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Planning Committee 09 April 2019 Schedule No:1

YORKSHIRE DALES NATIONAL PARK AUTHORITY

C/09/58B

full planning permission for conversion of barn to local occupancy 
dwelling/holiday accommodation

CONSULTEES

Parish: Bolton Abbey

Application No:

PROPOSAL:

Received by YDNP: 17/01/2019

Grid Ref: SE06885425

Applicant's Name: Chatsworth Settlement Trustees 

District: Craven

LOCATION: Barn at Stank House, Bolton Abbey

Officer: Katherine Wood

Bolton Abbey PC None received.

Wildlife Conservation 

Officer

No objections.

Trees & Woodlands No objection subject to a tree protection condition.

Highways North 

Yorkshire

No objections.

Chief Technical Officer This property is likely to be served by the existing 
private water supply, which is maintained and managed 
by The Trustees of the Chatsworth Settlement, Bolton 
Abbey.  The property should be fitted with a point of 
entry, pre-filter and fail safe UV system.  Records of 
checks, monitoring and maintenance should be kept.  A 
basic schematic of the treatment system should also be 
produced.

Senior Listed Building 
Officer

No comments.

CEHO Craven Recommend a condition regarding unexpected 
contamination.

Fire & Rescue Service The submitted plans would not meet elements of B1 
(Means of warning and escape) in Approved Document 
B (Volume 2-Buildings Other Than Dwellinghouses).   
(Clarification has been sought from Craven District 
Council Building Control).
The North Yorkshire Police, Fire and Crime 
Commissioner Fire and Rescue authority will make 
further comment in relation to the suitability of proposed 
fire safety measures at the time when the building 
control body submit a statutory Building Regulations 
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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 a barn at Stank House to the west of Bolton Abbey.  The building 
is a large traditional stone barn with a stone slate roof.  The barn is likely to be early 19th 
century and was built as a combination barn with animal stalls at the north-western end and 
threshing in the centre.  The barn is within a group of buildings which also includes Stank 
House; a Grade II listed former farmhouse, now a holiday cottage and a single-storey 
shippon, which is subject to a separate planning application (ref. C/09/601A).  The Stank 
House group is located off a private driveway, accessed off a side road in Bolton Abbey 
village.  

PROPOSAL
Planning permission is sought for the conversion of the barn to a local occupancy dwelling 
or a short term holiday let.  Internally accommodation would include a living room, kitchen, 
cinema/games room and four bedrooms.  The proposed parking area would be within the 
adjacent yard and the garden would be contained within a modern sunken yard.  A summer 
house is annotated on the proposed plans although the applicant has been advised to omit 
this detail and no details of the structure have been submitted.  

RELEVANT PLANNING HISTORY
Full planning permission (ref. YD/5/58) was granted on the 25th October 1989 for the 
conversion of the barn to a joiners workshop.  It is unclear whether this was ever 
implemented.  However, the building is currently used for storage for the Chatsworth 
Settlement Trustees (CST) Estate.

OFFICER OBSERVATIONS

RELEVANT PLANNING POLICIES

None to date.

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

W3(15) - Protecting trees, hedgerows and walls

SP1(15) - Presumption in favour of Sustainable Development

SP2(15) - National Park Purposes

SP4(15) - Development Quality

consultation to the fire authority.

Senior Historic 

Environment Officer

No comments.
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KEY ISSUES:
- the principle of the development
- impact on character and appearance of the barn and surrounding area
- impact on neighbours
- highway safety
- ecology
- trees
- 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 age and architecture 
and cultural significance as a local vernacular building, together with its group value, with 
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the shippon and the Grade II listed former farmhouse which form a loose farmstead.  The 
building is not of equivalent significance to a listed building but is nevertheless considered 
to be an undesignated heritage asset.  The building has a sufficiently close physical and 
visual relationship with two nearby buildings (Stank House and the shippon) to be 
considered as a building group.  It therefore satisfies the locational requirements of Policy 
L2.  

IMPACT ON CHARACTER AND APPEARANCE OF THE BARN AND SURROUNDING 
AREA
The building appears to be in a good structural condition and no repair works are required.  
The conversion works are considered to be sensitive to the existing character and 
appearance of the building for the most part utilising existing openings, with only one new 
window proposed on the rear where it will not be publicly visible.  The proposed parking 
and garden area are contained in the yard serving the barn and as such will be largely 
screened from public view.  The barn is already supplied with electricity.  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 close to Stank House, a residential dwelling currently used as a holiday let.  
Stank House is within the same ownership (CST) and as such the  Stank House complex 
would be managed  together.  The barn is over 19 metres away and obliquely sited so that 
there would be no direct overlooking between the house and the barn.  The residential use 
proposed is also compatible with the existing residential property.  As such there will be no 
significant impact on the amenity of local residents, in accordance with policy SP4(n) of the 
adopted Local Plan (2015-2030).

HIGHWAY SAFETY
The proposed access would be via the existing private driveway, which is itself accessed 
off a relatively quite side lane to Bolton Abbey.   There is good visibility onto the adopted 
highway and North Yorkshire County Council Highway Authority has no objections to the 
proposed development.  It is therefore considered that the proposal would not result in 
harm to highway safety, in accordance with policy SP4(g) of the Local Plan.  

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, although it does have moderate suitability to 
support bats.  The Authority’s Senior Wildlife Conservation Officer considers that the 
proposal is acceptable.  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.  A proportionate level of biodiversity enhancement would equate to a 
minimum spend of £1000 (as indicated in Table 7 of the Local Plan) which could include 
the installation of several bat tubes and durable bird nesting boxes, in order to satisfy the 
requirements of policy W2 of the adopted Local Plan (2015 – 2030).  These bat tubes and 
bird boxes can be secured by way of a condition.

TREES
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RECOMMENDATION

It is recommended that permission is granted subject to a legal agreement restricting 
occupancy of the barn to a local occupancy dwelling/holiday let, 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
6.Approval of/compliance with details:
- pointing
- windows and doors (including recess),  rooflights, rainwater goods, flues and vents, 
boundary treatment, bin storage, surface treatment
7. Restriction on external lighting
8. Protected species mitigation and biodiversity enhancements
9. Tree protection

 10.Removal of permitted development rights
11. Contamination

INFORMATIVE
Awareness of nesting birds
Water supply

To the north of the building is a small woodland.  The proposal seeks to position fuel tanks 
adjacent to this woodland.  The position of the service yard and fuel tanks has been 
amended to avoid the root protection areas of the trees.  The Authority’s Trees and 
Woodlands Officer has been reconsulted and has no concerns with the proposed resiting 
subject to a condition requiring tree protection.  It is therefore considered that the proposal 
would not have an adverse impact on trees 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 dwelling or a 
holiday let would be acceptable in principle, in accordance with policies L1, L2 and L3 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, protected species 
or highway safety and there would be no adverse impact on trees.  It is therefore 
considered that the proposed development is acceptable and would accord with policies 
SP1, SP2, SP4, L1, L2, L3, W1, W2 and W3 of the Local Plan (2015-2030) and guidance 
contained within the NPPF.
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