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1 .  INTRODUCTION AND CONTEXT 

1.1:  Householder and Listed Bui ld ing Consent was sought  from Ribble Val ley Borough 

Counci l  for the convers ion and extens ion of exist ing outbui ld ings to create 

addit iona l res ident ia l  f loorspace at Blackhouse Farm, Sla idburn, BB7 4TS. The 

Loca l Planning Authori ty (LPA) appl icat ion reference  numbers are 3/2021/0411 

and 3/2021/0412 respect ively .  

1 .2 :  Both appl icat ions were refused on 1 s t Ju ly 2021 for the fol lowing s ingle reasons :  

Householder appl icat ion  ref 3/2021/411 :  

The proposal is  harmfu l to the specia l architectura l and h istor ic interest and 

sett ing of the l is ted bui ld ing and the cu ltural her itage of the Forest of 

Bowland AONB because of the loss of important h istor ic fabr ic (new 

openings ; window a ltered to door) and the prominence, incongru ity and 

conspicuousness of new bui ld ( inc lud ing g lazed l inks) in respect to important  

arch itectura l features and forms, the spaces between bui ld ings and harmonic 

agr icu ltura l sett ing . This is  contrary to Key Statements EN5 and EN2  and 

Pol ic ies DME4, DMG1 and DMG2 of the Ribb le Val ley Core Strategy .  

Listed Bui ld ing consent  appl icat ion ref 3/2021/0412 :  

The proposal is  harmfu l to the specia l architectura l and h istor ic interest and 

sett ing of the l is ted bui ld ing because of the loss of important  histor ic fabr ic 

(new openings ; window altered to door) and the prominence, incongruity 

and conspicuousness of new bui ld ( includ ing g lazed l inks) in respect to 

important architectural  features and forms, the spaces between bui ld ings and 

harmonic agr icu ltura l sett ing.  

1 .3 :  This appeal statement addresses both refusa ls .   

SITE LOCATION 

1.4:  Blackhouse Farmhouse is  a Grade I I  l is ted house dat ing from the ear ly -to-mid 19 t h  

century . The farmhouse is  located within the Forest of Bowland AONB. It  is 

located at a nodal point in the publ ic r ights of way network however the proposed 

development s ite is  screened to its  north , east and south by exist ing development 

with in the farmstead and by estab l ished tree plant ing to the west .   The s ite is  

therefore wel l  contained.  

 P LANNING H ISTORY  

1.5:  Planning permiss ion (and Listed Bui ld ing consent) was sought for the “Convers ion 

and extens ion of outbui ld ings to enlarge ex is t ing house; Construct ion of annexe; 

Construct ion of home off ice; and plant  room mower store”  (LPA refs :  

3/2020/0328 and 3/2020/0355) .  Both were refused on 20 July 2020. The reason 

for refusa l stated:  
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The proposal is  harmfu l to the specia l architectura l and h istor ic interest and 

sett ing of the l is ted bui ld ing and the cu ltural her itage of the Forest of 

Bowland AONB because of the prominence , incongru ity and conspicuousness 

of extens ion and new bui ld ings resu lt ing from: extens ion form ( including 

project ion to the front  of the pr incip le l is ted bui ld ing main façade) , locat ion 

and mater ia ls ;  the encapsulat ion of histor ic outbui ld ings with the loss of  

views of interest ing e levat ion treatments and important and characterful  

spaces and the extent  of glaz ing to and s ize of proposed bui ld ings . This is  

contrary to Key Statements EN5 and EN2 and Pol ic ies DME4, DMG1 and 

DMG2 of the Ribb le Val ley Core Strategy .  

1 .6 :  In response to the previous refusa l ,  a rev iew of the s ite and the prev ious 

extens ion to the house was undertaken and the alternat ive proposa l for the house 

was put forward as a stand-a lone appl icat ion .   

1 .7 :  This proposal  (sub ject to this  appeal)  seeks only the extens ion and convers ion of  

the outbui ld ings in order to enhance the l iv ing accommodation of the farmhouse.  

A review of the sca le , mater ia ls ,  use of g laz ing, and layout were undertaken along 

with a review of the s igni f icance of the her itage asset in order to determine the 

level of any harm occurr ing .  

      DESCRIPTION OF DEVELOPMENT 

1.8:  The development sub ject to this  appeal seeks the fol lowing :  

•  Convers ion of outbui ld ing 1 to a d in ing room, pantry and c loa kroom; 

•  Convers ion of outbui ld ing 2 to a ut i l i ty and wc;  

•  A l ink between Outbui ld ing 1 and the farmhouse to create a kitchen and re -

use of the ex ist ing doorway from the North entrance yard ;  

•  A l ink between Outbui ld ing 1 and 2 to connect the converted spaces ;   

•  Re-construct ion of the modern concrete outbui ld ing to provide storage for  

game;  

•  Re-construct ion of the br ick and corrugated asbestos lean -to (south end of  

Outbui ld ing 1) with matching stonework and s late roof ;  

•  Farmhouse k itchen: Removal of di lapidated k i tchen units ,  redecorat ion with 

appropriate breathable her itage pa ints and refurbishment of the kitchen 

window to provide a ground f loor bedroom;  

•  Re-posit ioned boi ler -  to prevent f ire r isk within the Listed property ;  and 

•  Genera l repairs to the l is ted pro spect .  
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1.9:  The des ign has sought to l imit impacts to the sett ing and s igni f icance of the l is ted 

bui ld ing whi lst  a lso ensur ing appropr iate des ign in terms of mass ing, mater ia ls ,  

and form.  

1.10 :  The proposal to convert the outbui ld ings to res ident ia l  use provides a permanent 

use for these bui ld ings and prevents them from further decay and eventual  

col lapse . As part of  the farmstead , they form an integra l part of the understanding 

of the whole group and impact on the Listed Bui ld in g and the sett ing of the Listed 

Bui ld ing.  

1 .11 :  The new l inks between the outbui ld ings and the farmhouse const itute a modern 

intervent ion but have been des igned to have a minimal impact on the fabr ic of  

the l is ted bui ld ing , and on the comprehens ion of the whole  group. This is  

evidenced by the low roof forms of the l inks and the recessed posi t ion of  them 

in re lat ion to the pr imary e levat ions of the l is ted bui ld ing and the overa l l  wal l  

l ines of the exist ing outbui ld ings . I t  is  of note that none of the proposed new  l ink 

areas project forward from an ex ist ing elevat ion and as such do not extend the 

exist ing farmstead group outwards . The extens ion to the ex ist ing property has 

been sca led back to ensure that the extens ion does not project forward of the 

exist ing pr inc ipa l e levat ion.  

      BENEFITS OF DEVELOPMENT   

1.12 :  The development wi l l  br ing with it  a number of benef its  which are of  

cons iderat ion in the determinat ion process . These benef its  inc lude:  

•  Find ing an opt imal and viab le use for the outbui ld ings and the enhancement 

of the l is ted farmhouse and wider farmstead sett ing;  

•  Preserving the bui ld ings which would otherwise run into further disrepair 

and r isk of col lapse;  

•  The reuse of the outbui ld ings on prev ious ly development land ;  

•  The visua l enhancement of the s ite within the AONB through the repair and 

sens it ive des ign of the outbui ld ings and the l ink structures ;  

•  Enhancement of the l iv ing qual ity of the family that occupy the dwel l ing; and  

•  Repairs to the l is ted farmhouse ensur ing its  long term and sustainab le future.   
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2 .  ADOPTED DEVELOPMENT PLAN 

2.1:  The Development Plan pol ic ies that are re levant to the development are found 

in the Ribble Val ley Core Strategy 2008 –  2028. The key Local  Pol icy loca l  

pol ic ies  from the plan that are cons idered to be of relevance to this  appeal are 

set out below.    

Key Statement EN5: Heri tage Assets  

2.2:  There wi l l  be a presumption in favour of the conservat ion and enhancement of  

the s ign i f icance of her i tage assets and the ir sett ing s . The Histor ic Environment 

and its  Heritage Assets and the ir sett ings wi l l  be conserved and enhanced in a 

manner appropr iate to their s igni f icance for their her itage value; the ir important  

contr ibut ion to loca l character , d ist inct iveness and sense of p lac e ; and to wider  

socia l ,  cu ltura l and environmental benef its .   

2 .3 :  This wi l l  be ach ieved through:  

(non-relevant bul let points deleted)  

Recognis ing that the best way of ensur ing the long-term protect ion of 

her itage assets is  to ensure a v iab le use that opt imise s opportunit ies for 

sustain ing and enhancing its  s igni f icance .  

Consider ing any development proposals which may impact on a her itage 

asset or their sett ing through seek ing benef i ts  that conserve and enhance 

their s igni f icance and avoids any substant ia l  harm  to the her itage asset .  

Requir ing a l l  development proposals to make a pos it ive contr ibut ion to loca l 

dist inct iveness/sense of place .  

2 .4 :  RSL comment:  The proposed development wi l l  ensure the v iab le and sens it ive 

convers ion of the outbui ld ings which wi l l  enhance and benef i t  the l is ted 

farmhouse .  The proposal sat is f ies the re levant cr iter ia noted in the pol icy and 

as demonstrated through the assessment of harm and s igni f icance in  the Heritage 

Assessment .  

Key Statement EN2: Landscape  

2.5:  The landscape and character of the Forest of Bowland Area of Outstanding 

Natura l Beauty wi l l  be protected, conserved and enhanced. Any development 

wi l l  need to contr ibute to the conservat ion of the natura l beauty of the area.  

The landscape and character of those areas that cont r ibute to the sett ing and 

character of the Forest  of Bowland Areas of Outstanding Natura l Beauty wi l l  be 

protected and conserved and wherever poss ible enhanced. As a pr inc iple the 

Counci l  wi l l  expect development to be in keeping with the character of the 

landscape, ref lect ing loca l dist inct iveness , vernacular style , scale , sty le , features  

and bui ld ing mater ia ls .   
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2.6:  RSL comment:  The proposed development is  conta ined to the convers ion of the 

exist ing outbui ld ings  p lus glazed extens ions adjoin ing the Blackhouse  Farmhouse.  

The s ite is  wel l  screened and conta ined from v iews beyond the farmstead, as the 

s ite is  enc losed by ex is t ing barns and development to its  north, east  and south , 

and a s igni f icant landscape belt to the west .   As such the proposa l wi l l  not resu lt  

in any negat ive impact upon the surrounding landscape or AONB. The choice of  

mater ia ls  is  sens it ive to the exist ing h istor ic fabr ic on s ite .  The sens it ive reuse 

of the outbui ld ings wi l l  enhance th is  part of the AONB through f inding a long-

term use of the outbui ld ings .  

POLICY DME4: Protecting Heri tage Assets :  

2.7:  Alterat ions or extens ions to l is ted bui ld ings or  bui ld ings of local  her itage interest ,  

or development proposals on s ites within the ir sett ing which cause harm to the 

s ign i f icance of the her i tage asset ,  wi l l  not be supported. Any proposals involving 

the demol it ion or loss  of important histor ic fabr ic from l is ted bui ld ings wi l l  be 

refused unless it  can be demonstrated that except ional c ircumstances exist .   

2 .8 :  RSL Comment :  I t  is  set out robust l y in the her itage assessment that the 

development proposal  wi l l  enhance the l is ted farmhouse and the tradit iona l  

farmstead sett ing through f inding a v iab le use for the outbui ld ings which would 

otherwise fa l l  into a further state of disrepair and be lost in  the future. The 

development proposa l wi l l  in many ways provide benef its  and enhancements to 

the l is ted farmhouse which on balance lead s to the proposa l resu lt ing in a less  

than substant ia l  leve l of harm .  

DMG1 General  Considerations:  

2.9:  In determining planning appl icat ions , a l l  development must :   

(Non relevant cr iter ia deleted)  

Design 

1. Be of a h igh standard of bui ld ing des ign which cons iders the 8 bui ld ing in 

context pr incip les ( from the CABE/Engl ish Heritage bui ld ing on context  

toolk it) .  

2 . Be sympathet ic to exist ing and proposed land uses in terms of  i ts  s ize, 

intens ity and nature as wel l  as scale , mass ing, sty le , features and bui ld ing 

mater ia ls .   

3 . Consider the dens ity ,  layout and relat ionship between bui ld ings ,  which is  

of major importance . part icular emphas is  wi l l  be placed on visual appearance 

and the relat ionsh ip to surroundings , includ ing impact on landscape 

character , as wel l  as the effects of development on exist ing amenit ies .  

4 . Use sustainable construct ion techniques where poss ible and provide 

evidence that energy ef f ic iency , as descr ibed with in pol icy DME5, has been 

incorporated into schemes where poss ible .  
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5. The code for sustainable homes and l i fet ime homes,  or any subsequent 

nat iona l ly recognised equiva lent standards , should be incorporated i nto 

schemes.  

Environment  

3. Al l  development must protect and enhance her itage assets and the ir 

sett ings .  

5 . Achieve ef f ic ient land use and the reuse and remediat ion of previous ly 

developed s ites where poss ible . Prev ious ly developed s ites should always be 

used instead of greenf ie ld s ites where poss ible .  

2 .10 :  RSL Comment :  A detai led rev iew of the previous appl icat ion was been 

undertaken and it  i s  cons idered that the revised proposal represents a high 

qual ity and sens it ive scheme that reuses exist ing bui ld ings without extens ive 

alterat ions .  The des ign of the l ink structures al lows the histor ic fabr ic of the 

outbui ld ings to remain vis ib le and retains the character of the bui l d ings . The 

proposal sat is f ies and meets the requirements of this  pol icy.  

Policy DMG2 Strategic Considerations :  

2.11 :  Inc luded with in Pol icy DMG2 is the fo l lowing requirement :   

In protect ing the des ignated Area of Outstanding Natura l Beauty the Counci l  

wi l l  have regard to the economic and socia l wel lbe ing of the area . However 

the most important cons iderat ion in the assessment of any development 

proposals wi l l  be the protect ion, conservat ion and enhancement of the 

landscape and character of the area avoiding whe re poss ible habitat  

fragmentat ion . where poss ible new development should be accommodated 

through the re-use of exist ing bui ld ings , which in most cases is  more 

appropriate than new bui ld . Development wi l l  be required to be in keeping 

with the character of the landscape and acknowledge the specia l qual i t ies of  

the AONB by v irtue of i ts  s ize, des ign,  use of  mater ia l ,  landscap ing and s it ing . 

The AONB management plan should be cons idered and wi l l  be used by the 

counci l  in determining planning appl icat ions .  

2 .12 :  RSL Comment :  The proposed development complies with th is  pol icy by seeking 

the convers ion of exist ing outbui ld ings , which is  supported by the Development 

Plan . The choice of mater ia ls  and scale of the l ink extens ions are intended to be 

a l ight touch approach to ensur ing the viab le reuse of the outbui ld ings and in 

doing so enhancing the l is ted farmhouse in the AONB. Restor ing and rebui ld ing 

the outhouses wi l l  enhance the AONB through posit ive investment in the s ite 

and protect ion of the her itage asset .  

 FOREST OF BOWLAND AONB MANAGEMENT PLAN 

2.13 :  The v is ion for the Forest of Bowland AONB Management Plan seeks to retain its  

sense of local d ist inct iveness , notab ly the wide open moor land character of the 

Bowland Fe l ls ,  undulat ing lowland farmland, c lough woodlands ,  tradit iona l 

bui ld ings and the sett lement patterns of i ts  v i l lages , hamlets and farmsteads . The 
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reuse and repair of the outbui ld ings wi l l  restore and enhance the character of  

this  histor ic farmstead and ensure the viab le long term protect ion of i t  within  

the AONB.  

 NATIONAL POLICY CONSIDERATIONS  

2.14 :  Paragraph 176 requires the planning system to recognise the intr ins ic character  

and beauty of the countrys ide .  

2 .15 :  Paragraph 176 is  concerned with the determinat ion of p lanning appl icat ions in 

areas subject to protect ive landscape des ignat ions , including Areas of 

Outstanding Natural Beauty (AONB). The paragraph states that :  

Great weight should be given to conserv ing and enhancing landscape and 

scenic beauty in Nat ional Parks , the Broads and Areas of Outstanding Natu ral  

Beauty, which have the highest standard of protect ion in re lat ion to these 

issues . The conservat ion and enhancement of wi ld l i fe and cultural  her itage 

are also important cons iderat ions in these areas and should be given great  

weight in Nat ional Parks and the Broads . The scale and extent of  

development with in these des ignated areas  should be l imited. Planning 

permiss ion should be refused for major development other than in 

except ional  c ircumstances ,  and where it  can be demonstrated that the 

development i s  in the publ ic interest .  

2 .16 :  The proposed development does not const itute ‘major ’ development by v irtue 

of its  l imited scale and reuse and convers ion of ex ist ing bui ld ings with in the 

AONB. The proposa l sat is f ies the guidance set out in paragraph 17 6 as the reuse 

of the outbui ld ings wi l l  ass ist  in the preservat ion of the h istor ic farmstead that  

s its  with in th is  part of the AONB.  

2.17 :  Paragraph 199 of the NPPF states that when cons ider ing the impact of a 

proposed development on the s igni f icance of  a des ignated her it age asset ,  great  

weight should be g iven to the asset ’s  conservat ion (and the more important the 

asset ,  the greater the weight should be) . This is  irrespect ive of whether any 

potent ia l  harm amounts to substant ia l  harm, total loss or less than substant ia l  

harm to its  s ign i f icance .  

2 .18 :  Paragraph 202 cont inues to state that where a development proposal wi l l  lead 

to less than substant ia l  harm to the s ign i f icance of a des ignated her itage asset ,  

this  harm should be weighed against the publ ic  benef its  of the proposal inc lud ing ,  

where appropr iate , secur ing  its  opt imum viable use.  

2 .19 :  Further cons iderat ion of these nat iona l pol ic ies are inc luded with in the Heritage 

Assessment . However ,  in summary it  is  deemed that  the proposal  wi l l  lead to 

‘ less than substant ia l  harm’ but there are a number of benef its  that we igh in 

favour of the proposa l (see above) .  
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3. GROUNDS OF APPEAL 

3.1:  As advised in sect ion 1,  the appl icat ions to which this  appeal relates were refused 

under delegated powers by off icers at Ribb le Val ley Borough counci l  on the 1 s t  

Ju ly 2021 for the fol lowing reasons :  

Householder appl icat ion ref 3/2021/411:  

The proposal is  harmfu l to the specia l architectura l and h istor ic interest and 

sett ing of the l is ted bui ld ing and the cu ltural her itage of the Forest of 

Bowland AONB because of the loss of important h istor ic fabr ic (new 

openings ; window a ltered to door) and the prominence, incongru ity and 

conspicuousness of new bui ld ( inc lud ing g lazed l inks) in respect to important  

arch itectura l features and forms, the spaces between bui ld ings and harmonic 

agr icu ltura l sett ing . This is  contrary to Key Statements EN5 and EN2  and 

Pol ic ies DME4, DMG1 and DMG2 of the Ribb le Val ley Core Strategy .  

Listed Bui ld ing consent appl icat ion ref 3/2021/0412:  

The proposal is  harmfu l to the specia l architectura l and h istor ic interest and 

sett ing of the l is ted bui ld ing because of the loss of important  histor ic fabr ic 

(new openings ; window altered to door) and the prominence, incongruity 

and conspicuousness of new bui ld ( includ ing g lazed l inks) in respect to 

important architectural  features and forms, the spaces between bui ld ings and 

harmonic agr icu ltura l sett ing.  

3 .2 :  This appeal statement addresses both refused appl icat ions  and addresses :  

i)  The impact of the development on the Forest of Bowland AONB; and 

i i)  The impact on the L isted Bui ld ing and its  immediate sett in g.  

3 .3 :  This wi l l  enable ana lys is  of both refusa ls  and al low the speci f ic detai ls  of each to 

be assessed ind iv idua l ly and col lect ively .    

3 .4 :  Contrary to the reasons for refusa l on both the householder and Lis ted Bui ld ing 

appl icat ion , i t  is  cons idered that the scheme is  sens it ive to both the l is ted asset  

and the surrounding AONB context .   

GROUNDS OF APPEAL ONE – THE PROPOSAL WILL NOT HARM THE 

CULTURAL HERITAGE OF THE FOREST OF BOWLAND AONB  

 

Retention of the whole group  

3.5:  Government gu idance relat ing to AONBs  provides a useful non-technica l 

def init ion: ‘“Natura l Beauty” is  not  just the look of the landscape, but inc ludes 

landform and geology ,  plants and an imals ,  landscape features and the r ich history 

of human sett lement over the centur ies .   The ‘history’ important ly involves the 
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evolut ion and reuse of bui ld ings with in a farmste ad to new uses  and br inging 

back underused and vacant bui ld ings  back into viab le use .  

3 .6 :  The cultural her itage of the Forest of Bowland AONB rel ies on the retent ion ,  

repair and cont inued use of i ts  her itage for future generat ions and for the 

enjoyment and understanding of the AONB.  

3.7 :  Blackhouse Farmhouse forms a l inear group made up of the f armhouse, i ts  farm 

bui ld ings , garden and yard.  As such, an important part of i ts  cultura l her itage is  

cont ingent upon the retent ion of these as a whole ent ity and their inherent 

character , mater ia ls  and form.  Should the outbui ld ings fa l l  further into dis repair ,  

the whole her itage group could be negat ive ly  impacted and s imi lar ly ,  the cultura l  

her itage of the AONB wil l  a lso be detr imenta l ly af fected.  

 

Exist ing s ite plan      Proposed s ite plan  

Impact on the special architectural  and histor ic interest of th e Listed 

Bui lding and how this can affect the AONB 

3.8:  The Heritage Impact Assessment submitted with the planning appl icat ion has  

explained thoroughly that the impact is  ‘ less than substant ia l ’  and th is  i s  

outweighed by the s igni f icant pos it ive benef i ts  of the proposals .   The proposed 

des ign is  a sens it ive convers ion of the exist ing histor ic propert ies and does not 

reduce or alter the understanding of the or ig inal house and its  stead ing.  As such,  

the def ining character ist ics of the her itage asset are retain ed , benef itt ing the 

Listed Bui ld ing and the AONB.  

The wider setting  

3.9:  Blackhouse Farmhouse and steading are screened to the north, east and south 

by ex ist ing bui ld ings (which are s izeable agr icultura l bu i ld ings) and establ ished 

tree plant ing to the west .   As such, wider views from the AONB to the stead ing 

are neg l ig ib le and a lthough this  is  not seen as a pr imary factor to support the 

proposals ,  i t  is  nevertheless a contr ibutory factor to cons ider as part of the visua l  

impact on the wider sett ing of t he AONB.  



APPEAL  STATEMENT  PREPARED BY 

BLACKHOUSE FARM /  MR AND MRS McENTYRE   RURAL SOLUTIONS LTD  

 

15 

 

3.10 :  In summary the reason for refusa l with regards to the householder appl icat ion is  

unsubstant iated and it  is  demonstrated that there is  no harm upon the AONB.  

The proposal is  not contrary to Pol icy EN2 of the R ibb le Val ley Local P lan  and 

therefore the proposal  should be a l lowed based on this  ground of appeal .   

GROUNDS OF APPEAL TWO – THERE WILL BE NO HARM ON THE 

SPECIAL ARCHITECTURAL AND HISTORIC INTEREST OF THE LISTED 

BUILDING.  

 

3 .11 :  The outbui ld ings are retained and where minor alterat ions are proposed, these 

are of a minor nature that wi l l  not s ign i f icant ly alter the histor ic fabr ic ,  the group 

or how the bui ld ings are understood.  

3.12 :  Crit ica l ly ,  a l l  ex ist ing features such as l intels  and quoins are being retained in s itu 

and where one window is being a ltered to become a door, th is  intervent ion 

retains the ex ist ing pos it ion of the opening and lowers the ci l l  to threshold leve l .   

This minor intervent ion a l lows for the pract ical use of  the outbui ld ing whi lst  

retain ing its  overal l  form and mater ia l i ty .   

3 .13 :  The proposal incorporates a large ly g lazed inf i l l  l i nk between the main house and 

the ad jacent outbui ld ing.  The l ink is  set back from the corners of both bui ld ings  

on the pr imary elevat ion and is  set behind the exist ing boundary stone wal l  on 

the north e levat ion.   In plan, the l ink is  therefore subse rv ient to the ex ist ing 

bui ld ings .  In terms of  the elevat ions , the proposed l ink is  subserv ient to the 

farmhouse and the outbui ld ings , with a lower eaves and r idge .  This  results in a 

‘ l ight touch’ proposa l that a l lows the ex ist ing form of the bui ld ings to be ret ained 

and eas i ly read . As such, i t  is  neither prominent nor inappropr iate.  

3 .14 :  I t  is  an accepted method of des ign, supported by SPAB and Histor ic England , that  

‘new’ and ‘o ld ’ are clear ly leg ible .  Consequent ly ,  where new extens ions are 

proposed to histor ic bui ld ings there should be no confus ion in the mater ia ls ,  

des ign , and form.  Extens ions des igned as s imple forms in contrast ing mater ia ls  

can act as a background ‘blank canvas ’ to the exist ing bui ld ing and th is  a l lows the 

her itage asset to be the pr imary focus .  Some may v iew th is as ‘ incongruous ’  

however , i t  is  this  d i f ference which retains the leg ib i l i ty of the exist ing bui ld ings  

and the ir grouping and al lows their qua l i ty ,  age and mater ia ls  to be appreciated .    

3 .15 :  There are two locat ions where the externa l sp ace between the outbui ld ings has  

been impacted by the proposals but in both instances , the or ig ina l form of the 

bui ld ings is  leg ib le .  The comparison f loor plans below show a smal l ,  g lazed l ink 

that reta ins the form and footpr int of both barns and retains exist ing openings ,  

a l lowing them to be seen both external ly and interna l ly .   The second l ink is  the 

larger inf i l l  between the farmhouse and the adjacent barn.  Despite its  larger  

s ize , th is  inf i l l  extens ion is  set behind the front boundary wal l ,  retaining its  

exist ing doorway, and is  set back from the corner of the main house .  Cr it ica l ly ,  

this  proposal a l lows for the badly repaired modern br ickwork to the Southern 

gab le of the outbui ld ing to be replaced with match ing stonework and s late roof .   
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As such , the proposa l a l lows for a much-needed repair that wi l l  be of benef it  to 

the histor ic fabr ic and enable the or ig ina l bui ld ings to be used in perpetuity .  

3 .16 :  I t  could be argued that by l inking the outbui ld ings , the way in which the bui ld ings  

were used h istor ical ly  wi l l  be a ltered .  However , the des ign has careful ly 

cons idered these factors and sought to ensure that the exist ing facades are 

clear ly legib le and that the glazed l inks a l low them to be perceived internal ly and 

externa l ly .   The way these bui ld ings were us ed in h istor ic t imes no longer exists  

and current and future owners are unl ike ly to revert to us ing them for their  

or ig ina l purposes .  I t  is  therefore of part icular importance that they are given a 

new use that is  compat ible with the ex ist ing farmhouse and  steading .  

3 .17 :  The current north view of the external space between the outbui ld ings is  hidden 

by high stone wal ls .   As such this  externa l space is  not understood or perceived 

from this perspect ive.  The proposed inf i l l  extens ions are unl ikely to change this  

s ince the roof forms are large ly hidden behind the stone wal ls  and are set back 

from it .   Consequent ly ,  any v iews of the new pitched roof wi l l  be seen adjacent 

to the pitched roof of the outbui ld ings and as  such, wi l l  appear appropriate .   

 

  

 

 

 

 

 

 

 

Ex i s t in g  footpr in t  

 

 

 

 

 

 

 

 

 

Proposed footpr in t  

 

3.18 :  The exist ing f loor plan above shows the porch, which is  an unsympathet ic ,  

masonry , f lat -roofed structure tacked onto the s ide gab le of the house.  This 

porch a l lows damp into the exist ing property at the junct ion of the roofs .   The 

removal of this  structure wi l l  be of benef it  to the exist ing l is ted property.  

porch 

shed 

Modern 

brick gable 
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3.19 :  The shed on the west s ide of the group is  current ly a b lock -bui lt  st ructure with 

a corrugated f ibre cement roof which is  detr imenta l to the whole group.  This  

structure is  not an in f i l l  and therefore its  proposed replacement is  a masonry 

structure with matching stonework and s late roof on the same footpr int as the 

exist ing bui ld ing.  This  wi l l  enable th is  bui ld ing to have a permanent use (as a 

cold store) and wi l l  remove an uns ight ly and badly bui lt  structure.  

3 .20 :  The l is ted farmhouse wi l l  benef it  from these proposals by virtue of the retent ion 

and repair to the outbui ld ings .  The h istor ic grouping wi l l  be given new l i fe and 

as a direct consequence, the sett ing of the l is ted farmhouse wi l l  a lso be 

maintained for the future.   

3 .21 :  The precedence and importance of the farmhouse is  not dimin ished because of  

the proposed des ign.  The pr imary façade facing south (and its  garden and garden 

wal ls)  are further forward than the outbui ld ings and the inf i l l  extens ions .  A high 

garden wal l  running along the west boundary of the garden ensures that the 

house and garden are in the foreground with the outbui ld ings very much h idden 

behind the wal l .   

3 .22 :  The conclus ions with in the support ing Heri tage Impact Assessment submitted 

with the planning appl icat ion, and as agreed by the Counci l  in the ir determinat ion  

of the appl icat ion , was that the harm on the l is ted asset was ‘ less  than 

substant ia l ’ .  Therefore ,  the publ ic benef its  must be taken into cons iderat ion .  

Benefi ts and Mitigation:  

3.23 :  The benef its  that would be del ivered as a result  of the proposed development 

are set out at paragraph 1.12 of th is  Statement .  

3 .24 :  These benef its  include those of social  benef it  to the occupiers of  Blackhouse 

Farm who are seeking to create a family home with in the l is ted bui ld ing ; but a lso ,  

the wider publ ic benef it  which is  the enhancement and reuse of the bui ld ings  

with in the farmstead for  future generat ions to enjoy .  

3 .25 :  The l is ted farmhouse requires some repair and refurbishment .  In part icu lar ,  the 

current boi ler is  a s ign i f icant f ire hazard and should be rep laced immediately and 

relocated to a safer area that is  not underneath the histor ic  t imber stair .   These 

improvements and repairs can be carr ied out as part  of the works to the 

outbui ld ings and wi l l  be of s ign i f icant benef it  to the her itage asset .   An 

examinat ion of the bui ld ing was carr ied out and photos demonstrate the areas  

where work is  required and the posit ion of the boi ler .  

3 .26 :  Mit igat ion proposals have been addressed as part of the proposal and these 

should be carr ied out as part of any approval .   These provide a robust method 

of l imit ing the minor impacts and ensur ing th at the history of the bui ld ings is  

recorded for the future.  This wi l l  be a benef it  to the understanding of the 

property and to the cu ltura l her itage of the AONB.   
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3.27 :  In summary it  is  cons idered that  the reason for refusa l  as  noted on the decis ion 

not ices are unsubstant iated and the proposal  does not cause harm to a l is ted 

asset of a degree so harmful as to outweigh the s igni f icant  benef its  that the reuse 

of the outbui ld ings wi l l  have upon the farmstead and br ing ing these bui ld ings  

back into benef ic ia l  use.  
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4 .  CONCLUSIONS  

4.1:  Overal l ,  the proposed development is  cons idered to cause ‘ less than substant ia l ’  

harm on the s ign i f icance of the des ignated her itage asset and its  sett ing.  The 

benef its  of the proposed development are s igni f icant and comply with Loca l and 

National  Pol icy and concur with relevant guidance from Histor ic England .  The 

minor harm caused to the asset could be lessened by the mit igat ion measures  

suggested in the her itage report and by the s ign i f icant benef its  inherent in the 

proposals .   This would reduce the harm to an overal l  neutra l impact on the 

farmstead .   

4 .2 :  The proposed des ign is  a sens it ive convers ion of the exist ing histor ic propert ies 

and does not reduce or alter the understanding of the or ig inal  house and its  

steading.  As such , the def ining character ist i cs  of the her itage asset are retained ,  

benef itt ing the Listed Bui ld ing and the AONB.  

4.3:  The des ign has careful ly ensured that the ex ist ing facades are clear ly legib le and 

that the glazed l inks al low them to be perceived interna l ly and external ly .   The 

way these bui ld ings were used in histor ic t imes no longer exists and current and 

future owners are unl ikely to revert to us ing them for their or ig ina l purposes .  I t  

is  therefore of part icular importance that they are g iven a new use that is  

compat ible with the ex ist ing farmhouse and steading .  

4 .4 :  The reasons for refusal  have not taken into account the deta i l  and cons iderat ion 

with in the des ign nor the important benef it s  that the proposal br ings to the 

steading and the mit igat ion measures proposed.  

4.5 :  The appeal proposal fu l f i l s  the dut ies of the Planning (Listed Bui ld ings and 

Conservat ion Areas) Act 1990 and is  in conformity with both extant loca l plan 

pol ic ies and nat iona l planning pol ic ies contained in the National Planning Pol icy 

Framework.  

4.6 :  For these reasons we respect ful ly request that the Planning Inspectorate al lows 

both the householder and L isted Bui ld ing appeals .  
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APPENDIX  1  –  L I ST  OF  CORE DOCUMENTS  

•  Appl icat ion Form 

•  Support ing cover letter  

•  Heritage Statement  

•  Site layout drawings ;  

•  Case Off icer report s to 3/2021/0411 and 3/2021/0412.  

•  Decis ion not ices 3/2021/0411 and 3/2021/0412.  
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APPENDIX  2  -  COSTS  APPL ICATION 

 

Nat ional  Planning Pract ice Guidance 1 inc ludes gu idance on the award of costs against 

appeal part ies .  

 

Costs may be awarded where:  

•  A party has behaved unreasonably; and  

•  The unreasonable behaviour has direct ly caused another party to incur 

unnecessary or wasted expense in the appeal  process .  

Paragraph: 030 Reference ID: 16 -030-20140306 

 

The word “unreasonable” is  used in its  ord inary meaning,  as establ ished by the courts 

in Manchester City Counci l  v SSE & Mercury Communicat ions Limited [1988] JPL 774.  

Unreasonable behav iour in the context of an appl icat ion for an award of costs may be 

either :  

•  Procedura l –  relat ing to the process ; or  

•  Substant ive –  re lat ing to the issues ar is ing from the merits of the appeal .  

Paragraph: 031 Reference ID: 16 -031-20140306 

 

The NPPF is  c lear at paragraph 38 that :   

 

Loca l p lanning author it ies should approach decis ions on proposed 

development in a pos it ive and creat ive way.  They should use the fu l l  range 

of planning tools ava i lable , inc lud ing brownf ield registers and permiss ion in 

pr inc ip le , and work proact ively with appl icants  to secure developments that 

wi l l  improve the economic , soc ia l and environmenta l condit ions of the area.  

Decis ion-makers at every leve l should seek to approve appl icat ions for 

sustainable development where poss ib le .  

Through the course of the revised appl icat ion, d ia logue was sought with the case 

off icer to d iscuss the revised appl icat ion and to engage pos it ively with the Counci l .  

Despite repeated requests and invitat ions to the case off icer to discuss the appl icat ion 

these requests  were not acknowledged . See attached emai l  chain  

 

I t  is  cons idered that no opportunity was g iven to  discuss the des ign of the proposa l  

and to discuss the her i tage impact ,  lead ing to the refusa l of the appl icat ion .  

 

 
1 https://www.gov.uk/guidance/appeals#behaviour-that-may-lead-to-an-award-of-costs-against-appeal-parties 
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