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1   Introduction 
 

1.1 Brighter Planning Ltd have been engaged by the owners of the land to the rear of 9 

High Street Barkway to provide a Planning and Heritage Statement to support the submission 

of a new planning application. Planning permission and Listed Building Consent were granted 

in 2020 for removal for the single storey lean-to extension, replacement of roof with steeper 

pitched roof and a rear extension to form a two-bed dwelling (19/01700/FP and 

19/01701/LBC). The principle of conversion of the building has therefore been agreed. The 

current proposals seek to convert and extend the building to form a four-bedroom dwelling 

and the erection of an ancillary detached two-bay cart shed building. 

1.2 There have been lengthy discussions with the Conservation Officer at NHDC in the 

past as to whether the structure is curtilage listed or not. The 2019 submissions included a 

Listed Building Application. This matter is considered in this statement. The site is to the rear 

of No’s 3, 5, 7, 9 and 11 High Street which are Grade II Listed Buildings and the Barkway 

Chapel Congregational Church which is a Non-Designated Heritage Asset. The site is within 

the Barkway Conservation Area. The site is also within development limits for the village. 

1.3 This statement seeks to comply with the local requirements and the national 

guidance set out in the NPPF (Dec 2023) with respect to what a heritage statement must 

consider. It identifies the heritage assets in the locality and their heritage value and 

significance. A summary of the background history of the site is included and an evaluation of 

the setting and significance of the identified heritage assets has been undertaken. An 

assessment of whether the building is curtilage is included here. A heritage impact 

assessment has been undertaken to assess the potential impact of the proposed 

development on the heritage significance of the identified heritage assets. An assessment  

of the potential level of heritage harm resulting from the proposed alterations has  

been made together with the identification of any heritage benefits flowing from  

the proposed development. 

1.4 This statement also considers the planning constraints and opportunities of the site 

and Section 8 summarizes the material planning considerations. This includes the planning 

balance whereby any potential harm is weighed against the benefits flowing from  

the proposals. 

1.5 This statement has been prepared following a site visit undertaken in January 2024 

when the photos which illustrate this statement were taken. 
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1.7 This statement should be read in conjunction with the documents submitted in 

support of the application, and in particular: 

• Drawings prepared by Ian Abrams Architects 

• Design & Access Statement – Ian Abrams Architects 

• Ecology Appraisal including BNG Appraisal – ELMAW Consulting August 2024 
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Heritage Baseline 
 

Heritage Baseline 
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2   Identified Heritage Assets 
 

Listed buildings 

 

1.1 The above map identifies the Listed Buildings in the vicinity of the site, totalling four in 

number.   

 

 

Extract from Historic England website 
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11/11A High Street - The Red House Grade II  

 

2.2 A large house now subdivided into two dwellings dating from c 1720. This is Grade II 

Listed. The building is constructed in red brick with a slate and tile roof, it is two storey with 

attics and dormers to the street elevation.  The Classically inspired street frontage includes 

central front door and doorcase which forms a prominent element in the street scene 

emphasised by the  steps leading up to it and the railings to the front garden area. 
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7 and 9 High Street (HHER 13106) Grade II 

2.3 This pair of brick and flint houses are jointly Listed Grade II. The Listing dates the 

buildings to the early C19 with possibly earlier origins. The Listing indicates these may have 

been three or four dwellings originally. They have been included for group value. 

 

 

  

Principal northern elevation of 7 /9 to High Street 
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The Manse 5 High Street Grade II  

2.4 This is a Grade II Listed Building to the north of the chapel dating from the early C19. 

it is two storey and built of red brick with a slate roof. It is also Listed for group value.  

 

 

Swan Cottage, 3 High Street Grade II 

2.5  Located to the north of the Manse this Grade II Listed Building dates from the early 

C17. It is two storey with a tiled roof and is timber framed and rendered. It was originally The 

Swan Public House. 

Non designated heritage assets 

The Barkway Chapel Congregational Chapel 

2.6 Although the Manse is Listed it is very clear from the List description that the chapel is 

not Listed. The building has been identified as a NDHA in the Conservation Area Character 

The Manse looking north to Swan Cottage 
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Statement. Dating from the late  C19 (c.1898) it is a red brick building with stone dressings 

and a slate roof. The access to the application site runs parallel to the  southern boundary of 

the site. 

 

 

Conservation Area 

2.7  The site is within the Barkway Conservation Area. The Area was designated in 1970. 

The area covers most of the main High Street. There is a Conservation Area Character 

Statement 2019 for the area. The application building is not identified within this document. 

Street elevation of the Chapel 
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Hertfordshire HERS 

2.8 There is no specific entry for the application site on the Heritage Gateway site. 

 

  

Extract from the Conservation Area map – NHDC website 
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3 Brief History of the Area 
 

3.1 Barkway is located approximately 5 miles southeast of Royston near the source of the 

river Quin. The name is thought to derive from Birch Way. The settlement is recorded in the 

Domesday Book and the settlement has the remains of a mott and bailey castle at Periwinkle 

Hill.  It was a relatively large medieval settlement with a market and a fair held on 20th July. 

3.2 It was strategically located on the London to Cambridge coaching route and had 

several inns and a brewery. The village suffered a bad fire in 1748 when nineteen properties 

were destroyed. 

3.3 There was no station at Barkway, with the nearest station being at Royston which 

opened in 1850and extended to Cambridge in 1852 on the Eastern Counties Railway. 

3.4 During WWII a small Air Force Station was built near the village to serve as a 

Communications Station. The site was sold in 2011. 

The application building 

The application building 
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3.5 The application building is a one and a half storey red brick and tile building which has 

been extended to the front elevation and had modern doors added to the rear elevation. 

Access is via a driveway between the chapel and No.7 High Street. The building abuts a brick 

wall which encloses the northern end of the plot, and which runs to the rear of No’s 7 and 9 

to a more substantial wall within the grounds of No.11 The Red House. The building is 

considered to have been a stable/gig house and modified for garaging and storage use. 

 3.6 The map evidence below suggests the two houses and the application site were once 

part of the estate of The Red House. Over time this has been sold off and the site was last in 

the ownership of No.9 High Street. The site has not been associated with the chapel 

notwithstanding the close relationship of the two sites. 

Map regression 

3.7  A map regression has been undertaken for the site using three Ordnance Survey 

maps spanning the period 1878 to 1921.  

3.8 This map clearly denotes the Swan Public House. The chapel and manse have yet to 

be built. The application building is shown on this map with a building attached to its 

southern side which extends to No 7 High Street. The land to the east of the outbuilding 

appears to be part of the garden lands associated with The Red House including the large 

field to the east of this property, which contains what appears to be an ornamental pond. 

This is identified more clearly in the next map. 

3.9 The next map in the series dates from 1898 and by this time the chapel and manse 

have been built. The application building can be seen to the rear of No.7 with a pump in the 

courtyard to the north of the house.  The map indicates No. 9 was in the same ownership as 

The Red House and the land to the rear of the application building.  

3.10 This final map distinguishes between No.7 and 9 but these are both denoted as being 

part of the Red House estate. The Public House is no longer denoted as being in this use. 
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Hertfordshire IX.2 1878 twenty-five-inch OS map  Reproduced with permission of the National 

Library of Scotland 

Hertfordshire IX.2 1898 Twenty-five-inch OS map  Reproduced with permission of the National 

Library of Scotland 
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Planning history 

3.11  The planning history of the site is summarised in the table below: 

   

Reference Description Decision 

16/00555/1 Conversion and two storey rear extension to 

existing garage and outbuilding to create 2 bed 

dwelling 

Approved 

Hertfordshire IX.2 1921 Twenty-five-inch OS map Reproduced with permission of the National Library of Scotland 
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17/02425/1 Erection of one 3 bed dwelling following 

demolition of existing building 

Refused and 

appeal 

dismissed 

19/00294/LBC 

(LBC to 16/00555/1) 

 

Internal and external alterations together with 

rear extension to facilitate conversion of existing 

garage /outbuilding and create a two-bedroom 

dwelling 

Approved 

19/01700/FP 

19/01701/LBC 

Removal of single storey lean-to front elevation 

replace roof with steeper pitch Single storey rear 

extension with accommodation in roof and 

internal and external alterations to form 2 bed 

dwelling 

Approved 

21/03483/DOC 

(19/01700/FP) 

 

Condition 4 Archaeological condition WSI Approved 

22/00702/DOC 

(19/01701/LBC) 

Condition 2/4 Material samples Approved 

 

3.12 The appeal against the refusal of 17/02425/1 was determined in a letter dated 10 

September 2018.  The dismissing of the appeal established the following matters: 

• The 2016 conversion scheme was held to retain the rural character as the proposals 

remained subordinate to the properties fronting the High Street. 

• The issue of whether the building was curtilage listed or not was not resolved. 

3.13 The dual applications approved in 2019 have had the relevant pre commencement 

conditions discharged and preliminary works started on site to ensure that these two 

consents are extant. 
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4 Assessment of Significance 
 

4.1 The NPPF (Dec 2023) sets out in paragraph 200 that in determining applications  

local planning authorities should require applicants to describe the significance of any 

heritage assets affected, including any contribution made by their setting. It also makes clear 

that the level of information required should be ‘proportionate to the assets’ importance, 

and no more than is sufficient to understand the potential impact of the proposal on their 

significance.’ 

4.2 For the purposes of paragraph 200 of the NPPF, the terms ‘Heritage Assets’ and 

‘Significance’ are defined in the Glossary in Annex 2 of the NPPF. The definition of heritage 

assets includes both national designations and assets identified by the local planning 

authority. The NPPF definition of significance states that ‘heritage interest’ may be 

archaeological, architectural, artistic, or historic, and that significance derives not only from a 

heritage asset’s physical presence, but also from its setting.  

4.3 Heritage interests are defined in the NPPG as follows:  

Archaeological interest in a heritage asset is if it holds, or potentially holds, 

evidence of past human activity worthy of expert investigation at some point (NPPF, 

Annex 2)  

Architectural and artistic interest These are interests in the design and general 

aesthetics of a place. They can arise from conscious design or fortuitously from the 

way the heritage asset has evolved. More specifically, architectural interest is an 

interest in the art or science of the design, construction, craftsmanship and decoration 

of buildings and structures of all types. Artistic interest is an interest in other human 

creative skill, like sculpture. (NPPG para 006) 

Historic interest An interest in past lives and events (including pre-historic). Heritage 

assets can illustrate or be associated with them. Heritage assets with historic interest 

not only provide a material record of our nation’s history but can also provide meaning 

for communities derived from their collective experience of a place and can symbolise 

wider values such as faith and cultural identity. (NPPG para 006) 
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4.4 Setting is defined in Annex 2 of the NPPF as follows:  

The surroundings in which a heritage asset is experienced. Its extent is not fixed and 

may change as the asset and its surroundings evolve. Elements of a setting may make 

a positive or negative contribution to the significance of an asset, may affect the 

ability to appreciate that significance or may be neutral.  

4.5 Historic England’s ‘Historic Environment Good Practice in Planning: 3 The Setting of 

Heritage Assets’ (2nd ed. 2017) (‘GPA3’) explains at paragraph 9 that:  

 ‘Setting is not itself a heritage asset, nor a heritage designation, although land 

comprising a setting may itself be designated (see below Designed settings). Its 

importance lies in what it contributes to the significance of the heritage asset or to the 

ability to appreciate that significance.’ 

4.6 GPA3 sets out a stepped approach to the assessment of the effects of development 

on the setting of a heritage asset (see paragraph 19). GPA3 explains each of those steps. This 

statement follows that guidance. 

Outbuilding rear of 9 High Street 

View of rear elevation 
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4.7 The outbuilding is a one and a half storey brick building set back from the High Street. 

The front elevation which looks up the access driveway has a lean to front extension with a 

pair of garage openings with side hung doors. To the rear the building has a sliding door to a 

third large opening. The Using the definitions on the previous page the heritage values of  

the building are assessed, using a scale of Considerable, High, Moderate to Low or  

No significance: 

Archaeological interest – Moderate 

4.8  From the map evidence the building predates 1878.  However, it has been altered 

and extended. A Written Scheme of Investigation for the recording and below ground 

archaeology of the site has been approved for the previous 2019 consents. 

Architectural and artistic interest – Low 

4.9 The external appearance of the building is one of a modest outbuilding. The 

modification to the front elevation and the windows which have been added have detracted 

from the appearance of the building. The past approvals have sought to retain and enhance 

the building. 

Historic interest – Moderate 

4.10 The map evidence indicates the building in conjunction with 7 and 9 High Street were 

part of the estate associated with the Red House at No.11. The building appears to have 

related to the ground associated with the Red House. The outbuilding abuts a wall which 

encloses the rectangular garden running north from the Red House. It is of interest as part of 

the estate associated with The Red House. 

Heritage significance of the property 

4.11 The building is assessed as having originally been a curtilage building serving The Red 

House. Over time the buildings within this estate have been sold off and The Red House itself 

subdivided. No.7 and 9 were Listed in 1987. At the time these were Listed it is understood 

the application building was in the ownership of the No.9. The curtilage listed status of the 

building is confirmed as it can either be considered to fall into this category by virtue of its 

associations with The Red House as existed  in July 1948 or because it was, at the time No.9 

was Listed, part of the curtilage of this building. 
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Setting 

 

 

4.12 The above photo illustrates how the outbuilding has a relationship with the rear 

elevations of both 7 and 9 High Street.  The building hierarchy is one where The Red House is 

the top building, with no’s 7 and 9 having been subordinate to this building and this descends 

to the application site which has served as an ancillary outbuilding. 

Contribution to the character and appearance of the conservation area 

4.13 The building forms a visual end-stop in the vista down the access drive to the 

southern side of the church. The building blocks off the views from the High Street to the 

open countryside to the east.  It forms part of the built form to this end of the settlement. 

The matching pallet of red bricks and pantiles ensures that it is clearly legible as being part of 

the collective group of buildings to this eastern side of the street and as such positively 

contributes to the character and understanding and appreciation of this part of the 

Conservation Area. The planning history has established the merits of retaining the building 

and altering it rather than seeking its demolition. 
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Summary 

4.14 The assessment of significance has reinforced the opinion that the application 

building should be considered to be a curtilage listed structure. The building whilst modest, 

with some poor-quality past alterations, positively contributes to the character and 

appearance of the area and its retention is justified by it being part of the understanding of 

the past land use patterns and associations in this locality.  Past consents have shown that 

the building can be retained and enhanced as part of a conversion scheme. 

 

 

 

 

 

Vista down the driveway looking east 
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The Proposals 
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5 The Proposals 
 

5.1 The proposals follow on from the previous consents granted in seeking to retain the 

existing building with the lean-to element removed from the front elevation and a rear 

extension added to this. The current proposals seek for a L shaped addition to be added 

which is part two and part single storey. 
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5.2 The existing building would accommodate the entrance hall and stairs and a study 

with a bedroom and bathroom in the roof space. The two-storey extension would form the 

kitchen /dining area with a master bedroom suite at first floor. The single storey wing would 

create a further two bedrooms. The dwelling thus formed would be a four-bedroom unit. 

5.3 To the south of the existing building a new detached one and a half storey cart lodge 

and store is proposed.  
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Material 

considerations 
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6 Planning Policy Context 

 

National legislation 

6.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that if 

regard is to be had to the development plan for the purpose of any determination to be 

made under the planning Acts the determination must be made in accordance with the plan 

unless material considerations indicate otherwise. 

6.2 The statutory requirements of Section 66 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 requires the decision maker in considering whether to grant 

planning permission for development which affects a listed building or its setting, to have 

special regard to the desirability of preserving the building or its setting or any features of 

special architectural or historic interest which it possesses. Section 72 of the same act 

requires special attention to be paid to the desirability of preserving or enhancing the 

character and appearance of a conservation area. 

National guidance 

6.3 National planning policy is set out in the National Planning Policy Framework (NPPF) 

Dec 2023. Section 16 of the NPPF sets out policies aimed at conserving and enhancing the 

historic environment. Paragraph 203 directs local planning authorities to take account of: 

• the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation;  

• the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

• the desirability of new development making a positive contribution to local character 

and distinctiveness.  

6.4 Paragraph 206 of the NPPF requires that any harm to, or loss of the significance of a 

designated heritage asset – which can be from its alteration or destruction of from 

development within its setting, requires clear and convincing justification. 
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6.5  Paragraph 208 states that where less than substantial harm to the significance of a 

designated assets is found to occur this harm must be weighed against the public benefits 

resulting from the proposals. 

6.6  The National Planning Practice Guidance (PPG), which provides further specific 

guidance, and which is regularly updated on- line. This reinforces the policies set out in the 

NPPF.  This includes The Historic Environment (2019) which sets out what are heritage and 

public benefits and how these should be balanced in the determination of an application. 

6.7 Heritage is also a material consideration in the National Design Guide OGL (2019). 

The National Design Guide addresses the question of how we recognise well designed places, 

by outlining and illustrating the Government’s priorities for well-designed places in the form 

of ten characteristics. This includes context. Paragraph 38 states ‘An understanding of the 

context, history and the cultural characteristics of a site, neighbourhood and region influences 

the location, siting and design of new developments.’ It advises that well-designed places are 

responsive to local history, culture, and heritage. 

Local Plan Policy 

6.8  The adopted Local Plan for the locality is the North Hertfordshire Local Plan 2022. 

Within the policies maps relating to this plan the existing building is within the development 

limits for the village, 

but the extension and 

garden area would be 

outside but not in the 

Green Belt. 

6.9 Barkway is one of 

five villages identified 

as having a higher 

allocation of 

development. 

 

  

Extract of Map F Royston Areas 

of the Local Plan 
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6.10 The Plan contains the following policies of relevance to the development: 

• Policy SP1 Sustainable development in North Herts – which supports growth in the 

villages to maintain their vitality 

• Policy SP2 Settlement hierarchy and spatial distribution – Barkway is allocated 208 

houses to be provided in the life of the plan (to 2031) 

• Policy SP9 Design and Sustainability 

• Policy SP11 Natural resources and sustainability 

• Policy SP12 Green infrastructure, landscape and biodiversity. 

• Policy SP13 Historic environment – with a strong presumption in favour of retention 

preservation and enhancement. 

• Policy CGB4  Existing buildings in the rural area beyond the Green Belt 

a) Planning permission for the re-use, replacement or extension of buildings in the Rural 

Area beyond the Green Belt will be granted provided that: 

b) Any existing building to be converted for re-use does not require major extension or 

reconstruction;  

c) The resultant building(s) do not have a materially greater impact on the openness, 

purposes or general policy aims of the Rural Area beyond the Green Belt than the 

original building(s); and  

d) Any outbuilding(s) are sited as close as possible to the main building(s) and visually 

subordinate to them. 

• Policy D1 Sustainable Design 

• Policy NE4  Biodiversity and geological sites 

• Policy NE12 Renewable and low carbon energy development 

• Policy HE1 Designated heritage assets 

Neighbourhood Plan 

6.11 There is no neighbourhood plan designation for the village. 
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Supplementary Guidance 

6.12 There are no relevant supplementary guidance documents. 

Conservation  Area Character Statement 

6.13 A Conservation Character Statement was produced for Barkway in 2019. 

Historic England Guidance 

6.14 The main guidance produced by Historic England of relevance to this application are: 

• The Setting of Heritage Assets – Historic Environment Good Practice Advice Planning 

Note 3 (2017). 
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7 Heritage Impact Assessment 
 

7.1 The potential impact of the proposals is now assessed regarding the identified 

heritage assets in the locality.  

Direct impact to the curtilage listed 

7.2 The proposals will have a direct impact on the existing outbuilding which is held to be 

a curtilage Listed Building.  

Setting of No.7 & 9 and the chapel (NDHA) 

7.3  The main heritage consideration the potential impact of the proposal on the setting 

of No’s 7 and 9 High Street and the NDHA of the Chapel. The methodology set out in the 

Historic England Guidance on Setting 2017 is followed, notably the checklists on page 11 and 

13. The heritage baseline has been established in the earlier sections of this report. 

7.4 The analysis is summarised in the following table: 

Potential 

attributes/experience 

Assessment of the site Consideration 

of potential 

impact of 

development 

Proximity to the 

assets 

The site is located to the rear of the chapel and 

No.7 High Street. It is separated from the other 

historic built form by the access drive and 

boundary walls. 

 

Position in relation 

to topography 

There is a drop in the site levels from west to the 

east with the plot being at a lower height than 

the High Street plots. 
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Inter-relation of the 

site with the assets 

The site interrelates with the elevations of the 

adjacent properties reinforcing the subordinate 

role of this building. The cart shed is proposed to 

be sited to relate to an existing outbuilding to the 

rear of 7/9 High Street. 

 

Key views The main view of the application site is to the 

end of the access drive  

 

Orientation The existing building has limited window 

openings. The main garage doors are to the east 

and west elevations. The new dwelling will have 

its aspect largely facing east. The cart shed will 

be orientated east west so the gable end faces 

the adjacent properties of 7/9 High Street. 

 

Openness  The existing building forms an end stop to the 

view up the driveway. The site is enclosed by 

mature trees to the eastern boundary and 

therefore forms a distinct plot relating to the 

village and separate from the open fields to the 

east. The northwestern and northern boundaries 

of the site are enclosed by an existing brick 

boundary wall. 
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Degree of change 

over time 

The main changes in this location over the last 

150 years have been the building of the chapel 

and subdivision of the buildings which formed 

part of the Red House estate including the house 

itself. 

 

Prominence or 

dominance of the 

development 

The building being small scale, modest in form 

and appearance and set well back from the High 

Street is a subordinate element in the street 

scene and built form to this part of the village. 

The new build element will be in materials which 

harmonise with the existing outbuilding. The cart 

shed will read as a subservient building given that 

it will be weather boarded with side hung timber 

doors. 

 

Competition with 

the assets 

It is assessed that the converted and extended 

building will not compete visually with any of the 

identified Listed Buildings in the locality. The new 

build elements will be subservient to the existing 

building as will the new cart shed. The hierarchy 

of built form in this location will be maintained 

 

Visual permeability The visual permeability of the site is low due to 

the back land location, mature trees to the 

eastern side of the site and the enclosing walls to 

the site.  

 

Introduction of 

movement and 

activity 

There is already movement via the access. Given 

the proposals create one additional dwelling this 

is not seen resulting in harm. The vehicles 

associated with the dwelling will be 

accommodated on the site. 
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Diurnal or seasonal 

change 

Given the relationship of the site to the built 

form  and lighting of the village this will be largely 

consistent and not intrusive 

 

 

Heritage baseline   

Changes to the 

built 

surroundings/land 

use 

The proposals introduce more new built form 

on the site than the extant consent, but the 

converted building will read as the host 

structure. Given the size of the plot this will not 

be disproportionate. 

Minimal harm 

Changes to skyline The existing building forms the visual end stop 

in the view up the drive and this relationship 

will not be altered. The cart shed will not be 

visible in the views of the site from High Street. 

No harm 

Noise, odour, 

vibration etc 

This will largely be confined to the conversion 

and building period. 

Minimal harm – 

conditions can be 

applied to restrict 

the works 

Changes to public 

access 

The access is a private drive, and this will not 

be altered 

No harm 

Changes to 

landscaping 

The existing trees on the site are to be 

retained. 

No harm 

Changes to 

boundary 

treatments 

The walling to the west and northern 

boundaries and trees and fencing to the east 

and south are to be retained. 

No harm 
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7.5 In summary the Historic England guidance accepts that the setting of a heritage asset 

is not fixed and may evolve over time.   

Impact on the character and appearance of the conservation area and  

street scene 

7.6 The application site relates to the existing built form of the village, but its orientation 

means that it relates both to the High Street but also to the paddocks and fields to the east.  

The proposals retain the existing building as the main visual element in the views from High 

Street. The removal of the lean-to addition and improvements to the appearance of this 

elevation will enhance the locality. The existing building will still read as a modest 

outbuilding. The new build addition will be subservient to the existing building. By using 

suitable materials for the site, the new and old will sit comfortably as one, but the original 

extent of the outbuilding will still be legible. The detached cart shed structure will read as a 

subservient structure with a black weather boarded finish and clay tile roof. It is sited to have 

the gable end facing towards No 7/9 and will be adjacent to an existing outbuilding to the 

rear gardens of these properties. The cart shed will not be visible from High Street.  is 

therefore assessed that the proposals will not have any adverse impact on the character or 

appearance of the conservation area.  

Level of harm 

7.7 The national legislation and guidance require that great importance and weight must 

be given to whether there will be any resulting harm. This assessment has established there 

will be no direct harm to any identified Listed Buildings or their setting nor to the 

Conservation Area. The only harm will be to the curtilage listed outbuilding and this has been 

mitigated by the careful design in reusing the structure. The resulting level of harm is less 

than substantial but to the very low end of this spectrum. 

Public benefits 

7.8  Paragraph 208 of the NPPF states that where a proposal will lead to less than 

substantial harm to the significance of a designated heritage asset this harm should be 

weighed against the public benefits of the proposals. 
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7.9 The heritage benefits flowing from the scheme are as follows: 

• Find a new optimum use for the building (the principle of which has been secured in 

past consents) which removes the risk and secures the long-term conservation of  

the building. 

• Enhances the principal elevation and the views from the conservation area to  

the building. 

7.10 In addition other public benefits have been identified as resulting which are set out in 

the Planning Balance of section 8 below. 

Policy Compliance 

7.11  Policy HE1 is the heritage policy of most relevance, and this has three criteria which 

must be met for development proposals to be supported: 

• It will enable the heritage asset to be used in a manner that secures its conservation 

and preserves its significance – this is complied with. 

• It incorporates a suitable palette of materials – this is complied with. 

• It will lead to less than substantial harm - this is complied with. 

7.12 It has therefore been demonstrated that the proposals fully accord with this policy. 

 

  



     

      Land rear of 9 High Street Barkway SG8 8EA | PLANNING AND HERITAGE STATEMENT | Issued September 2024            35 

8 Material Planning 

Considerations 

 

Principle of development 

8.1 The planning history of the site has established that the conversion of the building as 

part of a dwelling is acceptable. The 2019 consent is extant and forms the ‘fall back’ position. 

The current proposals seek a larger element of new build, but the design has ensured that 

this is subservient, in keeping and not visually dominant to the existing outbuilding to  

be converted. 

Sustainable development 

8.2 The site is to the edge of the built form of the village and the location is well placed to 

be accessible to all the existing village services. The development is seen as 

extending/reusing an existing building, the extension will be subservient to the existing host 

building and the openness of the site will not be harmed. The new cart lodge garage relates 

to the building. The proposals will thus accord with the countryside policy CGB4. 

Transport  

8.3 The existing building is accessed by the private drive, and this will remain unaltered. 

The proposals include for on site parking which meet the Local Authority standards and thus 

the provisions of Policy T2 of the Local Plan. The cart shed also provides for covered bin and 

bike storage. 

Design 

8.4 The design makes full use of the drop in level to the site. In seeking a part two storey 

part single storey new wing, both elements will be subservient to the host building. The 

existing and new will be tied together using complementary materials which echo the modest 

character of the existing building. The original building will remain legible in relation to the 

extension. The design of the cart shed will read as an ancillary building to the main building in 

terms of the scale and form of the structure and the proposed materials. 
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Neighbour amenity 

 

8.5 The scale of the building, 

orientation, privacy distances, location 

of the windows and the mature 

landscape screening of the site will all 

ensure that the conversion proposals 

will have no adverse impact by way of 

overlooking or being overbearing on any 

of the adjacent residential properties 

including No’s 7 and 9 High Street.  The 

proposed cart shed has been orientated 

so the roof slope is away from the 

neighbours rear gardens and the 

building would be sited next to an 

existing outbuilding relating to these 

properties. Given the fall of the land the 

new structure is held to not be visually 

dominant or overbearing on the 

amenities of these properties. 

Ecology & Biodiversity 

8.6 An Ecological Appraisal including a BNG assessment has been undertaken for the site. 

The Preliminary Ecology Assessment concludes that the application site is not designated a 

site of nature conservation importance and none of the nearby Local Wildlife Sites are 

predicted to be adversely affected by the redevelopment proposals. There are no predicted 

adverse impacts on protected and/or important species and habitats as a result of the 

redevelopment of the application site. Some mitigation measures will be implemented to 

avoid adverse impacts on nesting bird and hedgehogs (Erinaceus europaeus). 

8.7 Given that the proposal is a self-build scheme and therefore exempt from this 

requirement. However, the BNG calculation has been undertaken. The Statutory Small Sites 

Biodiversity Metric has calculated the application site’s baseline to be worth 1.6324 Habitat 

Units (HUs). The draft proposed site layout has been provided and calculations indicate a 

Biodiversity Net Gain of +10.09% in Habitat Units. Habitat creation on-site includes, 

importantly, the retention of the three mature trees on site, the planting of areas of 

wildflower meadow planting (appropriate to the local area) and the planting of 21 new trees. 
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In addition, the planting of a new length of native hedgerow, measuring approximately 100m 

will result in a Biodiversity Net Gain of +100% in Hedgerow Units as there are currently no 

existing hedgerows on site. As an additional ecological enhancement, specifically for 

protected species, – three bat boxes will be installed on one of the retained trees within the 

site. The proposals have therefore been demonstrated to secure the national requirement of 

a 10% net biodiversity gain on the site in habitat units notwithstanding the exemption. 

Heritage  

8.8 The assessment in Section 7 has concluded that the development will result in a very 

low level of harm to the existing curtilage listed building. No harm is held to result to the 

other Listed Buildings in the locality or the character and appearance of the Conservation 

Area. Heritage benefits flowing from the proposals have been identified. 

Flood risk 

8.9 The site is within Flood Zone 1 on the Environment Agency flood maps with a low 

probability from flooding from the river. In terms of surface water flooding, it is also 

identified to be at low risk. The provisions of Local Pan Policy NE7 are therefore  

complied with. 

Green technology 

8.10 In addition to the building being thermally efficient and having fittings which conserve 

water the dwelling is proposed to have an ASHP, and the floor plan is laid out to maximise the 

solar gain to the building. 

Planning Balance 

8.11 A very low level of heritage harm has been identified as resulting from the proposals. 

No other areas of harm have been identified 
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8.12 In terms of public benefits the following are held to flow from the development: 

 

Public benefit Level of benefit 

Retention, enhancement and 

reuse of an existing curtilage 

listed building 

High – this removed the risk from the building and secures 

it long term future 

Formation of one new two 

bed unit in the village  

Moderate- contributes to the housing stock of small 

dwellings in the village 

A self-build unit Moderate- contributes to the LPA quota for self-build units 

Biodiversity High- the 10% national BNG enhancement requirement 

has been shown to be achievable on the site with the 

various habitat enhancements proposed 

Low water and energy 

consumption 

Moderate – the building will be sustainable  

Employment Low – for a temporary period during construction 

 

8.13 Given the very low level of harm identified it is held that the resulting public benefits 

will more than outweigh this. 
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9 Conclusions 
 

9.1 There is a history of consents on the site for the conversion, extension and 

enhancement of the existing outbuilding on the site. There is an extant consent on the site. 

This current proposal seeks to add a larger extension to create a four-bedroom dwelling on 

the site. A detached cart lodge is also proposed. 

9.2 This statement acknowledges that the building is curtilage listed as well as being 

within the  Barkway Conservation Area. The potential impact of the proposals on the 

identified heritage assets has been assessed. The conclusion reached is that the proposals 

will result in less than substantial harm and to the low end of this category. 

9.3 The proposed conversion to a residential use is held to be sustainable, and it will 

relate well to the existing built form of the village. The new cart shed follows the pattern of 

outbuildings in the locality and the form of the building will ensure is subservient and read as 

an ancillary building to the host dwelling.  The conversion scheme has been demonstrated to 

result in no harm to the occupiers of the adjacent properties, the ecology of the area or 

impact on the views of the site from the village. 

9.4 Six benefits are identified as flowing from the development of which the securing of a 

new optimum use for the existing building which both preserves and enhances the structure 

results in a high level of benefit, with other moderate benefits identified. The combination of 

benefits resulting are held to more than outweigh the low level of heritage harm identified. 

9.5 The proposals have been shown to accord with the Adopted Local Plan 2022 and the 

national guidance of the NPPF. It is therefore concluded that there are no sound reasons to 

resist this development. 
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