policy BE7 of the Local Plan seeks to avoid the 
loss of viable business uses to non-business uses where it would have a detrimental 
impact on the local economy.  The applicant has confirmed that the previous use was 
limited to a single occupant who operated their business from the building.  However, due 
to insufficient throughput of customers the business was not sustainable and they quit the 
premises in March 2017.  It is therefore considered that the low key nature of the previous 
use, the very low level of employment at the site and the remote location mean the direct 
loss of employment would not conflict with the aims of Policy BE7.

IMPACT ON CHARACTER AND APPEARANCE OF THE BUILDING AND 
SURROUNDING AREA
The building is in good structural condition and no repairs are necessary.  Other than a 
short flue within the centre of the roof, no external alterations to the building are proposed.  
Internally a partition wall will be inserted within the open space of the chapel sanctuary, 
however, this partition will be a room divider only and will not interfere with the roof.  This 
will ensure that the open character of this space is not significantly interrupted. The 
building retains many surviving original features including a few remaining pews/pulpit 
timbers, skirting, coathooks, fireplaces, floor and window grilles, shelves/niches, 
bannisters/balustrades and panelling.  The applicant has confirmed that the fireplaces will 
be retained.  The building is not listed however and as such the retention of other internal 
features can not be controlled within the scope of this application, although the applicant 
has been asked to retain as much surviving features as possible.   

The proposed garden would be fully contained within the walled yard surrounding the 
chapel.  A small outbuilding will be retained as a store.  A seating area and hot tub will be 
positioned within the yard to the east of the chapel and screened by the existing wall 
enclosing the site.  

The existing parking area on the opposite side of the B6160 will remain as the parking area 
serving the new use and all cars can be easily accommodated and visually contained with 
the lay-by.  A dilapidated stonewall will be repaired and the grassed bank to the east will be 
planted with Holly, Hawthorn and Gelder Rose.

There are already overhead lines running to the east of the building and already serving 
the building and as such it is not necessary in this instance to require the undergrounding 
of new overhead lines.  

It is therefore considered that the minimal alterations to the building and the setting would 
retain the character and appearance of the building and would retain its relationship with 
the surrounding landscape, in accordance with policy L3 of the adopted Local Plan (2015 – 
2030).

IMPACT ON NEIGHBOURS
The building is isolated in the landscape, with only isolated farmsteads and Wharfedale 
Montessori School nearby.  As such there will be no adverse impact on the amenity of local 
residents, in accordance with policy SP4(n) of the adopted Local Plan (2015-2030).

HIGHWAY SAFETY
The proposed parking would be within the lay-by on the opposite side of the B6160.  The 
lay-by will require only minor works to cut back vegetation to improve the visibility on to the 
highway.  The applicant is proposing to renew the surface and plant the eastern bank 
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which screens cars from the road.  The Highway Authority has requested a condition 
regarding construction, however, as the use relates to an existing car park serving the 
building it is considered unnecessary to impose such a condition.  

IMPACT ON ECOLOGY
Under the requirements of the Conservation of Habitats and Species Regulations 2010 it is 
a criminal offence to kill, injure or disturb the nesting or breeding places of protected 
species unless it is carried out with the benefit of a licence from Natural England. Natural 
England will only grant such licences if they are satisfied that the requirements of Article 16 
of the Directive are met.  The Conservation of Habitats and Species Regulations 2010 
requires all Local Planning Authorities, in the exercise of their functions, to have regard to 
the provisions of the Habitats Directive.  Where a European protected species may be 
affected, it is important that planning decisions are reached in a manner that takes account 
of, and is consistent with, the Directive’s requirements.  Those requirements include a 
system of strict protection for European protected species, with derogations from this strict 
protection being allowed only in certain limited circumstances and subject to certain tests 
being met.    These tests are set out under Regulation 53 of the Regulations and, in 
particular, the three tests set out in sub-paragraphs (2)€, (9)(a) and (9)(b). The Local 
Planning Authority in considering applications that affect European protected species must 
therefore undertake an assessment of the proposals against these tests.

A bat survey report accompanies the planning application which concludes that the chapel 
supports Soprano Pipistrelle and Common Pipistrelle bat day roosts.  Without mitigation 
the proposal would have an adverse impact on bats, as the roosts inside the building would 
be destroyed.  The proposal has therefore been assessed against the three tests and the 
results of this assessment are outlined below:

1. Regulation 53(2)(e - the proposed development must meet a purpose of preserving 
public health or public safety or other imperative reasons of overriding public interest 
including those of a social or economic nature and beneficial consequences of primary 
importance for the environment.

The building is a vacant traditional building of heritage significance.  The building is not in 
use at the present time and as such it is in the public interest to find a compatible use for 
the building.  The chapel sanctuary is a large open space and, although not listed, the 
interior open roof space of the sanctuary is a feature of historic significance.  

2. Regulation 53(9)(a) - there is no satisfactory alternative.

There are unlikely to be alternative uses of the building which would sustain and enhance 
the historic significance of the building in the long term which would also be compatible 
with retaining open bat roosts within the roof space.

3. Regulation 53(9)(b) - the action authorised will not be detrimental to the maintenance of 
the population of the species concerned at a favourable conservation status in their natural 
range  

The bat survey report concludes that the day roosts are of low conservation significance.  
The report includes mitigation and this would form the basis of a licence to Natural 
England.  The mitigation includes the timing of the works to the building avoiding October-
early March, site induction, a pre-works survey, exclusion of roosts if bats remain roosting 
and installation of four bat tubes.  The Authority’s Senior Wildlife Conservation Officer 
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RECOMMENDATION

It is recommended that permission is granted subject to a legal agreement restricting 
occupancy of the barn to local occupancy/holiday let use and conditions to include the 
following:

 1.Standard time limit 
2.Accordance with approved plans 

 3.No demolition
4.No sandblasting 

 5.Roofing slates to be retained and matched

considers that the local conservation status of Soprano Pipistrelle bats would be likely to be 
affected by the unmitigated loss of day roosts on this scale.  Although this is unlikely to 
have a significant effect at county-level (i.e. North Yorkshire), the numbers of bats using 
the site are likely to be a significant percentage of the colony using Barden as a base and 
there is likely to be a maternity roost nearby.  However, the importance of the roosts would 
still be low using national guidelines and therefore, provided the mitigation strategy is 
acceptable, there are no objections to the proposal.  The Senior Wildlife Conservation 
Officer has recommended including provision for roosting bats during the works and the 
applicant has been ask to update the mitigation strategy accordingly.  

Provided that the mitigation strategy is updated and followed, it is considered that the 
development can be carried out in accordance with the legislation and without undue 
detriment to any protected species.  The proposal is therefore considered to be in 
accordance with policy W1 of the adopted Local Plan (2015-2030). 

Policy W2 of the adopted Local Plan (2015 - 2030) requires all new development that 
would have an impact on biodiversity to provide a proportionate on - site contribution to 
wildlife enhancement.  Biodiversity enhancement in the form of bat tubes and bird boxes 
would represent a biodiversity enhancement in order to satisfy the requirements of policy 
W2 of the adopted Local Plan (2015 – 2030).  These additional boxes can be secured by 
way of a condition.

There are two mature Yew trees either side of the porch which are likely to date back to the 
original use of the chapel.  They are linked to the original chapel use and therefore have 
historical value as well as some amenity value.  It is proposed to retain these trees and a 
condition can be added to protect them during the conversion works, in accordance with 
policy W3 of the adopted Local Plan (2015-2030).

PARISH COUNCIL COMMENTS
No comments received.

ANALYSIS AND MATERIAL CONSIDERATIONS
It is considered that the conversion of the building to form a local occupancy/holiday let 
would be acceptable in principle, in accordance with policies L1, L2 and L3 of the Local 
Plan.  The minor loss of employment at the site would not conflict with the aims of policy 
BE7 of the Local Plan.  The proposal would retain the traditional character and appearance 
of the building and its setting.  There would be no harm to residential amenity or trees.  The 
impact on protected species, namely bats, can be adequately mitigated.  It is therefore 
considered that the proposed development is acceptable and would accord with policies 
SP1, SP2, SP4, BE7, L1, L2, L3, W1, W2 and W3 of the Local Plan (2015-2030) and 
guidance contained within the NPPF.
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6.Approval of/compliance with details:
- pointing (if any proposed) 
- windows and doors (including recess), rainwater goods (if any changes proposed)
- flue and vents, boundary treatment, bin storage
7. Restriction on external lighting

 8. Biodiversity mitigation requirements and enhancements
9. Tree protection
10. Landscaping hard and soft including car park

 11.Highway condition re: visibility
 12.Removal of permitted development rights

INFORMATIVE
Requirement for bat Licence from Natural England
Treatment of the private water supply
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