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REASON FOR COMMITTEE CONSIDERATION 

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

APPLICATION SITE 

2. The application relates to the station building at Horton in Ribblesdale Railway Station on the 
Settle to Carlisle Railway line.  The building is located within the Settle to Carlisle Railway 
Conservation Area which covers much of the length of this railway, which was developed in 
by the Midland Railway Company and opened in 1876. The building has an entry on the 
Yorkshire Dales Historic Environment Record (MYD4613).  The station building is of a 
standard design, in the house style of the Midland Railway, which was created by their staff 
architect, John Holloway Sanders. Its design reflecting the corporate identity of the operating 
company.  

 

3. The building is accessed via a private road, Hillcrest, which in turn is accessed from Cragg 
Hill Road in the centre of Horton in Ribblesdale village.  Adjacent to the building is a small 
car park for up to 10 cars which is provided for railway users only.  It is understood that 
Hillcrest is jointly owned by residential owners adjacent to Hillcrest and not by the Settle to 
Carlisle Railway Trust (SCRT) or Network Rail. 

PROPOSAL 

4. This application seeks full planning permission for the alteration and conversion of the 
building to form a one-bedroom holiday let and a café/bar.   The alterations include the 
insertion of a new door and single pane window on the southern elevation to serve the holiday 
let.  Internally the proposal includes the insertion of a mezzanine floor to create the bedroom, 
the removal of a fireplace and creation of a doorway between a room that will become a small 
kitchen and a lounge/meeting area.  The proposal has been amended to omit an internal 
doorway and retain the former ticket office window.  The railway station waiting room will be 
retained for that use for the benefit of rail users.   

 

5. Externally, the proposal includes the creation of a single parking space to serve the holiday 
let and a pathway and ramp around the rear of the building to provide pedestrian access to 
the holiday let.  No additional parking is proposed to serve the café/bar. 

 

6. The SCRT has stated that they are committed to ensuring the community groups can still use 
the building.   

 

RELEVANT PLANNING HISTORY 

7. C/44/212A – Full planning permission for the change of use of the station building to form 
offices and community room.  Permission granted on the 16th May 2002.  This planning 
permissions was subject to a condition which states ‘The former ticket office, identified as 
‘Office 3’ on Drawing no. 1725/02 Rev A, shall remain open and available for community use 
and for the use of railway users.’  The reason for the condition was ‘In order to maintain 
essential facilities for retail users, in accordance with the requirements of Policy VF14.’ 

 

  



 

9 
 

CONSULTATIONS 

8.  The comments of statutory and non-statutory consultees are summarized below:  

Designing Out Crime Officer (Police) – No observations.  A Premises Licence issued 

under the Licensing Act 2003 will be required and will be reviewed by the Police Licensing 

Department. 
 

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

Wildlife Conservation Officer – (in summary) Satisfied that there is now clarity on what 

species are roosting and what types of roost are present: Brown Long-eared Bats and a 

pipistrelle are the two species.  Brown Long-eared Bats and whatever species of pipistrelle 

is present (assuming it is either Common Pipistrelle or Soprano Pipistrelle) are common and 

widespread.  As it is indicated that neither bat species is breeding at the site, this implies that 

the roosts are not crucial to maintenance of local favourable conservation status, which 

means that there is no strong reason to think that a licence application to disturb and/or 

destroy the roosts would not succeed. 
 

Recommends a condition requiring the mitigation as recommended in the Bat Surveyors 

reports and a condition to ensure there is a prior check for nesting birds if the development 

is due to commence during the nesting season. Informative notes concerning bats and 

nesting birds should be added. 

 

Craven District Council Environmental Health Officer – No objections subject to a 

condition requiring the reporting of any unexpected contamination.    
 

Craven District Council Building Chief Technical Officer - All work is to be carried out, to 

ensure compliance with the Building Regulations 2010. 
 

Fire Officer - Craven – Insufficient information to comment.  It should be noted that there is 

vehicular access to the building. 
 

North Yorkshire County Council Highways – No objection subject to a condition retaining 

the parking space for the dwelling. 
 

Horton-in-Ribblesdale Parish Council – Object to the planning application for the following 

reasons: 
1. No additional parking provision for the Cafe/bar, the 5 spaces are for the use of rail 

customers, and the 1 additional space is to be created for the holiday let. 

2. The statement provided by The Settle & Carlisle Railway Trust is incorrect as the 

community room was used by the Horton History Group prior to the Covid 19 pandemic, and 

is also used by Horton PC for filing/storage. 

3. No opening times quoted for the Cafe/bar, the potential for night-time noise nuisance 

exists. 

 

Further correspondence clarifies ‘At the moment Plan 1 shows an office, this is where 

previous meetings were held by groups etc, it is also where the PC has its 2 filing cabinets. 
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Council have previously considered the two venues that you have described but found the 

village hall does not have any space for cabinets, also the Old School could be sold in the 

near future as ownership has been claimed by the Diocese. The Community of Horton has 

seen a gradual reduction of facilities over the years and Council feel that some sort of 

Community facility should be retained within the railway station building.’ 

 

Building Conservation Officer  - Regarding the proposed new opening into the mezzanine, 

this is depicted on the most recent plans as being directly beneath the three distinctive vertical 

slits, and this proximity is likely to cause an overly 'busy' arrangement to this elevation and 

detract from the character of the building. I would recommend that this new window is lowered 

to achieve some separation between it and those slits. Furthermore, I would recommend that 

the proposed new openings into this currently blank gable wall are not made to exactly match 

the style of the existing historical openings of this building (proposed elevations depict 

chamfered stone surrounds), as this would confuse the legibility of the building’s historical 

layout and function. I would instead suggest that these openings are made to appear as 

modern insertions, albeit of a sympathetic style and appearance. 
 

Historic Environment Team – (in summary) I now have no major concerns about works to 

the interior of building.  The architect confirmed that the ticket office window would remain in 

situ and unaltered; and that the alternative to the removal of the corner fireplace and chimney 

breast in the current WC and kitchen area would be a new access through the former waiting 

room wall and damage to the surviving benches below the window in this room.  I accept that 

the impact of the removal of the fireplace on the significance of the building would be far less 

than modification of the waiting room wall.   A condition is recommended requiring a historic 

building record.  
 

 

PUBLIC RESPONSES 

9. Advertised by site notice dated 26th November 2021.   
 

10 letters of objection have been received including letters from North Craven Heritage Trust, 

Friends of the Dales and Horton Local History Group, commenting (in summary); 
- Private access 
- Lack of parking 
- Uncertainty over the septic tank proposed 
- Potential for noise and light pollution 
- Potential for antisocial behaviour 
- Loss of the community use 
- Impact on the character and appearance of the building 
- Uncertainty over opening hours 
- The need for the waiting room to be retained for public use 

10.  One letter of support has been received commenting (in summary); 

- The need for a café 

-  The infrequent use of the building currently and the need to find a new use. 
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ASSESSMENT 

Key Issues: 

 Principle 

 Impact on character and appearance of conservation area 

 Impact on neighbours 

 Highways issues 

 Ecology 

 Parish Council comments  

Principle of development  

11. Policy BE6 permits railway-related economic development, or where it would provide an 
employment or commercial use of the site, or would benefit understanding and enjoyment of 
the National Park.  Development leading to the loss of facilities for rail users will not be 
permitted.  As it is understood that the remaining railway related use of the building (the 
waiting room) would be retained, in its current form, it is considered that the proposed uses 
would not result in the direct loss of any railway facilities.  However, a condition is 
recommended to ensure that the waiting room is safeguarded.  The applicants have stated 
that the proposal is intended to encourage greater rail use in the area by enhancing the 
product offering along the route.  Although railway users are unlikely to be the only customers, 
it is accepted that the proposed uses, particularly the café/bar would provide visitor facilities 
for railway users more so than the current privately rented office space does.  It is therefore 
considered that the proposal would accord with policy BE6 providing that the proposed uses 
of the building do not prejudice the use of the waiting room. 

 

12. Policy BE7 resists the loss of employment uses unless the loss would be at a scale that 
causes no significant harm to community vitality or other employment objectives.  The loss 
of office 1 to a holiday let is unlikely to result in a significant loss of employment opportunity 
given the use of offices 2 and 3 as a café and bar would sustain a similar level of employment 
use of the building.   

 

13. Office 3 was approved in 2002 as a ‘community room’.  A condition of planning permission 
ref. C/44/212 states ‘The former ticket office, identified as office 3 on Drawing No1725/02 
Rev A, shall remain open for community use and for the use of rail users.’  Policy C9 states 
that development that would result in the loss of an existing community facility will not be 
permitted unless it can be demonstrated that a) the current use is no longer needed or a 
suitably located replacement facility of at least equivalent standard has been secured; and b) 
the building could not fulfil or is not needed for an alternative community use.    

 

14. Several letters of objection have been received regarding the potential loss of the community 
use of the room.  Horton in Ribblesdale Parish Council has objected in part on the grounds 
that the building is currently used by community groups.  They have confirmed the Parish 
Council has two filing cabinets stored in the room for their filing.  Horton Local History Group 
has also confirmed they have two filing cabinets for archive material and have used the room 
for meetings.  Friends of the Dales has also confirmed they have attended meetings within 
the building.  It would appear from the evidence provided by the local community groups and 
the SCRT that the use of the room for meetings is infrequent.  There are at least two other 
community facilities within the village which could reasonably be considered as available at 
least for meetings, including the village hall and the former school.  The latter is run by Horton 
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Old School Community Association Ltd and is advertising ‘The old school building has many 
different rooms available for hire.  Available to community groups and the general public.’  
The Parish Council has, however, said that neither facility is likely to have space or be 
available to store their archives.   
 

15. It is therefore apparent that one of the rooms of the building has had a low key use by 
community groups for nearly 20 years for infrequent meetings and permanent storage of 
archive material.  The proposed use does not make a permanent provision for the 
continuation of this use.  However, the SCRT has stated ‘Our proposal does not remove or 
reduce the possibility of community use. Our letter dated 16th November sought to clarify the 
informal arrangements which have existed for some time. We plan to discuss the 
requirements of the Local History Group, and any other interested party with the intention of 
a more formal/appropriate arrangement if they wish to continue meeting at the station."  It is 
therefore considered that the infrequent use of the building is likely to continue in the new 
use although given how low key the use has been, it would not be reasonable to restrict the 
use of part of the building to a community use as part of the formal planning application as 
the need/demand going forward is currently unknown.  Limiting how the building could be 
used would also significantly impact on the viability of the café/bar use proposed. 
 

16. For the purposes of policy C9 b), a community use could include a bar if it is to also serve 
the local community (paragraph 4.63 of the Local Plan refers to pubs as community facilities).   
It is understood that, whilst the facility would be primarily aimed at railway users, it would also 
be available for the local community. 

 

17. Policy L2 of the Local Plan supports the conversion of traditional buildings in settlements to 
new intensive uses such as the holiday let and a café/bar proposed, subject to ensuring that 
the building and its location is able to accommodate the intensity of the new use and 
associated impacts.  These issues are considered further below. 

Impact on character and appearance of the building within the Conservation Area 

18. In accordance with policy L1 of the Local Plan development proposals affecting undesignated 
heritage assets that are demonstrably of equivalent significance to designated heritage 
assets will be determined in accordance with the policy for designated assets. The building 
is of high significance as a Midland Railway building within the Settle to Carlisle Railway 
Conservation Area.  The Conservation Area appraisal identifies this building as a key element 
of the Ribblesdale Character Zone 2B and recommends that it be locally listed.  Section 72 
of the Town & Country Listed Building and Conservation Areas Act 1990 requires that the 
Local Planning Authority pays special attention to the desirability of preserving or enhancing 
the character or appearance of that area. 
 

19. As such any alteration to the building should conserve or enhance the significance of the 
building and the Conservation Area.  The proposal has been amended following discussions 
with officers to ensure that the alterations to the building are the minimum necessary to 
facilitate the new uses and do not harm the overall significance of the building.  The 
alterations are therefore limited to the removal of a fireplace internally to enable access 
between the proposed kitchen and the lounge bar and the blocking of a doorway.  The 
removal of the fireplace would have far less impact on the internal features of the building 
than alternative options which would require the removal of the original waiting room bench 
seats.  Externally, the alterations are limited to a new door and window on the currently blank 
northern gable elevation of the building.  The Authority’s Building Conservation Officer is 
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satisfied with the proposed interventions but has recommended that the window be lowered 
to avoid interfering with an ornate vent feature and the window design is simplified to ensure 
it reads as a modern feature not seeking to replicate the original ornate surrounds.  The 
applicant has submitted amended drawings to show the window lowered and is agreeable to 
a condition regarding the design of the lintel/surrounds. 
 

20. The parking and pedestrian access route will not significantly alter the setting of the building, 
which will retain its relationship with the surrounding station platform.   

 

21. It is therefore considered that the proposed conversation works will conserve the character 
and significance of the building and its role as a key feature of the Settle to Carlisle 
Conservation Area, in accordance with polices SP4, L1, L2 and L3 of the Local Plan. 

Impact on neighbours 

22. The building is sited on the western edge of Horton in Ribblesdale village, approximately 
100m from a number of residential properties and over 50m from the nearest property, Station 
House.  Whilst the holiday let is a small scale residential use, compatible with the nearby 
residential uses, a café/bar has a potential for noise and disturbance to neighbours, for 
example, as a result of unsociable hours or the uncontrolled use of the land around the 
building.  The proposed bar/café would have a very small floor area and the submitted plan 
shows as an indication only 5 tables fitting within the space available.  As such, the size of 
the building will significantly limit the number of customers at the premises.  The hours of 
opening and the use of the outside area can also be controlled by a condition to avoid 
disturbance to neighbours at unsociable hours.  With regard to opening hours, the applicant 
has stated ‘Between Easter and the end of October opening would be between 10am and 
4pm seven days a week. Some additional openings would be sought through the winter 
months to accommodate community events similar to those held at Ribblehead as well as 
special seasonal rail services. The rationale of the opening hours is very much aligned with 
the railway timetable, allowing staff to arrive and leave by train.’  It is considered reasonable 
that the use is restricted to 8am-6pm 7 days a week all year round which will enable the 
infrequent winter use whilst protecting the amenity of neighbours. 
 

23. Given the distance between neighbouring properties, the size of the bar/café and the limited 
daytime opening hours, it is considered that there will not be a significant impact on the 
amenity of neighbours in accordance with policy SP4(n) of the Local Plan. 

Highway considerations  

24. A single parking space is proposed to serve the one-bed holiday.  However, no additional 
parking is proposed to serve the café/bar.  A number of objections have been received on 
this point and that the premises would be accessed via the private road, Hillcrest.  The SCRT 
intend the café/bar to be aimed primarily at rail users, to diversify the offering along the railway 
line.  It would be a sustainable location for such a use to serve railway users.  The building is 
also very close to the Three Peaks route and as such is likely to also attract walkers.  There 
would be no rights for customers to park either in the railway car park adjacent or along 
Hillcrest and enforcement of this would be a private matter.  There is also very clear and large 
signage at the entrance to Hillcrest, at the top of the access road and within the railway 
carpark stating the restrictions.  For example, there is a large blue highway sign stating 
‘Vehicular Access for Railway Workers and Passengers Only’, signs saying ‘private’, no 
access symbols and a parking penalty notice sign, to name a few.  On this basis it is 
considered that the majority of customers arriving by car to Horton in Ribblesdale are unlikely 
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to drive along the private access to the café/bar. There would be no significant impact on the 
public highway as a result of the lack of parking at the site, given that relatively low key use 
of the premises, the connection with the railway line and that there several car parks within 
the village available to visitors to the area.  North Yorkshire County Council as the local 
highway authority has no objection to the proposal.   
 

25. It is therefore considered that the proposal would not result in an unacceptable impact on the 
local highway network or on the amenity of the area, in accordance with policy SP4 of the 
Local Plan. 

Ecology 

26. The bat survey report identifies bat roosts within the building for Brown Long-eared Bats and 
a pipistrelle.  Under the requirements of the Conservation of Habitats and Species 
Regulations 2017 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 
2017 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 55 of the Regulations and, in particular, the three 
tests set out in sub-paragraphs (2)(e), (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. 
 

27. The proposal has therefore been assessed against the three tests and the results of this 
assessment are outlined below: 

i). Regulation 55(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 traditional building of high heritage significance.  The building is in a relatively 

low key use at the present time and a new use would bring the building back into a viable use 

which will also in turn complement the use of the Settle Carlisle Railway.  As such it is in the 

public interest to find a compatible use for the building.   

ii). Regulation 55(9)(a) - there is no satisfactory alternative. 

There are unlikely to be alternative uses of the building which would be significantly lower 

intensity and 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. 

iii). Regulation 55(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.   
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28. The bat survey report indicates that the bats are not breeding at the site and are classed as 
common and widespread.  The Authority’s Senior Wildlife Conservation Officer has stated 
that ‘this implies that the roosts are not crucial to maintenance of local favourable 
conservation status, which means that there is no strong reason to think that a licence 
application to disturb and/or destroy the roosts would not succeed.’  
  

29. Mitigation has been proposed in the bat survey which would form the basis of a licence to 
Natural England.  The mitigation would include the timing the works so as to avoid the most 
sensitive seasons, to between March and May or September to October.  The report also 
includes the installation of a bat box in a nearby tree before any works commence and that 
cavities under eaves, in wall cracks and under ridge tiles will be left as they are now. The 
mitigation can be controlled by a condition.  The Authority’s Senior Wildlife Conservation 
Officer considers that, if these measures are implemented, the proposed development would 
be acceptable.   

 

30. There are also signs of nesting birds in the building and as such there should be a prior check 
if the conversion works are carried out in the bird nesting season.  

 

31. It is therefore considered that the development can be carried out in accordance with the 
legislation and without undue detriment to any protected species in accordance with policy 
W1 of the Local Plan. 

 

32. 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.  It is therefore considered that additional bat and bird boxes mounted to the 
building would be required to ensure biodiversity enhancement and therefore satisfy the 
requirements of policy W2 of the adopted Local Plan.  These bat and bird boxes can be 
secured by way of a condition. 

Parish Council comments 

33. Horton in Ribblesdale Parish Council has objected to the proposed development on the 

following grounds;  

1. No additional parking provision for the Cafe/bar, the 5 spaces are for the use of rail 

customers, and the 1 additional space is to be created for the holiday let. 

2. The statement provided by The Settle & Carlisle Railway Trust is incorrect as the 

community room was used by the Horton History Group prior to the Covid 19 pandemic, and 

is also used by Horton PC for filing/storage. 

3. No opening times quoted for the Cafe/bar, the potential for night time noise nuisance exists. 

All of the above points have been considered in the report above.   

 

CONCLUSION 

34. It is considered that the provision of a visitor facility and employment use such as proposed 
would enhance the offering along the Settle to Carlisle Railway line and provide a viable new 
use for the building.  The current low key community use is likely to continue in some capacity 
within the building and the impact on the community facilities available in the area would not 
be significant.  The premises are located sufficiently far from neighbouring properties in a 
seasonally busy area and as such, subject to suitable controls on use would not have an 
adverse impact on residential amenity.  The proposed uses would be primarily aimed at rail 
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users and to a lesser extent walkers and are unlikely to have a significant adverse impact on 
the amenity of the area as a result of no parking.  It is therefore considered that the proposed 
development would accord with policies SP1, SP2, SP4, BE6, BE7, C9, L1, L2, L3, W1 and 
W2 of the Local Plan 2015-2030 and guidance contained in the National Planning Policy 
Framework 2021. 

 

RECOMMENDATION 

35. It is recommended that permission is GRANTED subject to  conditions based on the following: 

 

- Time limit – 3 years 
- Approved plans 
- Design/conversion conditions (including design of window lintel/surrounds) 
- Retention of features 
- Historic building record 
- Holiday let restriction 
- Restriction on use of café/bar 
- Opening hours 
- No outside seating 
- External lighting 
- Tree protection 
- Bat mitigation 
- Recording any contamination 
- Protection of waiting room 
- Retention of parking space 
- Surfacing and boundary treatment 
- Bin storage for approval 
- Withdraw PD rights 

 




