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Schedule No:4

C/35/40

full planning permission for conversion of roadside barn to form a 2 
bedroom local occupancy dwelling and/or holiday let and installation 

of package treatment plant

PUBLIC RESPONSES

CONSULTEES

Parish: Halton Gill

Application No:

PROPOSAL:

Received by YDNP: 09/10/2018

Grid Ref: SD88807547

Applicant's Name: Ms Penter, 

District: Craven

LOCATION: Nether Hesleden Farm Barn, Litton

Officer: Andrew Moxon

Halton Gill PM No response

Wildlife Conservation 

Officer

The ‘Bat and Barn Owl Risk Assessment’ that has been 
submitted with this application (prepared by Naturally 
Wild, dated 23/06/18) indicates that there is a pair of 
Barn Owls nesting in the hayloft/upper floor of the barn 
that is the subject of this planning application.  The 
report recommends that provision is made so that Barn 
Owls may continue to breed at the site and suggests 
that a nest box is installed either internally within the 
roof void or externally on the southern end of the 
building.  

Conditions suggested.

Highways North 

Yorkshire

No objections subject to conditions.
The required visibility splay is 160 metres by 2 metres. 
The available visibility is 160 metres by 2 metres in both 
directions.

Chief Technical Officer No objection subject to conditions requiring remediation 
of any unexpected contamination.

Senior Listed Building 

Officer

Suggests conditions covering recording, lime mortar, 
roof slate samples and window/door colours to be 
approved.

Fire & Rescue Service Water supplies and access satisfactory

Minerals Officer No concerns in respect of a mineral safeguarding area

CEHO Craven Conditions recommended relating to disposal of 
asbestos, noise and dust generation during 
construction works.
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Schedule No:4

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

APPLICATION SITE
The application building is a stone barn that adjoins the road. It lies within the Litttondale 
Barns and Walls Conservation area around 3/4 mile south of Halton Gill and 2 miles north 
of Litton. The barn is in an isolated location surrounded by agricultural field used, primarily, 
for the grazing of livestock. Land rises to the east towards Birks Fell and falls to the west 
towards the River Skirfare.

PROPOSAL
The proposal for is the change of use to a two bed dwelling. Amended plans have been 
received relating to the size of the curtilage and showing provision for barn owls. 

KEY ISSUES
- Principle of development
- impact on the barn and conservation area
- Highway safety
- Biodiversity

PRINCIPLE OF DEVELOPMENT 
The National Planning Policy Framework (2019) sets out the purpose of the planning 
system: to contribute to the achievement of sustainable development. It 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."

The Yorkshire Dales Local Plan (2015-30) is consistent with the NPPF as it aims to deliver 
sustainable development in the National Park context. It aims to conserve, enhance, 
manage or bring back into use traditional buildings by allowing them to be adapted or 
converted to new uses, providing the building and its landscape have the capacity to 
absorb them. 

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

W2(15) - Biodiversity enhancement

SP1(15) - Presumption in favour of Sustainable Development

SP2(15) - National Park Purposes

SP3(15) - Spatial Strategy

SP4(15) - Development Quality
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Policy L1 considers development affecting heritage assets. The application building is a 
traditional barn located in a conservation area and, therefore, is considered to be a 
designated heritage asset. 

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.  

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

This barn is situated adjacent to the road and falls within the definition of a roadside barn. 
The applicants have indicated that they would accept a use restricted to local occupancy 
and/or holiday lets. 

IMPACT ON THE BARN AND CONSERVATION AREA
The site is in the ‘Littondale Barns and Walls Conservation Area’ where traditional barns 
are an important landscape and heritage feature.
Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 states “In 
the exercise, with respect to any buildings or other land in a conservation area…special 
attention shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area.”

The conversion has been designed to limit the changes to the building. Only the existing 
openings would be used for the proposed doors and windows, with only the addition of 
rooflights in the elevation facing away from the road. The barn would be accessed using 
the existing field gate and the driveway, turning area and formal garden have been reduced 
to the minimum possible to provide adequate facilities for future residents.  

The proposed re-use of the building would conserve the barn without requiring extensive 
structural works or physical external alterations. The survey of the barn submitted with the 
application concludes that the building is suitable for conversion but requires a small 
amount of re-building work above the doorway in the northwest corner, repointing and 
replacement of rotted roof timbers where necessary. It is considered that the proposed 
works do not go beyond what would reasonably be expected. 

It has been confirmed that a power supply to the barn can be taken from Nether Hesleden 
Farm with underground power lines. This is a particularly important requirement for this site 
as there are are no overhead lines in the vicinty and new lines would detract from the 
appearance of the Conservation Area.

IMPACT ON HIGHWAY SAFETY, ACCESS AND PARKING
The new use would use an existing field gate and there would be sufficient surfaced area 
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RECOMMENDATION

Permission be granted subject to a S106 legal agreement to restict occupancy to local 
occupation/holiday lets and undergrounding of powerlines and conditions including the 
following:

 1.Standard time limit 
 2.Details of plans 
 3.No demolition
 4.Recording 
 5.Roofing slates to be retained and matched
 6.Details of stonework, windows, flooring, doors, downpipes, rooflights, mortar and pointing.
 7.Soft and hard landscaping
 8.External lighting
 9.Biodiversity mitigation requirements and enhancementspecifically with regard to barn 

to allow parking and turning so that vehicles would leave in a forward gear. The visibility 
from the access would be adequate for the proposed use. This additional level of use 
would not result in a significant change in highway conditions and the Highway authority 
has no objection. The impact on highway safety would satisfy policy SP4 (g and k). 

BIODIVERSITY 
A Bat and Barn Owl risk assessment identified that the barn did not offer roosting potential 
for bats but that it contains a breeding barn owl pair with active young. It recommends a 
number of precautionary measures that might be taken to minimise any risk to bats. These 
measures are outlined in section 6 of the submitted ecology report (prepared by Naturally 
Wild) and should be required by condition. Measures would also be required with regard to 
the barn owls both during and after the conversion. The plans show a barn owl box on the 
north west elevation, this is not considered sufficient and should be located within the 
eaves space. Temporary provision away from the site would however also be required and 
can be secured by condition. 

In terms of biodiversity mitigation and enhancement as required by policy W2, it is 
considered that the mitigation measures and the temporary and permanent provision for 
barn owls, along with the provision of bat bricks/tiles suitable for crevice-dwelling species 
on an appropriate elevation would satisfy the requirements of policy W2.

ANALYSIS OF MATERIAL CONSIDERATIONS
The proposal would provide benefits as a result of the introduction of a new use into the 
building that would help safeguard its long term future. It would also provide housing and/or 
economic and tourism benefits.

The proposal is for a relatively high intensity use for a barn in a remote location however 
the proposal does not result in significant alterations to the building. The proposal would 
generally maintain the character and heritage significance of the barn. The character and 
appearance of this landscape scale Conservation Area would be preserved through the 
considered conversion of the building and the undergrounding of power lines.   

It is considered that the proposal would not conflict with the statutory purposes of the 
National Park, set out in policy SP2,  and would satisfy the requirements of policies SP4, 
L1 and L3.  Subject to restricting occupancy to local occupancy and/or short term holiday 
lets, the proposal would satisfy policy L2. The biodiversity measures would satisfy policy 
W2.
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owls
 10.Highway conditions 
 11.Removal of permitted development rights

12. No sand blasting
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