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CUMBERLAND COUNCIL  
CONSULTATION RESPONSE 

 

Proposal: Erection of 5 detached dwellings with associated infrastructure, access, landscaping and 
car parking 

Address: Land to the South of Holly Mews, Abbey Road, St Bees 

Reference: 4/24/2094/0F1 

Date: 28/05/25 

 

Description: Site is an area of scrubby open ground to the south of Holly Mews and west of St Bees 
Priory and vicarage, located within St Bees conservation area. 

Conclusion: Recommend refusal 

Assessment:  

 I would remind the applicants and agent that my objection to the principle of development 
here is specifically within the confines of conservation and design, in the sense that I do not 
believe a development here would preserve or enhance the character and appearance of 
the conservation area. I would view this, and the impact on the setting of the Priory, as 
constituting less-than-substantial harm. 

 Though a perfectly well-executed example of a small, suburban-style development of 
executive homes, my objection further questions this foundational choice as it resembles 
development that can be seen to have had a negative impact on the appearance and 
distinctiveness of St Bees from the latter half of the 20th century onwards, and towns and 
villages like it around the country. In this sense, I view the previously constructed row 
adjacent to Abbey Road as being better, and this new proposal to have more in common 
with the suburban-style developments at Vale View, Monk’s Hill, or behind Main Street on 
the other side of the valley. When viewed from this north side, Main Street is now rather 
difficult to visually identify due to the incremental advance of housing development that has 
taken place around it over the past fifty years. This specifically can be seen as part of a trend 
that has reduced the conservation area’s character and distinctiveness in that time, although 
I don’t dispute for a second that many people call those houses home. My commentary here 
is specifically on the interplay of conservation and design impact. 

 In summary, there is an initial objection to developing the site at all, an objection that would 
be significantly weakened if the development were innovative and highly contextual, and a 
secondary objection that is due to this specific proposal being, though a good quality 
example of its type, in my assessment not a good match for its location. In this sense, it 
reads as part of a trend that, while widespread, has, in being widespread both here and in 
similar settlements, caused a widespread albeit incremental harm. 

 Therefore, I feel this is a missed opportunity and that the architectural solution proposed 
would benefit from re-assessment. This appears to me to be necessary in order to justify the 
less-than-substantial level of harm identified. 
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Relevant Policies and Guidance:  

The Planning (Listed Buildings and Conservation Areas) Act 1990 establishes a need “in considering 
whether to grant listed building consent for any works [for the Local Planning Authority to] have 
special regard to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest” [Section 16(2)]. This requirement also applies to the granting of 
planning permission affecting a listing building or its setting [Section 66(1)]. 

Section 72 of the 1990 Act states that “special attention shall be paid to the desirability of preserving 
or enhancing the character or appearance of [a conservation] area.” 

Paragraph 139 of the National Planning Policy Framework (NPPF) asserts that “Development that is 
not well designed should be refused”. 

NPPF para. 210 states that “In determining applications, local planning authorities should take 
account of the desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation…” 

NPPF para. 212 states, in the case of designated heritage assets, “great weight should be given to 
the asset’s conservation”, irrespective of whether potential harm is substantial, less-than-
substantial, or total loss. Where harm to a designated heritage asset is less-than-substantial, it 
should be weighed against the public benefits of the proposal (para. 215).  

Paragraph 216 of the National Planning Policy Framework (NPPF) states the effect on the 
significance of a non-designated heritage asset should be taken into account when making decisions. 

Opportunities should be sought for new development within conservation areas and the settings of 
heritage assets that enhances or better reveals their significance. (para. 219) 

Referring to assets in a conservation area, NPPF para. 220 states that loss of an element that makes 
a positive contribution to a conservation area should be treated as either substantial (under para. 
214) or less-than-substantial harm (under paragraph 215). 

The Copeland area’s Local Plan contains a number of relevant policies: 

 BE1 provides for the preservation and enhancement of built heritage assets by: 
o Requiring a heritage impact assessment or heritage statement where the proposal 

would affect a heritage asset; 
o Giving great weight to the conservation of Copeland’s designated heritage assets 

when decision making; 
o Ensuring that new development is sympathetic to local character and history; 
o Supporting proposals for the appropriate reuse of vacant historic buildings, 

recognising that putting buildings into viable uses consistent with their conservation 
can help sustain and enhance their significance; 

o Supporting proposals that increase the enhancement, promotion and interpretation 
of Copeland’s architectural and archaeological resources; 

o Strengthening the distinctive character of Copeland’s settlements, through the 
application of high-quality design and architecture that respects this character and 
enhances the setting of heritage assets. 

 BE2 states that development should preserve or enhance designated heritage assets (or 
important archaeological sites) and their settings. The more important the asset, the greater 
weight that will be given to its conservation. Proposals that better reveal the significance of 
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heritage assets will be supported in principle. Any harm to, or loss of, the significance of a 
designated heritage asset will require clear and convincing justification. 

 BE4 refers to non-designated heritage assets, saying that development should preserve or 
enhance such heritage assets and their settings. Proposals that better reveal the significance 
of heritage assets will be supported in principle. Proposals affecting non-designated heritage 
assets or their settings should demonstrate that consideration has been given to their 
significance. 

 DS4 outlines the Council’s expectation that all new development will meet high-quality 
design standards that contribute positively to the health and well-being of residents. 

 DS5 refers to the importance of achieving good standards of design in both hard and soft 
landscaping. 

The Conservation Area Design Guide is a supplementary planning document adopted in 2017 that is 
a material consideration in the determination of planning applications within conservation areas in 
the legacy Copeland area. It is therefore applicable to this application.  

 

Sammy Woodford 

Conservation and Design Officer 

 


