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Schedule No:5

C/70/30

full planning permission for conversion of barn to provide short term 
holiday let accommodation and installation of package treatment 

plant

CONSULTEES

Parish: Thorpe

Application No:

PROPOSAL:

Received by YDNP: 12/11/2018

Grid Ref: SE01206214

Applicant's Name: Mr J Schindler, 

District: Craven

LOCATION: Pogles Wood Barn, Bolland Lane, Thorpe

Officer: Katherine Wood

Thorpe PM None received.

Highways North 

Yorkshire

Recommends conditions relating to highway visibility 
and access construction.

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

Senior Listed Building 
Officer

Summary:
The significance of this late C19/early C20 field barn is 
that of a simple traditional Dales farm building, in an 
attractive landscape setting, with its main interest being 
the reused C17 door surrounds, in particular those to 
the front, most notably the carved lintel. It replaces an 
earlier building on this site, so there may be 
archaeological implications with the application, also, as 
it is located within a medieval field system.   
Analysis of proposal 
No objections subject to amendments regarding new 
openings (now amended) and conditions relating to 
lime pointing, retention of roofing slates and approval of 
window, door and rainwater good details.

Fire & Rescue Service No objection/observation to the proposed development.

Wildlife Conservation 

Officer

This application is accompanied by a ‘Bat Survey 
Report’ by David Anderson from October 2018.  The 
Report indicates that there are no bats or bat roosts 
associated with the barn but that there is a pair of 
breeding Little Owls using the barn.
Unlike Barn Owls, Little Owls are not Schedule 1 birds, 
nevertheless, they are afforded legal protection if found 
breeding.  To avoid an offence, it would be advisable to 
place a condition on any permission requiring that work 
takes place outside of the bird breeding season or, at 
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PUBLIC RESPONSES

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 Pogles Wood Barn, also known as Bolland Laithe.  The building 
is a traditional roadside barn adjacent to Bolland Lane to the south of the village of Thorpe.

OFFICER OBSERVATIONS

RELEVANT PLANNING POLICIES

One letter of support has been received from a local resident of Thorpe.  In summary they 
support the use of an otherwise redundant farm building and providing accommodation for 
tourists.  They also comment that due to its size and location it is probably not suited to full 
time family residential use.  They have expressed concern at the name being attributed to 
the building, although this is not a planning consideration.

L1(15) - Heritage assets

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

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

W1(15) - Wildlife sites, species and networks

W2(15) - Biodiversity enhancement

SP1(15) - Presumption in favour of Sustainable Development

SP2(15) - National Park Purposes

SP4(15) - Development Quality

least, if works must occur during the breeding season 
they only commence after there has been a prior check 
for nesting birds.  A Little Owl box mounted on the barn 
is unlikely to be successful as it is anticipated that the 
human occupation of the barn would cause too much 
disturbance.  In this instance, the loss of the Little Owl 
nesting site would be unfortunate but unlikely to have 
an impact on the Little Owl populations in the Park, 
since they tend to be more flexible than Barn Owls in 
where they will nest.  In terms of fixing bird nest boxes 
to the building, ones that cater for Starlings or Sparrows 
would be a better focus of attention in this case, as 
these species are less likely to be put off by human 
occupation.

CEHO Craven No objections subject to a condition requiring the 
reporting of any unexpected contamination.

Minerals Officer No concerns

Senior Historic 
Environment Officer

The Senior Historic Environment Officer has verbally 
commented that as the barn is within a medieval field 
system a watching brief is recommended for any 
pipework and the package treatment plant.
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The barn is a modest traditional stone building with a sandstone slate roof, likely to date 
from the mid-19th century.  To the southern side a cobbled yard enclosed by dry-stone 
walling.

PROPOSAL
Planning permission is sought for the conversion of the barn to a short term holiday let.  
Internally accommodation would be provided in the form of an open plan living and kitchen 
on the ground floor with two bathrooms and bedrooms on the first floor.  The proposed 
parking area and garden would be limited to the existing walled yard to the south of the 
barn.  A package treatment plant would be located in the field to the north west of the barn.

RELEVANT PLANNING HISTORY
None relevant

KEY ISSUES:
- the principle of the development
- impact on character and appearance of the barn and surrounding area
- impact on neighbours
- 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 
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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. It has heritage significance deriving from its character and architecture, age and 
cultural significance as a traditional vernacular building. Althought it is considered that the 
building is not of equivalent significance to a listed building it is nevertheless considered to 
be an undesignated heritage asset. The building is classed as roadside for the purposes of 
applying policy L2 in that the barn’s immediate curtilage physically adjoins the boundary of 
the sealed metalled road, Bolland Lane, an adopted highway.  

IMPACT ON CHARACTER AND APPEARANCE OF THE BARN AND SURROUNDING 
AREA
The building is a simple traditional Dales farm building likely dating to the late 19th 
century.  The building is isolated from other buildings in a remote and attractive landscape 
setting.  There are reused 17th century door surrounds with a carved lintel.  The building 
replaces an earlier structure and is within a medieval field system and as such there are 
likely to be archaeological implications.   A condition survey has been submitted which 
confirms that the building is in sound structural condition with no significant rebuilding 
required.  Following amendments to omit two proposed window openings on the roadside 
elevation, the alterations to the barn are limited to two additional windows; one to southern 
(side) elevation and one to the western (rear) elevation.  Two rooflights are also proposed 
on the rear (western) roofslope.  The rooflights and the first floor window proposed will be 
discreetly sited on the rear non publicly visible elevation.  

The existing access to the yard would be altered and utilised to enable vehicles to park 
alongside the barn to the south. The alterations to the access include a slight realignment 
and lowering of a short two metre stretch of roadside wall and the construction of additional 
walling.  The proposed parking and garden would therefore be visually contained within the 
existing walled enclosure, retaining the immediate landscape setting of the building.  

There are already overhead lines running directly in front of the barn, although these may 
be telephone lines.  In any case the applicant has stated that they intend to underground a 
new electricity line from Thorpe village.  

It is therefore considered that the minimal alterations to the building and the setting would 
retain the simple 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 barn is isolated in the landscape, over 200 metres from the village of Thorpe.  The 
barn is not directly visible from Thorpe village due to the topography of the area.  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).
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RECOMMENDATION

It is recommended that permission is granted subject to a legal agreement restricting 
occupancy of the barn to holiday let use and the undergrounding of electricity lines 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
6.Approval of/compliance with details:

HIGHWAY SAFETY
The proposed access would be via the existing gateway into the adjoining yard.  It is 
proposed to cobble the land between the barn, the parking area and the road and to 
slightly realign the wall for approximately two metres to improve visibility on to the 
highway.  The Highway Authority has concluded that this would achieve the required 
visibility of 2m x 60m and as such consider the proposed access will be acceptable.  

IMPACT ON ECOLOGY
A bat survey report accompanies the planning application which concludes that there are 
no bats or bat roosts associated with the barn.  However, the report identifies a pair of 
breeding Little Owls using the barn. Whilst Little Owls are not a Schedule 1 bird like Barn 
Owls, they are afforded legal protection if found breeding.  Little Owls are sensitive to 
human disturbance and as such are unlikely to nest in the building once in occupation.  
The Authority’s Senior Wildlife Conservation Officer considers that this loss of a nesting 
site is acceptable providing that the development is carried out outside of the bird breeding 
season.  They have recommended alternative types of bird nesting boxes including Starling 
and Sparrow boxes which can withstand human activity nearby.  The proposed 
development would therefore accord 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 Starling and Sparrow boxes 
would compensate for the loss of a breeding site and 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.

PARISH COUNCIL COMMENTS
No comments received.

ANALYSIS AND MATERIAL CONSIDERATIONS
It is considered that the conversion of the building to form a holiday let would be acceptable 
in principle, in accordance with policies L1, L2 and L3 of the Local Plan.  The proposal as 
amended would retain the traditional character and appearance of the building and its 
setting.  There would be no harm to residential amenity or to protected species.  The 
conversion works can be carried out to minimise the impact on breeding Little Owls.  It is 
therefore considered that the proposed development is acceptable and would accord with 
policies SP1, SP2, SP4, L1, L2, L3, W1 and W2 of the Local Plan (2015-2030) and 
guidance contained within the NPPF.
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- pointing
-Rooflights, windows and doors (including recess), rainwater goods, cills/lintels/jambs, 
flues and vents, boundary treatment, bin storage, car parking
7. Restriction on external lighting

 8. Biodiversity mitigation requirements and enhancements
 9.Highway conditions 

10. Archaeological watching brief on pipework and package treatment plant
11. Reporting unexpected contamination

 12.Removal of permitted development rights

INFORMATIVE
Awareness of breeding birds and bats
Obtaining a connection to the private water supply
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