
Allerdale Borough Council 
Planning Application 2/2018/0190

Proposed 
Development:

Erection of a 2 storey detached 4 bedroom family dwelling

Location: Land North of Friar Row
Friar Row
Caldbeck
Wigton

Applicant: Mr & Mrs J Coulthard

Recommendation
:

Refuse

Summary/Key Issues

Issue Conclusion

Principle The site is within a sustainable village location in terms of access 
to amenities and services. However, the benefit of providing a 
dwelling in this village location, must be balanced, applying the 
NPPF’s tilted balance, against the sensitivity of the site, with 
regard to impact on heritage assets (to include the setting of 
nearby listed buildings, the impact on the Caldbeck Conservation 
area and the proximity to the National Park) and also the 
safeguarding of protected species and habitats, and the loss of 
trees and hedgerow.

Heritage Assets Concern about the impact on the character and appearance (the 
significance) of the designated Conservation area, particularly from 
the loss of the mature tree T1 (tree planting is proposed to the rear 
of the site rather than addressing the visual amenity from Friar 
Row). 

Lack of detail has been provided on the ‘significance’ on the 
heritage assets as required by the NPPF 2018.  

There is officer concern on the visual proximity to the listed 
buildings/ structures to the south of the site notably the grade 1 
listed St Kentigern church, the listed church bridge and the rectory 
building and walls. 

Design, Layout The siting of the dwelling is not accepted, due to its impact on the 
character and appearance of the conservation area and the setting 
of listed buildings, exacerbated through the loss of mature tree T1, 



which would adversely affect the historic rural character and 
distinctiveness of the area.

Trees and Ecology The two mature Beech trees, T1 and T2, have estimated trunk 
diameters of 99cm and 91cm at 1.5m above the ground level 
respectively. Their heights are about 19-20m. 

Loss of tree T1 beech (TPO) is not accepted, notwithstanding a 
proposed tree replanting scheme. The replanting scheme appears 
to be to the north of the site and this will not screen the dwelling 
from the heritage assets or users of Friar Row road and nearby 
footpaths.

Matters of ecology can be safeguarded by planning conditions with 
appropriate mitigation.

The removal of part of the hedgerow is accepted subject to a 
replanting scheme as proposed to accommodate the vehicular 
access from Friar Row.

Access and 
Parking 
arrangements

The site is accessed from the highway off Friar Row. Visibility 
splays can be safeguarded via a planning condition. Access and 
parking is satisfactory from a highway safety point of view.

Foul and Surface 
water drainage

Foul to mains. 

Further details required on surface water arrangements required to 
be secured by planning condition

Residential 
Amenity

No adverse impact on residential amenity from loss of light or 
overlooking. 

Residential amenity, in perpetuity, can be secured via a section 
106 agreement to remove the redundant slurry store to the north of 
the site and to restrict the adjacent agricultural building from the 
housing of livestock. This has been agreed in principle with the 
adjacent land owner but the section 106 has not been completed.

Tilted balance Officers must consider the merits of providing the proposed 
dwelling in this location in the village of Caldbeck against the 
significant and demonstrable harm from the loss of a TPO Tree T1 
beech (notwithstanding the proposed replanting scheme) and the 
harm resulting from the proposed layout and massing on 
designated heritage assets. 

Officers consider the proposal would have an adverse impact in 
terms of visual amenity and on the character of the locality, the 
conservation area and setting of the listed church buildings nearby. 
This would significantly and demonstrably outweigh the benefit of 
providing just one dwelling, when assessed against the policies in 
the Local Plan 2014 and the NPPF 2018 when taken as a whole.



Proposal

This is an application for one detached dwelling.

The dwelling would be two storeys in height (but also proposes a conservation window 
in the roof space but no living accommodation is shown on plan in the roof space). This 
is a family size home comprising four bedrooms.
There would be a vehicular and pedestrian access from Friar Row and parking for 3 
vehicles to the front of the dwelling. It is proposed that there would be garden to the 
front and rear of the dwelling. 

This application was submitted further to an outline application (ref:2/2016/0733) 
submitted by the applicants in December 2016 in relation to the site. The outline 
application was subsequently withdrawn. Full details were required in order to make a 
proper assessment of the scheme due to the sensitivity of the site, being in the 
Caldbeck Conservation area, the site’s proximity to listed buildings, issues relating to 
protected species, residential amenity due to the proximity of the adjacent farm buildings 
and redundant slurry store, loss of hedgerow and highway access and matters relating 
to foul and surface water drainage. 

The applicant seeks suitable accommodation within Caldbeck and the applicant sets out 
that the Parish has also expressed the need for young families to remain in the area to 
maintain a viable and sustainable community.

Within the outline application an ecology and tree survey was obtained and considered. 
These reports are again submitted along with an updated addendum letter providing 
updated comments on the designed scheme. To accommodate the dwelling it is 
proposed to remove a large beech tree (T1) and to build the footprint of the dwelling 
within the root protection area (RPA) of a mature copper beech Tree T2. 

Mitigation is proposed to safeguard the roots of tree T2 and to provide a tree replanting 
scheme for Tree 1 (mainly to the rear of the site to enhance biodiversity in the locality).

Site

The site is an infill site between a farmhouse (Friar Hall Farm) and its associated farm 
buildings to the east and an adjacent bungalow (Friargarth). The site is currently used 
as grazing land. However, historically it has been used as a site for a mobile home for 
which planning permission was granted (ref: 2/1977/0624).

To the north of the site is a redundant slurry store and trees screening it. The slurry 
store will be removed as part of the application. Beyond the slurry store is an attractive 
landscape of green fields.

To the south of the existing paddock, that was previously associated with Friar Hall 
Farm, is Friar Row. This is a historic village lane that provides residential access to 



dwellings and pedestrian access to the Church and footpaths that extend into the village 
and the wider countryside. Directly to the west of the site are more historic dwellings and 
to the east contemporary dwellings of single and two storey nature. Directly to the east 
of the site is a modern bungalow, Friargarth.

Historic dwellings relate more directly to the road frontage as shown by Friar Hall Farm, 
whilst the more modern dwellings are set back from the road frontage to provide for 
parking and garden areas.

To the south of the site, beyond Friar Row, is Cald Beck which provides an attractive 
riverscape and is a tributary leading into the River Eden which is protected as a Special 
Area of Conservation (SAC) and Site of Special Scientific Interest (SSSI).

A historic and listed pedestrian bridge is sited opposite the development site and this 
provides pedestrian access to village paths and access to the grade 1 listed St 
Kentigern’s Church and church yard and the village amenities and facilities beyond.

Pedestrian routes from Friar Row also link to extensive footpaths routes into the 
countryside including the Cumbria Way.

Although the site is located in Allerdale, the boundary of the Lake District National Park 
is located directly to the south of the site at the river edge. The majority of Caldbeck falls 
within the Lake District National Park with only a single street (Friar Row) falling within 
Allerdale BC planning control.

The village has a range of accessible and nearby amenities including a GP surgery 
(which is also on Friar Row), a primary school, a pub, local shops and cafes, along with 
public transport links to surrounding areas. The village is in the catchment area for two 
local secondary schools. 

Relevant Planning History

This application is submitted further to an outline application (2/2016/0733) submitted by 
the applicants in December 2016 in relation to the site (as described in the Proposal 
section of this report).

 
Representations

Caldbeck Parish Council 

It welcomes an application from a younger family which helps support the village 
community and viability of the school and other services; The development is 
unobtrusive, and is on an infill site which, for many years, has supported a mobile home.
The development is expected to improve the overall environment, with sympathetic 
replanting of trees and removal of an existing metal slurry tank. Caldbeck Parish Council 
notes neighbours have written in support of the application.



Historic England 

Recommendation - Historic England has no objection to the application on heritage 
grounds. In determining this application you should bear in mind the statutory duty of 
section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to pay 
special attention to the desirability of preserving or enhancing the character or 
appearance of conservation areas.

ABC Conservation Officer 

Objection. No heritage statement or impact of the proposal upon any of the listed 
buildings or conservation area has been provided. St. Kentigern’s Church is grade 1 
listed which demonstrates it is of considerable national interest.

Cumbria County Highways Authority 

No objections subject to highway conditions 

Details of the proposed surface water drainage system will need to be forwarded for 
approval before works commence on site.

County Archaeologist 

No objections

Natural England 

No objection subject to appropriate mitigation. There is a hydrological connection 
between the proposal and the River Eden SAC / SSSI via a culverted field drain which is 
partially open within the development site near the hedge boundary. The drain 
discharges into Cald Beck which flows into the River Eden 50m east. It is considered 
that without appropriate mitigation the application could:
- Have an adverse effect on the integrity of the River Eden Special Area of 

Conservation
-  Damage or destroy the interest features for which the River Eden and Tributaries 

Site of Special Scientific Interest has been notified.

In order to mitigate these adverse effects and make the development acceptable, the 
following mitigation measures should be secured;
- Construction Environmental Management Plan (CEMP).
- Finalised Surface Water Drainage Plan.

The CEMP should incorporate appropriate pollution prevention guideline measures to 
include materials and machinery storage, biosecurity, and the control and management 
of noise, fugitive dust, surface water runoff and waste to protect the field drain and 
connected SAC from sediment, and pollutants such as fuel and cement.

There should be a 10m buffer strip and bund to the field drain where it is open, to 
prevent any sediment and pollution in surface water run-off from reaching the SAC. All 



materials and equipment must be stored outside the buffer strip, and there should be a 
designated concrete mixing / refuelling site outside the buffer strip, with spill kits on site 
and drip trays used for refuelling. There should be no washing out of concrete mixing 
equipment on site.

United Utilities 

No objections subject to planning conditions. 

Foul and surface water shall be drained on separate systems. A surface water drainage 
scheme, based on the hierarchy of drainage options in the National Planning Practice 
Guidance with evidence of an assessment of the site conditions

Environmental Health 

No objections subject to planning conditions relating to contamination.

The application has been advertised on site, within the local press and adjoining 
owners have been notified and 4 letters of support have been received. Setting 
out the following:

1. Support the above application  - Cllr Duncan Fairbairn
2. Bringing young families into Caldbeck is of paramount importance. The applied for 
site is going to have minimum impact on close neighbours and has been well chosen. 
They are of a local family and will be an asset to Caldbeck family life.
3. The planned building for this site would enhance the residential area of Friar Row and 
would give a welcome opportunity for a young family to return to the village.
4. The site would benefit from this development, the slurry store located on it is an 
eyesore. I believe the development would improve the amenity of the area and it will 
respond very well to its setting. The opportunity to bring a new family to the area is an 
added benefit and something that is very much required in the area. 

Duties

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states 
that, when considering whether to grant planning permission for development which 
affects a listed building or its setting, special regard should be had 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 Planning (Listed Buildings and Conservation areas) Act 1990 requires 
that regard should be had to the preserving or enhancing the character and appearance 
of the Caldbeck Conservation area.



Development plan policies 

Allerdale Local Plan 1999

Saved settlement limits 

Allerdale Local Plan (Part 1) – Adopted July 2014

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable Development Principles
Policy S3 - Spatial Strategy and Growth 
Policy S4 - Design principles
Policy S5 - Development principles
Policy S7 - A mixed and balanced housing market 
Policy S22 - Transport principles
Policy S24 - Green Infrastructure
Policy S27 - Heritage Assets
Policy S29 - Flood Risk and Surface Water Drainage 
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy S36 -  Air, water and Soil Quality 
Policy DM14 - Standards of Good Design
Policy DM17 - Tree, Hedgerows and Woodland

Other Material Considerations

Allerdale Local Plan Part 2

National Planning Policy Framework 2018

Allerdale Borough Council Plan

Relevant appeals

Allerdale BC Appeal decision for land at Little Broughton (PINs ref 
APP/G0908/W/17/3183948) which specifically addressed the weighting afforded to 
some development plan policies

The Setting of Heritage Assets (2nd Edition) 2017 – Historic England Historic 
Environment Good Practice Advice in Planning Note 3

Policy Weighting 

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. This means that the Allerdale 



Local Plan 1999 saved settlement limits and the Allerdale Borough Local Plan (Part 1) 
2014 policies have primacy.

A material consideration is the provisions of the revised NPPF. Paragraph 213 of the 
revised NPPF (2018) advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with this framework (the closer the policies 
in the plan to the policies in the Framework, the greater the weight that may be given). 

The Allerdale Local Plan (part 1) policies pre-date the revised NPPF and therefore full 
weight can only be afforded to those policies that are considered consistent with the 
revised NPPF.  The majority of policies are considered to remain consistent. However, 
having regard to the appeal decision for land at Little Broughton (PINs ref 
APP/G0908/W/17/3183948), it is considered that policies S3 and S5 of the Allerdale 
Borough Local Plan (Part 1) 2014 are out of date and can no longer carry full weight 
insofar as they relate to the application of the existing settlement limits which date from 
the 1999 Plan and housing numbers.  The provisions of paragraph 11 of the NPPF 2018 
apply and the tilted balance is therefore engaged.

Furthermore, consideration is given to the particular merits of this village location and 
that Caldbeck forms somewhat of an anomaly in Allerdale Local Plan policy as, despite 
being designated as a rural service centre in the National Park’s Core Strategy, placing 
it in the same category as Keswick and Ambleside and thus being the focus for 
development, it has been omitted from the ALP settlement hierarchy as set out in 
Policies S3 and S5. The exclusion from the settlement hierarchy can be reasonably 
attributed to the fact that only a single street (Friar Row) falls within the Allerdale 
planning control. 
In this context, given the National Park’s Core Strategy designation, it is reasonable to 
conclude that policy S3’s omission is not reflective of the sustainability of the settlement. 
As such, in this instance, little weight is afforded to any part of policy S3. 

However, this does not mean to say that other Local Plan Part 1 policies are out of date 
and should not be afforded substantial or full weight where they are consistent with the 
provisions of the NPPF 2018. 

Assessment

Principle and Presumption in favour of sustainable development 

Allerdale Local Plan (ALP) Policy S1 ‘Presumption in Favour of Sustainable 
Development’ confirms that “the Council will take a positive approach... in favour of 
sustainable development” and that it will “secure development that improves the 
economic, social and environmental conditions in the area...”  

This is reaffirmed in the NPPF 2018 which sets out, under section 11, that plans and 
decisions should apply a presumption in favour of sustainable development and for 
decision-taking this means:
c) approving development proposals that accord with an up-to-date development plan 
without delay; or



d) where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless:
i. the application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole.
 
Paragraph 14 of the NPPF 2018 addresses that in ‘situations where the presumption (at 
paragraph 11d) applies to applications involving the provision of housing, the adverse 
impact of allowing development that conflicts with the neighbourhood plan is likely to 
significantly and demonstrably outweigh the benefits, provided all of the following apply:

a) the neighbourhood plan became part of the development plan two years or less 
before the date on which the decision is made;
b) the neighbourhood plan contains policies and allocations to meet its identified 
housing requirement;
c) the local planning authority has at least a three year supply of deliverable housing 
sites (against its five year housing supply requirement, including the appropriate buffer 
as set out in paragraph 73); and
d) the local planning authority’s housing delivery was at least 45% of that required over 
the previous three years.

Given the weighting outlined in the previous section of this report, there is a policy 
context which provides the ability for development of the scale proposed here in the 
location as proposed, to be permitted if it is sustainable.

Previously developed land

The NPPF defines previously developed land as:-

“Land which is or was occupied by a permanent structure, including the curtilage of the 
developed land (although it should not be assumed that the whole of the curtilage 
should be developed) and any associated fixed surface infrastructure. This excludes: 
land that is or was last occupied by agricultural or forestry buildings; land that has been 
developed for minerals extraction or waste disposal by landfill, where provision for 
restoration has been made through development management procedures; land in built-
up areas such as residential gardens, parks, recreation grounds and allotments; and 
land that was previously developed but where the remains of the permanent structure or 
fixed surface structure have blended into the landscape.” 

It is noted that the definition is explicit in advising that agricultural land (the paddock site) 
associated with Friar Hall Farm is not previously developed land and any historic  
caravan associated with the site as addressed by the applicant in the Design and 
Access Statement has been subsequently removed.

The proposal therefore does not respond to and, therefore, accrue the benefits derived 
from prioritising previously developed land in policies S5 and S30 of the adopted Local 
Plan and from the NPPF.
 



Heritage Assets – Identification and contribution of setting to Significance 

ALP Policy S27 Allerdale Local Plan sets out that the historic environment, including all 
heritage assets and their settings, will be conserved and enhanced in a manner 
appropriate to their intrinsic historic value and significance, their importance to local 
character, distinctiveness and sense of place, and to other social, cultural economic or 
environmental benefits/values.

Applying the guidance within Historic England’s GPA3, 3 listed structures are identified 
in close proximity to the site:

1. The Bridge is described in the listing:-

NY 33 NW CALDBECK Caldbeck - 3/49 Church Bridge Grade II Listed Listing 
NGR: NY3251739919 
Footbridge, probably a pack-horse bridge. Probably C18 with C19 and C20 
repairs. Mixed sandstone and limestone coursed rubble. Narrow slightly humped 
single-span arch under solid parapet with saddleback coping.

This is the closest listed structure, directly opposite the site frontage on Friar Row.
The listed bridge is only a few metres from the site.  

2. St Kentigern Church:- 

NY 33 NW CALDBECK Caldbeck 13/46 Church of St Kentigern 11.4.67
Grade I
Parish church. C12 and C13 with alterations of 1512 and 1727, with 1880
restoration by C.J. Ferguson and 1932 restoration by J.F. Martindale. Large
blocks of mixed sandstone; tower of limestone with flush sandstone quoins. 
Graduated green slate roof with coped gables and cross finial. 3-storey square 
west tower; 6-bay nave with north and south aisles and south porch; 2-bay 
chancel with south vestry. Tower is medieval up to string course with small 
round-arched window; upper storey is dated by internal inscription THIS 
STEEPLE WAS BUILDED IN THE YEAR 1727, with louvred round-arched 
openings under battlemented parapet. Aisles have 2-light 1932 windows with 
trefoil heads under hood moulds based on one original in the east wall of south 
aisle. 2- and 3-light clerestory windows are also of 1932. Porch has reused 
Norman arch with beak head carving at front and zigzags behind. Chancel has 2 
original lancet windows and a lower squint. 5-light east window has weathered 
inscription to John Whelpdale who rebuilt the chancel in 1512. South wall has 4-
light window over early C16 chantry chapel, now vestry. Interior of tower has 
broad newel staircase. First floor opening into nave has Norman zigzag arch 
stones, moved  there in 1932. Porch has medieval grave slab attached to wall 
and holy-water stoup recess. Nave has 6-bay arcades of round and hexagonal 
columns which do not fit exactly the pointed arches. C14 hexagonal font in 
baptistry. C13 piscina in south wall of aisle. Royal Arms of George IV at west 
end and painted wall text of 1731. Open timber ceiling of 1932. High openings in 
east wall of nave are original. Chancel has timber roof of 1880. East window by 
Wailes 867. c13 graveslab of Thomas de Bray. Blocked priest's door in south 
wall. See Reverend F.B. Swift, A History of Caldbeck Church, 1980.



This is a grade 1 listed church with a pedestrian access from Friar Row over the listed 
footbridge as detailed previously. The ABC Conservation officer advises that St 
Kentigern’s Church, as a grade I listed building, is of considerable national interest.    It 
dates from the C12 with many architectural features of considerable historic interest. 
The graves of John Peel, the huntsman and Mary Harrison, The Maid of Buttermere are 
of particular note. 

Much of its significance is undoubtedly derived from its history and architectural features 
but it is clear that the physical and functional setting are also very important.  The 
Church can be seen from much of the village and fell side around, particularly in winter, 
and its steeple is seen prominently all year.   Churches of this age, by virtue of their high 
profile historic community dominance, as evidenced by their size height, design and 
locational prominence, were designed to be seen from as far away as possible.  As 
such, it is clear that all of the settlement and views of the church are a very important 
part of its setting.   The proposed development site is 30-40 metres from the nearest 
part of the Church and it is very prominent from the site particularly in winter. The church 
is also highly visible from the site.  
Functionally, the Church has served as a Place of Worship for the parish for over 800 
years. It is also an attraction for visitors especially given its history and the graves of 
John Peel and Mary Harrison. 

3. The Rectory:- 

NY 33 NW CALDBECK Caldbeck 13/47 Rectory 11.4.67
G.V. II Rectory. On earlier rectory site rebuilt for Pynson Wilmot, rector 1765-
1789, with early C19 extension. Incised cement render with V-jointed quoins. 
Graduated hipped green slate roof with rendered chimney stacks. 2 storeys, 5 
bays with 5 bays to left rear and further single-storey, single-bay extension, 
forming overall L-shape. Central 2-storey bow-fronted bay has tetrastyle Doric 
porch with 6-panel door and side lights under glazed fanlight. Tripartite bow sash 
window above. Sash windows with glazing bars (3 on upper floor are internally 
blocked) in painted stone architraves. Upper-floor right-side tripartite windows 
under central ogee arch with tracery glazing bars. Left side has C19 double-sash 
windows. Single-storey extension has reused C18 fluted-pilaster door case 
under dentilled cornice. Listing NGR: NY3250039873

Officers advise The Rectory is a grade II listed building.  It is a large house built on the 
site of a previous rectory in mid C18.   Its size and massing, as well as materials, reflect 
the wealth and importance of the Church and makes it very much part of the setting and 
context of the Church.   There is significant inter- visibility between the Rectory and the 
site. 

The other designated assets are the Conservation Areas. There are two but only 
because there are two local planning authorities. 

The Lake District National Park advise the Caldbeck Conservation Area has relevant 
special interest as described by the LDNPA conservation area character appraisal which 
sets out (overleaf):  



‘A small historic village set in a sheltered location along the banks of the Cald, with the 
main settlement focus around the fords across the Cald and the Gill and is at a meeting 
point of numerous roads, bridleways and footpaths. The village was principally built on 
the southern bank of the river, where the church, with large church yard, rectory and 
tithe barn are located.  There are numerous barns dating from the C17 and C19, 
testifying to the agricultural origins of the village, but also an unusually high number of 
C18 and C19 mills from when the village was the focus of industries such as corn 
milling, wool spinning and carding, bobbin making, quarrying and metal mining.   There 
are working farms and fields that descend into the village, and wide green verges and 
tree lined water courses with a backdrop of woodland and rounded fells, enhancing the 
close relationship between Caldbeck and the surrounding landscape.   There are 
significant long views through the conservation area to high peaks, including Caldbeck 
fells and Parsons Park’. 

Officers further consider that the fields, trees and hedges are very important to the 
character, appearance and significance of the Conservation Areas (both the 
Conservation Area as defined in the Allerdale Local Plan and the LDNP Caldbeck 
Conservation Area).

The officer’s assessment of the contribution that setting makes to the significance of 
each asset, as identified above, was based upon site notes as well as records of the 
buildings such as the listings and texts such as Hyde and Pevsner.1 It is noted that the 
applicant’s submission has not provided any detailed description of the ‘significance ‘of 
the heritage assets affected from the proposal, including any contribution made to their 
setting. This is contrary to the NPPF. 

Impact of the proposal to the heritage assets

Para 194 NPPF 2018 which states: 

‘Any harm to, or loss of, the significance of a designated heritage asset (from its 
alteration or destruction, or from development within its setting), should require clear 
and convincing justification. Substantial harm to or loss of:
a) a grade II listed buildings….. should be exceptional;
b) assets of the highest significance, notably……grade 1 and grade 11* listed buildings, 
and World Heritage sites should be wholly exceptional’.

It is acknowledged that advice has been provided by Historic England with regard to the 
assessment of the locality and that the open farmland setting of the Church to the north 
of the Caldbeck was substantially lost in the late 20th century, when several properties 
were constructed to the north of Friar Row.
However, this does not mean that the application site should be lost to development. On 
the contrary, given the change to the setting elsewhere in the locality, it is of great 
importance the setting of the Church and Bridge in this part of the Conservation Area is 
preserved. 

1 Hyde, H., 2010. Cumbria: Cumberland, Westmorland and Furness. Yale Univ Pr.



The proposed development is on a plot historically forming part of Friar Hall Farm. The 
farmstead makes an important contribution to the character and appearance of the 
conservation area and the setting of the Church and Bridge. The small fields running 
down into the village provide a rural setting for the farmstead. The application site is one 
of the few fields that still extend into the settlement and preserve the loosely knit 
character in magnificent countryside described by Hyde.2 This is especially important 
given the unique juxtaposition with the Church and Bridge. The latter is angled across 
the Cald so that the view across it from the Churchyard is directly to the site. The site is 
therefore very important to the experience from this asset and this importance is 
increased due to the grade I status of the Church and its wider functional role as a 
visitor destination, to the graves of John Peel and Mary Harrison as well as a local 
community facility. 
Furthermore, given the village name is derived from the watercourse, it is not surprising 
that people are drawn across the Bridge to Friar Row with the site being prominent 
within this experience and so part of the defined character and appearance of the area 
and setting of the Church and Bridge. The introduction of a built form would irrevocably 
change this character and setting. It would establish a continuous building line to the 
east of the farm and would have the effect of suburbanising the farm. The farmstead 
appears to have developed around the fold-yard. The suburbanisation effect would be 
further accentuated by the loss of the mature beech tree T1 and limited tree 
replacement to the frontage.

Typically buildings in Caldbeck and elsewhere in the Cumbria were built with a wider 
frontage and a shallower depth. Local examples include Friar Hall Farm and the 
cottages on the south side of Friar Row. These properties are also located closer to the 
highway. The proposal does not respond to this historic character and appearance.

The local planning authority concludes that the dwelling will neither preserve the setting 
of the Church and Bridge nor preserve the character and appearance of the 
conservation areas. Much of the significance of these assets is derived from their 
setting. 

Any harm to, or loss of, the significance of a designated heritage asset, including from 
development within its setting should require clear and convincing justification. Where a 
development 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 proposal. Here, although the harm is concluded to be less than substantial, it 
outweighs the minimal public benefits accrued from the delivery of one home (providing 
the potential for the household to use the Church as a community facility/Place of 
Worship thereby contributing to its future preservation), and the removal of the slurry 
store to the rear of the site.

Even when applying the NPPF’s tilted balance, this harmful impact is considered to 
significantly and demonstrably outweigh the benefits derived from the delivery of one 
dwelling (taking into account the construction phase contribution to employment and the 
economy as well as the provision of one home). 

2 Ibid



Trees 
 
ALP Policy DM17 Tree Hedgerows and Woodland, sets out:

 ‘Wherever possible, existing trees, hedgerows and woodland that are considered 
important to the community, contribute positively to the character of the area and/or are 
of nature conservation value will be protected.

Proposals that involve felling, removal or are considered likely to cause demonstrable 
harm to existing trees, hedgerows and woodland will normally be resisted, unless 
acceptable mitigation or compensation measures can be secured.

Felling and/ or removal maybe permitted in exceptional circumstances where it can be 
demonstrated that the economic viability of the development is prejudiced and there are 
proposed wider benefits that outweigh the loss incurred…’.

It is currently proposed to site the dwelling within 15% of the root protection area (RPA) 
of tree T2 (copper beech) and to remove tree T1 (beech).  Both T1 and T2 are large 
mature trees and are of moderate quality. As they are visible from Friar Row, the trees 
have at least a moderate visual landscape amenity value. The removal of these two 
trees would be of at least moderate impact. 
The proposal is likely to impact on the RPA of retained trees, specifically T2 as there is 
a risk of soil compaction from construction machinery.

The Council instructed an independent review by an arborculturist of the applicant’s tree 
report.  The review advice was that both T1 and T2 should be protected by a TPO as a 
group. By altering the layout, sufficient space could be created to accommodate these 
two trees. A driveway can be installed through the root protection areas of the trees 
using a suitable load bearing support system as a sub-base. That said it has been 
identified that tree T2 has a fungal infection that may have an impact on its health in the 
future. Officers are therefore minded to accept the loss of tree T2 with an appropriate 
replanting scheme given it is noted that tree T1 is the more dominant tree and has 
greater visual impact from users of nearby roads and footpaths within the locality and 
conservation area. Therefore the proposed removal of tree T1 is not be supported.
The retention of tree T1 is important to the character and appearance of the area and 
setting of the Church and Bridge as already described in this report. 

Design, Materials and Layout

This report has already assessed the issues arising from the proposed siting and 
massing of the dwelling. It is noted the front of the dwelling will be clad with natural 
stone with the remainder of the dwelling will be finished with rough cast render. The 
property will have a slate roof. 
 
Officers note there are other contemporary dwellings close by on Friar Row of a similar 
design and that the materials respond to the local vernacular. However, these detaiuls 
do not overcome the issues already raised. 



Landscape

ALP Policy S33 landscape sets out: 

“The landscape character and local distinctiveness of the Plan Area shall be protected, 
conserved and, wherever possible, enhanced’. ……. The Council will support proposals 
that involve the removal or a reduction in the impact of existing structures and land uses 
that are detrimental to the visual quality of the landscape.”

The removal of the unsightly slurry store to the north of the site and further tree planting 
would have a benefit in viewing the site from the fields from the north to the south 
towards the Church.  However the views from the village (Friar Row) towards the north 
across the site would be dominated by the dwelling proposed. 

Ecology

Natural England have no objection subject to planning conditions given there is a 
hydrological connection between the proposal and the River Eden SAC/ SSSI via a 
culverted field drain which is partially open within the development site near the hedge 
boundary. The drain discharges into Cald Beck.

Natural England consider that, without appropriate mitigation, the application could have 
an adverse effect on the integrity of the River Eden Special Area of Conservation; 
damage or destroy the interest features for which the River Eden and Tributaries Site of 
Special Scientific Interest has been notified. In order to mitigate these adverse effects 
and make the development acceptable, the following mitigation measures should be 
secured through the provisions and approval of a Construction Environmental 
Management Plan (CEMP) and a finalised Surface Water Drainage Plan.

The initial Phase 1 Habitat and Scoping Survey report concluded that the proposed 
development of the site should have little impact on most habitats of conservation 
interest or European Protected Species / other protected species.

The detailed ecological addendum report summarised ecology impacts as follows and 
set out mitigation to protected species and features:

Foul and Surface water

Foul sewage will be connected to the mains and this is acceptable. Further details have 
been requested to address the surface water arrangements. Mitigation would be 
required should the proposal require the disposal of surface water to the nearby River 
Cald due to its protected status SAC and SSSI as set out above.

Access and parking arrangements

The capacity of local infrastructure would not be exceeded by this development. The 
development has suitable visibility splays that could be secured by planning condition. 
There will be a gate at the access point to the site to provide privacy and security. There 
are no objections from Cumbria Highways subject to planning conditions to safeguard 
visibility splays.



Pedestrian and vehicular access to the dwelling will be via Friar Row.  Access and 
parking is satisfactory for the dwelling proposed from a highway point of view. Issues 
with regard to the safeguarding of Tree T2 would need to be secured by mitigation and 
planning conditions during construction works and for the use of a driveway thereafter.

Residential and Visual Amenity

ALP Policy S32 Safeguarding Amenity sets out:

‘Support will be given for proposals which make a positive contribution to the area by 
maintaining or improving the quality of the environment and amenity.  

The development of new housing or other environmentally sensitive development will 
normally be resisted in locations where there is potential to incur statutory nuisance or  
poor standards of residential amenity by virtue of impacts such as air pollution, noise, 
smell, dust, vibration, light or other pollution.

Proposals will not be supported where they would....
b. Result in a detrimental effect on the local area in terms of visual amenity, distinctive 
character or environmental quality….

The siting of the dwelling in its current position does not cause overlooking to 
neighbouring properties or a cause a loss of light or overshadowing. There are 
established hedgerows and clear boundaries between the site and the neighbouring 
properties. 

The applicant has agreed to safeguard residential amenity via a section 106 to secure 
that the adjacent barns, owned by a family member, will not house livestock and that the 
redundant slurry tank is removed.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, Local Considerations 
relate to the New Homes Bonus.

Conclusion

Officers must consider the merits of providing the proposed dwelling in the proposed 
location in the village of Caldbeck against the significant and demonstrable harm from 
the loss of a TPO Tree T1 beech (notwithstanding the proposed replant scheme) and 
the impact on heritage assets. 

Officers consider the proposal would harm the significance of the conservation areas 
and setting of the listed Church and Bridge. This would significantly and demonstrably 
outweigh the benefit of providing just one dwelling, when assessed against the policies 
in the Local Plan 2014 and the NPPF 2018 when taken as a whole. The extent of 
damage to the significance of the listed buildings in close proximity to the site has not 
been appraised in detail by the applicant at variance with paragraph 189 of the NPPF 



2018. However, it is considered that the setting of the grade 1 listed church will not be 
preserved by this proposed house as sited. This is because of the loss of the paddock 
and a mature beech Tree T1, and that the proposed tree replanting will not be sufficient 
to address the harm. As a consequence the proposal does not accord with ALP 2014 
policies S27, S32 and DM17 nor the provisions of the NPPF relating to the historic 
environment.

By virtue of the above the proposal is recommended for refusal

Annex 1

Recommendation: Refuse

Reasons

The development by virtue of introducing a dwelling of the siting and massing proposed 
will neither preserve nor enhance the character and appearance of the Caldbeck 
Conservation Area. The felling of the Beech tree (T1) and introduction of the form 
proposed results in the loss of one of the few fields that penetrate into the built envelope 
of the village and defines the historic character of the settlement. The loss is particularly 
harmful given the juxtaposition with the Bridge and Church. 
As such the proposal is contrary to the provisions of policy S27, S32 and DM17.of the 
adopted Allerdale Local Plan Part 1 2014.

The setting of both the Church of St Kentigern and the packhorse Bridge will not be 
preserved by the introduction of a dwelling of the siting and massing proposed. Much of 
the historic setting of these assets has been lost but the application site is one of the 
remaining fields in close proximity that defined this historic setting and materially 
contributes to the significance of these assets. The development would result in the 
irrevocable loss of the field and harm to the significance of the assets, this harm not 
being outweighed by the minimal public benefits arising from the proposal. 
As such the proposal is contrary to the provisions of policy S27, S32 and DM17. of the 
adopted Allerdale Local Plan Part 1 2014.

The extent of damage to the significance of the conservation area has not been 
appraised in detail by the applicant at variance with paragraph 189 of the NPPF 2018

The cumulative adverse impact would demonstrably and significantly outweigh the 
benefits of the proposal.

1) Application Refused With Discussion – No way forward proposed within 
timescales 

The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against, primarily, the development plan 



policies, any duties applicable and also all material considerations, including 
emerging Local Plan policy, the National Planning Policy Framework and any 
stakeholder representations that may have been received. In this context, having 
identified matters of concern with the proposal and discussed those with the 
applicant, unfortunately, it has not been possible to resolve all those matters within 
the timescale allocated for the determination of this planning application.  However, 
the Local Planning Authority has clearly set out within its report the outstanding 
matters needing to be remedied to address the harm identified within the reasons for 
refusal. This may potentially lead to the submission of a more acceptable proposal in 
the future.  The Local Planning Authority is willing to provide, without prejudice, pre-
application advice in respect of any future application for a revised development.  



Location plan



Location plan showing larger view


