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Summary/Key Issues

Issue Conclusion

Heritage Assets It is considered that the proposal would not preserve or enhance 
the setting of the Westnewton Conservation Area contrary to 
Policies S6(f) and S27 of the Allerdale Local Plan.

Landscape and 
Visual Impact

Officers consider that the proposal would not assimilate well with 
existing development and would therefore have an adverse impact 
on the traditional character of the village and the open and 
undulating landscape that extends beyond. 

Proposal

Planning consent is sought for the change of use of land from agricultural use to 
domestic use and the erection of a domestic storage building within that area of land. The 
change of use would relate to an area of land measuring 260sqm, positioned to the north 
east of the existing dwelling Holme Croft.  

The proposed building measures 13.7m in length, 12.2m in width and would have a total 
height of 4.2m.  It is proposed to be constructed of concrete panels, with Yorkshire 
boarding above, and the roof to be grey fibre cement. The design of the proposed 
building is similar to modern agricultural buildings, with fenestration limited to a large set 
of doors, two double doors and a single door within the south west elevation, and a 
shallow roof pitch. 
   



Site

The application site is located to the north east of Holme Croft, which is a residential 
property of traditional design, two storeys in height, constructed of red sandstone, with a 
slate roof. This dwelling has an attached lean to garage to the western side, also 
constructed of sandstone and slate. The property has a driveway and garden to the front, 
bounded by a low stone wall, with further garden to the rear. The application site is part 
of an open agricultural field to the east and north of this dwelling, presently separated 
from Holme Croft by a solid wall. Land levels rise to the north. A mature hedgerow forms 
the boundary of the application site with the adjacent road (B5301).    

The proposal site lies to the north-eastern edge of the village of Westnewton and is 
located adjacent to the boundary of the Westnewton Conservation Area.  When 
approaching the village from the north, land levels fall and views are predominantly of 
domestic scale buildings of traditional appearance facing onto a triangular village green 
with mature tree, with the spire of St Matthews sometimes visible. The village continues 
within a linear arrangement to the south west. 

Westnewton village is predominantly residential, interspersed with some working farm 
holdings. The village is generally linear, with residential and agricultural buildings of 
traditional appearance and materials (stone/render and slate) predominantly lining the 
main road, sometimes set back with open greens. Modern farm buildings are generally 
located to the rear of these traditional properties and are less visible therefore, with the 
exception of Westnewton Hall Farm at the southwestern end of the village. 

Relevant Planning History

2/2018/0391 – Erection of a small agricultural building – Refused.  

This previous application was at the same location and was refused on the following 
grounds:

The proposal, by reason of its siting, scale and design/materials, would not relate 
well to the character and form of this edge of village location and would appear 
intrusive and overly prominent, having an adverse impact on the visual amenities 
of the locality and the character of the landscape, contrary to Policies DM6, S6(f), 
S4, S32 and S33 and of the Allerdale Local Plan (Part 1) Adopted July 2014.

The proposal by reason of its siting, scale and design/materials would not 
preserve or enhance the setting of the Westnewton Conservation Area and would 
result in harm to the heritage asset that is not outweighed by the public benefits, 
contrary to Policy S27 of the Allerdale Local Plan (Part 1) Adopted July 2014 and 
Chapter 16 of the National Planning Policy Framework (2018).



Representations

Parish Council 

No objections.

Minerals and Waste 

No objections.  

Other representations

The application has been advertised by letter, site notice and press advert. No 
representations have been received. 

The application has been called in for determination by Development Panel by Cllr Lister. 

Duties

Section 72 of the Town and Country Planning (Listed Buildings and Conservation Area) 
Act 1990, requires that the Local Planning Authority in the exercise of its functions, must 
pay special attention to the desirability of preserving or enhancing the character or 
appearance of that area. 

Development Plan Policies

Allerdale Local Plan 1999

Saved Settlement limits

Allerdale Local Plan (Part 1)

        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 S6f Area Based – Aspatria and locality

Policy S24 Green Infrastructure
Policy S25 Sports, Leisure and Open Space        
Policy S27 Heritage Assets

        Policy S32 Safeguarding Amenity
        Policy S33 Landscape
        Policy DM14 Standards of Good Design



Other material considerations

National Planning Policy Framework (NPPF) (2019)

Draft Allerdale Borough Local Plan (Part 2) Submission Draft

SA2 Settlement boundaries
SA51 Amenity Greenspace
SA52 Green Infrastructure networks

Policy weighting

Notwithstanding the duties under section 72 of the Town and Counrty Planning (Listed 
Buildings and Conservation Area) Act 1990, 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 Borough Local Plan (Part 1) 2014 
policies have primacy in decision making.

A material consideration is the provisions of the revised NPPF. Paragraph 213 of the 
revised NPPF (2019) advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with the 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 a further material consideration – the appeal decision for land at Great 
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. 

Paragraph 11 of the NPPF requires a presumption in favour of sustainable development. 
For decision taking this means approving development that accords with an up to date 
plan or where policies are out of date, granting permission unless:

i. The application of policies in the Framework that protect areas or assets of 
particular importance provide a clear reason for refusing the development, or

ii. Any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies of the Framework taken as a 
whole. 

In this instance, policies within the NPPF that protect areas or assets of particular 
importance are applicable to the determination of the application. The site lies adjacent to 
the Westnewton Conservation Area.  For this reason, policies within the NPPF relating to 
the consideration of heritage assets are relevant. The NPPF’s section addressing impact 
on Heritage Assets and their setting is used to inform the application of policy S27 of the 
Local Plan and the section 72 duty. 



Whilst policies S3 and S5 are out of date in relation to the settlement limits, they are not 
considered to be out of date in all respects.  Nor does it mean 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 2019. Policies other than S3 and S5 are 
considered to maintain their full weight.

Paragraph 48 of the revised NPPF specifies that weight can be given to emerging plans 
according to their stage of preparation, the extent to which there are unresolved 
objections and the degree of consistency with the Framework.

Assessment 

Heritage Assets

Policy S27 of the ALP Part 1 seek to conserve and enhance heritage assets within the 
Plan area in accordance with their level of significance, reflecting advice within the 
revised NPPF. The proposal is not located within the Westnewton Conservation Area, 
however it lies adjacent to it, and therefore Officers consider that the proposal has the 
potential to impact on its setting. The Council therefore must pay special regard to the 
duty to preserve or enhance the character or appearance of this Conservation Area. 
Officers have accounted for this as part of their assessment.
  
In considering the significance of this heritage asset, regard is had to Westnewton 
Conservation Area Appraisal carried out in 2008. This considered the positive 
characteristics of the village, summarised as follows:- 

 Distinctly agricultural character.

 Derived from the predominance of farm buildings and farm workers cottages, the 
combination of dwellings with gardens.

 Paddocks and farmyards result in a generously spaced and informal arrangement 
of buildings.

 The use of red sandstone as the traditional building material, in conjunction with 
Westmorland green slate confirming the very specific location of the village.

 The presence of many mature native trees or line of trees at intervals within the 
village, particularly in the eastern part.

 A sense of enclosure, physical self-containment and rural tranquillity.  

Whilst it is acknowledged that this is a farming community, one of the negative 
characteristics of the village has been summarised within the Conservation Area 
Appraisal as ‘the functional and over-economical design of many modern farm 
outbuildings’. 

Whilst the current application has been amended from a building for ‘agricultural’ 



purposes to one for ‘domestic’ use, it remains large is scale, particularly for a domestic 
outbuilding, and it retains an appearance similar to modern agricultural buildings, through 
a combination of its design and shallow roof, a lack of fenestration and relief and 
materials. Noting the minor changes to the size and height of the proposed building on 
the current submission and the change to materials, those changes are not considered 
sufficient to address the harm identified by the proposal, constituting reasons for refusal 
of the previous application. 

The proposed building of modern argricutural appearance and materials would be clearly 
visible alongside predominantly traditional and small scale stone and slate buildings at 
the eastern end of the village, particularly along its frontage. Due to the larger scale of 
the building, its appearance, and its positioning close to the highway, it is considered that 
the building would appear to be at odds with the traditional appearance and form, scale 
and low lying nature of those traditional buildings that lie within the Conservation Area at 
the eastern end. These traditional buildings group together to contribute significantly to 
the character of the Conservation Area and detracting from and being at odds with them, 
the proposal would result in harm to the significance of the Conservation Area at this 
location, failing to preserve or enhance. 

This harm would be perceived when viewing the proposal from within the Conservation 
Area itself, looking northeast, and when approaching Westnewton from the north. 
When entering the village from the north, the modern building would be seen to the 
forefront, drawing the eye from the traditional buildings configured towards the village 
green/junction at the western end of the village.  The proposal would not respect or 
positively contribute to the existing traditional character and features of the village. It 
would add a building of a particular design and materials that has attracted specific 
criticism within the Conservation Area Appraisal.

The purpose of the proposed building is stated as providing ancillary domestic space to 
Holme Croft, including the restoring and keeping of antique tractors. There are not 
perceived to be any public benefits that would outweigh the identified harm to this 
heritage asset.  As such, it is considered that the proposal would not preserve or 
enhance character of the Westnewton Conservation Area contrary to Policies S6(f) and 
S27 of the Allerdale Local Plan.  

Landscape and Visual Impact

Amongst other criteria, Policy S4 stipulates that new development should be visually 
attractive, of appropriate scale and appearance, and should respond positively to the 
character, history and distinctiveness of its location, integrating well with existing 
development. Policies S32 and S33 seek to ensure that new development responds to 
the local area in terms of landscape character, visual amenity and distinctive character.  

As indicated above, the proposed building is to be 13.7.29m x 12.2m and have a total 
height of 4.2m.  It is to be of modern appearance and materials which includes concrete 
panels with Yorkshire boarding, and the roof to be grey fibre cement.  An application for 
an agricultural building has been refused recently under planning reference 2/2018/0391.  
Officers consider that the design retains the appearance of a modern agricultural 
building. Given the traditional appearance of existing buildings to this edge of the village 



(typically low level buildings of stone or render), Officers consider that the proposed 
modern design and materials would be at odds with these traditional rural buildings and 
the traditional character in the immediate locality. 

The proposed building is to be sited on an open undeveloped field on rising land, albeit it 
is noted that attempts are being made to replicate the floor level of the adjacent property.  
The building would not be grouped within an established farm or among other buildings. 
It would sit within the field adjacent Holme Croft, extending the village form further into 
the open countryside. Although a hedge exists to the front, the proposed building would 
be clearly visible from the highway when leaving the village heading north and east and 
when approaching the village particularly from the north. Although it is acknowledged that 
the proposal has been reduced following the recent refusal and the applicant confirms 
that the site is to be dug down 1m lower than the application site, it is considered that the 
building proposed would still be intrusive at this location. It would not assimilate well with 
existing development and would therefore have an adverse impact on the traditional 
character of the village and the open and undulating landscape that extends beyond. 
  
For these reasons, Officers consider that the proposal would be contrary to Policies S4, 
S32 and S33 of the Allerdale Local Plan and therefore recommend refusal. 

   
Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal does not 
have any local finance considerations.

Conclusion

For the reasons outlined above, Officers consider that the siting, scale and design of the 
proposal is inappropriate at this location and in turn, this would have an adverse impact 
on the setting of Westnewton Conservation Area. Officers consider the proposal is 
contrary to policies S4, S6(f), S27, S32, S33 and DM14 and therefore the application is 
recommended for refusal.  



Annex 1

Reasons for refusal

1. The proposal, by reason of its siting, scale and design/materials, would not 
relate well to the character and form of this edge of village location and would 
appear intrusive and overly prominent, having an adverse impact on the 
visual amenities of the locality and the character of the landscape,  contrary 
to Policies S4,  S6(f), S32 and S33 and of the Allerdale Local Plan (Part 1) 
Adopted July 2014.

2. The proposal by reason of its siting, scale and design/materials would not 
preserve or enhance the  setting of the Westnewton Conservation Area and 
would result in harm to the heritage asset that is not outweighed by the public 
benefits, contrary to Policy S27 of the Allerdale Local Plan (Part 1) Adopted 
July 2014 and Chapter 16 of the National Planning Policy Framework (2019).  








