
  

 
 

 

 

 

 

  
    

      

      

            

     

 

   

       

              
     

               
  

    
         

          

         
          

         
         

           
         

         
             

        

            
          

 
             

    
 

 

       

         

          

          

          

       

          

         

         

         

       

          

   

 

 

The Planning 
EST1909 Inspectorate 

Appeal  ecision 
Heari g held o  29 May 2012 

Site visit made o  29 May 2012 

by R E Watson BA (Hons) 

an Inspector appointed by the Secretary of State for Communities and Local Government 

 ecision date: 15 June 2012 

Appeal Ref: APP/M0933/C/12/2170352 

Land at Baycliff Farm, Baycliff, Ulverston, Cumbria, LA12 9RN 

• The appeal is made u der sectio  174 of the Tow  a d Cou try Pla  i g Act 1990 as 
ame ded by the Pla  i g a d Compe satio  Act 1991. 

• The appeal is made by Mr B C Dawso  agai st a  e forceme t  otice issued by South 
Lakela d District Cou cil. 

• The Cou cil's refere ce is SL/2011/0994. 
5th • The  otice was issued o  Ja uary 2012. 

• The breach of pla  i g co trol as alleged i  the  otice is operatio al developme t 

co sisti g of the co structio  of agricultural buildi gs (“the Buildi gs”) withi  the La d 
show  for ide tificatio  purposes o ly hatched i  blue o  the pla  a d  umbered 1-4 

a d the layi g of hardcore, builders waste a d road pla i gs withi  the La d show  for 
ide tificatio s purposes hatched i  brow  o  the pla  (“the Brow  La d”). 

• The requireme ts of the  otice are to demolish the Buildi gs a d remove a y fixtures 
a d fitti gs associated with the Buildi gs from the la d; a d remove the demolitio  

materials associated with complia ce with the above requireme t from the La d; a d 
re-i state the part of the La d previously occupied by the Buildi gs to a grassed area i  

appeara ce; a d remove all hard core, builders waste a d road pla i gs from the 

Brow  La d; a d re-i state the Brow  La d to a grassed area i  appeara ce. 
• The period for complia ce with the requireme ts is 3 mo ths after the  otice takes 

effect. 
• The appeal is proceedi g o  the grou d set out i  sectio  174(2)[a] of the Tow  a d 

Cou try Pla  i g Act 1990 as ame ded. 

 ecision 

1. The appeal is allowed, the e forceme t  otice is quashed a d pla  i g 

permissio  is gra ted o  the applicatio  deemed to have bee  made u der 

sectio  177(5) of the Act as ame ded for the developme t already carried out, 

 amely the co structio  of agricultural buildi gs, together with the layi g of a 

hard-sta di g area, at Baycliff Farm, Baycliff, Ulversto , Cumbria, LA12 9RN as 

show  o  the pla  attached to the  otice, subject to the followi g co ditio : 

“Withi  6 mo ths of this decisio  a scheme specifyi g materials to be used i  

the exter al claddi g of buildi gs ide tified o  the Notice as  os. 3 a d 4 a d 

the exter al claddi g of four  ew exter al walls for the structure ide tified o  

the Notice as buildi g  o. 2 must be submitted to, a d approved i  writi g by, 

the local pla  i g authority. The approved scheme shall be impleme ted 

strictly i  accorda ce with the approved details withi  3 mo ths from the date 

of this approval”. 

www.pla  i gportal.gov.uk/pla  i gi spectorate 
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Appeal Decisio  APP/M0933/C/12/2170352 

Procedural Matter 

2. At the outset of the Heari g, the Cou cil drew atte tio  to Buildi g No.1, as 

show  o  the  otice. Although  o grou d (c) appeal had bee  made, the 

Appella t had argued i  the grou ds of appeal that this buildi g had bee  

co structed some 8-10 years ago a d was, therefore, immu e from 

e forceme t actio . Whilst the Cou cil disputed the time-scale, they co ceded 

that their evide ce o  this matter was i co clusive a d they accepted that the 

buildi g may have bee  i  positio  for more tha  4 years. As the buildi g was 

a  i tegral part of the compact group based o  the mai  farm-yard at the 

lower level, they had  o objectio  to this structure remai i g. They wished to 

remove all refere ce to this i  the  otice. I have take  this i to accou t i  my 

deliberatio s. 

Main Issue 

3. The mai  issue i  this case is the effect of the developme t o  the character 

a d appeara ce of the site a d its surrou di gs, taki g accou t of the  eeds of 

the farmi g e terprise. 

Reasons 

4. The South Lakela d Local Pla  2006 a d Alteratio s was adopted i  2007 a d 

policies saved i  2008/2009. Policy S23 relates to the co structio  of 

agricultural buildi gs. It states that such developme ts will o ly be permitted 

where they do  ot have a sig ifica t adverse impact upo  the visual ame ity of 

the local area i  terms of siti g a d desig . Policy CS8.2 of the rece tly 

adopted South Lakela d Core Strategy sets out i  ge eral terms the Cou cil’s 

approach to the protectio  a d e ha ceme t of la dscape a d settleme t 

character. I  ote that this area does  ot carry a y special la dscape 

desig atio . I  accorda ce with the advice i  the rece tly published Natio al 

Pla  i g Policy Framework, I give these local policies full weight. 

5. Baycliff Farm was origi ally located o  a site embedded withi  the village which 

has  ow bee  redeveloped for reside tial purposes. The farm buildi gs were 

relocated to a site further  orth o  Su brick La e, immediately beyo d the 

poi t where reside tial developme t termi ates a d Su brick La e cha ges 

from a surfaced highway to a track. From this poi t o  the track climbs 

 orthwards as a popular public footpath. The compact group of agricultural 

buildi gs remai s the focus of the farmi g operatio s. More rece tly, the 

farmi g e terprise has expa ded with the co structio  of additio al buildi gs o  

more elevated la d to the  orth alo gside Su brick La e. Some of these 

structures are the subject of the Notice. 

6. The e terprise co sists of a moder  day cattle a d sheep reari g u it, together 

with meadow, pasture a d arable la d, totalli g some 137ha. The farm carries 

approximately 216 Co ti e tal cross beef cattle a d some 500 mule cross 

breedi g ewes with 7 Suffolk a d Texel Tups. Fodder is grow  o  the holdi g 

with silage a d hay, together with arable crops of predomi a tly spri g barley 

bei g grow  for feedi g to the cattle, with straw for beddi g. 

7. At the Heari g the Appella t explai ed that the co structio  of these further 

buildi gs has bee   ecessitated by cha ges i  farmi g practice a d, particularly 

by the i troductio  of  ew rules a d regulatio s relati g to a imal husba dry 

a d soil protectio . I  additio , cha ges to the size a d scale of farm 

machi ery have led to a  i crease i  the ra ge of equipme t used. As I saw o  

www.pla  i gportal.gov.uk/pla  i gi spectorate 2 
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Appeal Decisio  APP/M0933/C/12/2170352 

my visit, all the buildi gs were i  use, some quite i te sively, for storage of 

equipme t, feed for stock a d as covered accommodatio  for the stock. I am 

satisfied, therefore, that the provisio  of further buildi gs has bee   ecessary. 

8. The key questio  is whether the solutio  of locati g those buildi gs, for which 

permissio  or co se t has  ot bee  sought, o  the more elevated plateau to the 

 orth is appropriate. This developme t has exte ded the farm complex i  a  

elo gated form o  to higher grou d. It is  ow i  a more promi e t positio , 

particularly whe  viewed from the higher route of the footpath to the  orth. I 

agree with the Cou cil that the compact form of the mai  buildi gs lower dow  

Su brick La e has bee  lost. A fully cohere t patter  of developme t has  ot 

bee  achieved a d the structures, to a degree, do  ot sit happily together as a 

group. The Appella t agreed that the use of a variety of materials had resulted 

i  a  eclectic mix of structures which visually was  ot successful. 

9. However, I co sider it sig ifica t that this rece t developme t follows a patter  

of developme t established whe  pla  i g permissio  was gra ted o  the 

higher plateau for a large storage buildi g i  2009. This buildi g was  ot built 

i  accorda ce with the permissio , but subseque t discussio s led to certai  

ame dme ts which the Cou cil accepted. However, to my mi d it remai s a 

domi a t visual prese ce alo gside Su brick La e li ki g with a substa tial 

Nissa  hut style structure, which has bee  i  positio  at a higher level for a 

lo g  umber of years. These buildi gs have firmly established a further base 

for the farmi g operatio s which the rece t developme ts the subject of the 

 otice have further expa ded. 

10. Buildi gs show  as  os. 2, 3 a d 4 o  the Notice largely reflect this  ew 

developme t focus. Nos. 3 a d 4 have bee  tacked o  to the easter  face of 

this storage buildi g visually formi g a relatively modest exte sio , although 

improveme ts could be made to the choice a d desig  of the claddi g 

materials. I accept that the buildi g show  as  o. 2 sta ds slightly apart a d, 

although close to buildi g  o. 1, its more elevated locatio  gives it a more 

promi e t appeara ce. Its relatively small size mi imises the impact but, as it 

is ope -sided, the equipme t stored u der its roof is clearly see  from the La e 

to the visual detrime t of the  ew complex. Agai , however, cha ges to its 

desig  could resolve these problems. 

11. As this more elevated exte sio  to the farm yard has progressed, the area 

show  as  o. 5 o  the Notice has bee  i  use as a hard-sta di g. It was 

origi ally much more exte sive, but as further buildi gs have bee  co structed 

withi  it, its area has reduced to the poi t where  ow it fu ctio s largely as a 

seco dary access from Su brick La e. I co sider that its impact is mi imal 

a d acceptable for its purpose. Overall, I co clude that the locatio  of the 

developme t, havi g followed the permitted more rece t expa sio  o  to the 

higher plateau, is acceptable. 

Conditions 

12. I have give  serious co sideratio  to the suggestio s made at the Heari g 

relati g to possible co ditio s. I am  ot co vi ced that the provisio  of 

la dscapi g would provide effective scree i g from more elevated viewpoi ts 

to the  orth o  Su brick La e. The suggestio  of possibly stre gthe i g the 

existi g bou dary which ru s N-S slightly to the east of the buildi g complex, 

separati g it from the ope  pasture beyo d, may some merit, but it is already 

i  place a d clearly marks a firm bou dary li e. 

www.pla  i gportal.gov.uk/pla  i gi spectorate 3 
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13. However, I have residual co cer s about the use of the claddi g materials i  

terms of buildi gs  os. 3 a d 4. Careful thought  eeds to be give  to their 

detailed desig  to e sure a more visually cohere t exter al appeara ce to the 

farm complex o  this higher plateau. I  additio , I am co vi ced that the 

desig  of the visually promi e t buildi g  o. 2 could be improved. The 

claddi g of the side elevatio s would give the buildi g a more solid 

appeara ce, reflecti g the desig  of the majority of the other buildi gs, 

thereby helpi g to e close this  ew farm yard area a d visually prese t a more 

tidy prese ce whe  viewed from the La e. 

Conclusions 

14. Accordi gly, I am satisfied that the developme t does  ot have a sig ifica tly 

adverse effect o  this rural area a d that, provided improveme ts were made 

to the use of the claddi g materials a d cha ges to the desig  of buildi g  o. 

2, the developme t would be acceptably assimilated i  the local la dscape. 

These requireme ts ca  be made the subject of a co ditio . I co clude, 

therefore, that the appeal made u der grou d (a) succeeds a d that the 

deemed pla  i g permissio  ought to be gra ted, subject to the appropriate 

co ditio . 

R E Wat on 

I spector 
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APPEARANCES 

FOR THE APPELLANT: 

Mr B C Dawso  The Appella t 

Mr C Whittaker Age t – Whittaker a d Co, The Estate Office, 

Fidler Hall, Newby Bridge, Ulversto , Cumbria 

LA12 8NQ 

FOR THE LOCAL PLANNING AUTHORITY: 

Mrs K Lawso  Pla  i g Officer – South Lakela d District Cou cil 

Ms B Fettis E forceme t Officer – South Lakela d District 

Cou cil 
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