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YORKSHIRE DALES NATIONAL PARK AUTHORITY 

Committee: Planning Parish: High Abbotside 

Date: 22 February 2022 Officer: Andrew Morrison 

Applicant: The Cragg & Carr Application 
No: 

R/48/162B 

Site 
Address: 

The Cragg and Carr, Land at East Birkrigg, Appersett, Hawes, DL8 3LP 

Proposal: Outline planning permission (with some matters reserved) for erection of 
agricultural workers dwelling 

REASON FOR COMMITTEE CONSIDERATION 

1. This application is reported to Committee for the following reason: the application is submitted by a member

of staff and the Authority’s Scheme of Delegation requires such applications to be determined by the

Committee where they are subject to an objection.
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APPLICATION SITE 

2. The application site comprises part of a field adjacent to the south side of the A684 and elevated above the 

River Ure to the south, approximately 2.5 miles west of Hawes. Site levels drop gently initially away from the 

road, and then more sharply further to the south down to the river.  

 

3. The land on which the site is located formerly formed part of East Birkrigg Farm (located to the southeast of 

the site, out of view), however it is now known as The Cragg and Carr.  

 

4. Beyond a belt of trees to the west of the site is Collier Holme Farm, with the road leading north to Cotterdale 

located opposite this. The tree cover also extends around the southern side of the field. To east is the site of 

the proposed agricultural buildings and beyond the narrower part of the field, leading to an existing gated 

access point to the land from the A684. This access is located a short distance to the southeast of the access 

to Rigg House, itself which is elevated further to the north east. Beyond the northern boundary of the site is 

post and wire fencing and a line of trees of mixed spacing and maturity fronting onto the highway.  

PROPOSAL 

5. Outline planning permission is sought (with some matters reserved) for the erection of an agricultural workers 

dwelling. Matters of layout, scale, appearance and landscaping (as concerns the immediate surrounds to the 

dwelling) are reserved for later approval.  

 

6. The application has been amended from original submission with respect to the location of the site. Additional 

and amended supporting information has also been provided with respect tree impact and protection, 

proposed landscape planting and details of the track construction. 

 

7. The proposal would form a new access onto the A684 at a straight section of the highway, providing 2.4 

metres by 160 metres visibility splays as proposed. A twin wheeled compacted aggregate track would then 

run parallel to the road, leading around the rear of the associated agricultural buildings (R/48/162A) to the 

site of the dwelling at the northern corner of the field. Indicative site layout and section plans shows how a 

bungalow could be developed on the site to a regular footprint, aligned with the road and larger of the 

agricultural buildings, with a degree of cut and fill into the sloping ground to provide a ground level set slightly 

above that of the adjacent agricultural development. The dwelling would therefore form the northwest- most 

building of the three comprising a new farmstead.  

 

8. The application form indicates that a package treatment plant would be installed to deal with foul drainage 

and a soakaway constructed to manage surface water drainage.  

 

9. One of the applicants is a member of staff at the Authority. 

  

RELEVANT PLANNING HISTORY 

10. R/48/162A Full planning permission for the erection of cattle shed, erection of general purpose agricultural 

building and construction of a yard and construction of an associated highway access and track – also on 

this agenda. 

R/48/162 Full planning permission for erection of cattle shed, erection of general purpose agricultural building 

and creation of access track – withdrawn 17/12/2019                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

CONSULTATIONS 

11. The comments of statutory and non-statutory consultees are summarized below:  
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 YDNPA Trees and Woodlands Officer: Satisfied with latest proposed landscape planting in mitigation 

for loss of trees associated with formation of access and accompanying visibility splays. 

 YDNPA Wildlife Conservation Officer: No objection  

 Richmondshire DC EHO: No objection, recommended condition to deal with any unexpected 

contamination 

 NYCC Highways: Objection on highway grounds to use of a 2.4 metres set back for visibility splays - 

seeking 4.5 metres set back with reference to use of access by longer fronted agricultural vehicles. 160 

metre distance is acceptable as based upon the results of a speed survey. Low volume of traffic at time 

of survey is of no relevance, as this was carried out provide speed information.   

 NY Police: Security advice provided. 

 Natural England: No comments provided.  

 Hawes & High Abbotside Parish Council: 

o Original comments: ‘The majority of Councillors support the applications, but there were some 

concerns regarding the access on a dangerous part of the road’.  

o Subsequent comments: ‘Whilst the PC has no great objection to the dwelling and agricultural 

building per se we certainly have concerns re the following. 

The traffic survey was carried out in 2020, this was during the height of the pandemic where 

visitors to the area were far less and does not accurately reflect the actual numbers of visitors . 

In more recent months this has increased 10 fold and it is therefore not a true reflection of daily 

life here now.. the survey is therefore invalid and should be carried out again to give an up to date 

picture of the numbers of vehicles that use A684 on a daily basis. We are more than dismayed at 

the proposal to remove trees. We are being encouraged to plant more trees because of climate 

change etc and we strongly object to their removal . it will also have a devastating effect on wildlife 

which is prolific in the area, not least the red squirrels which are protected. One of the YDNP 

policies is to protect the landscape and support wildlife and the environment and the proposal 

seems in direct contravention of that.’ 

PUBLIC RESPONSES 

12. The application was advertised by site notice. 10 total representations have been received from 6 separate 

persons / addresses, raising the following points: 

- Harm to highway safety (‘dangerous stretch of road’) 

- Speed survey undertaken during winter period of lesser traffic 

- Development ‘creep’: increase in activity in rural tranquil area 

- Harm to wildlife 

- Harm to landscape (from development itself and associated tree removal) 

- Harm to dark skies 

- Alternative less impactful sites may be available 

- Limited detail provided 

 

ASSESSMENT 

Key Issues: 

 Principle of development 

 Impact upon the landscape (including trees) 

 Highways 

 Protected species  
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PRINCIPLE OF DEVELOPMENT 

 

13. The application is to be considered alongside concurrent, linked application R/48/162A for agricultural 

development. Together, the applications propose the development of a new farmstead. 

 

14.  As an exception to the Spatial Strategy (policy SP3) of the Local Plan, policy C3 supports new dwellings for 

rural workers provided that several matters are satisfied. This reflects a national policy provision for isolated 

homes for rural workers, as set out at paragraph 80 of the National Planning Policy Framework (2021). 

 

15. By way of background, the applicants were previously long-standing tenants of East Birkrigg Farm, however 

possession of the farmhouse and associated farm buildings was taken back by the landlord in 2017 before 

subsequent sale. The applicant took ownership of 180 acres of land at Birkrigg at this time (including the 

land subject of this proposal), together with subsequent purchase of an additional 180 acres of adjoining 

land to the south. Two further small parcels of short term tenanted land have also been taken adjoining the 

A684 further to the east. In brief, the current applications seek to establish a farmstead on this substantial 

extent of land farmed as The Cragg and Carr, a need arising from the loss of house and buildings at East 

Birkrigg (which had been occupied by the applicant for over 40 years) and the absence of suitable existing 

buildings elsewhere to fulfil current requirements.  

 

16.  The land is partly within a Higher Tier environmental management scheme, which includes requirements to 

graze cattle under restriction to aid the delivery of environmental objectives (restoration of grassland and 

hay meadows), therefore meaning a specific need for cattle housing. Approximately 70 head of mixed native 

breed cattle are run around the holding during summer, with reduced numbers over winter due to lack of 

cattle housing. Historically breeding sheep have also been farmed and a flock has been re-established last 

year.  

 

17. The applicant describes the farming system being pursued as ‘a traditional upland farming enterprise, 

embracing modern enviro-focused practices that support and regenerate biodiversity and connect people 

with the land through educational and recreational access.’ It is understood that amongst the measures 

being progressed / pursued on the farm include creation of a substantial area of native broadleaf woodland, 

natural flood management interventions, formation of a permissive pathway to provide a link with existing 

rights of way and providing educational visits.  

 

18.  The justification for a dwelling on the site is intrinsically linked to the justification for the proposed agricultural 

development subject of concurrent application R/48/162A. As such, it is firstly appropriate to assess the 

need for this. There are no buildings on the farm except for five isolated, small traditional barns, all accessed 

via Birkrigg Farm Road itself which is not owned by the applicant. A modern cattle shed is therefore essential 

to satisfy modern welfare requirements, enable economically viable management and avoid environmental 

damage. It would also enable the production of manure for spreading onto the land, with resulting 

environmental benefits. Since the loss of East Birkrigg buildings, cattle numbers have been reduced and 

have had to be wintered elsewhere; this is however not a sustainable practice. The applicant states that 

without suitable buildings to support the current business strategy, the farm would likely return to intensive 

sheep production, itself which would still require a stock building for lambing / finishing and a storage 

building, together with a need to live on site to ensure welfare and safety. In terms of the storage building, 

this would provide for the preservation of hay, storage of machinery, feeds, fuels, tools and provision of a 

workshop area for repairs, maintenance etc. 

 

19.  In terms of the scale of the two agricultural buildings, the applicant has provided a thorough justification of 

their size with reference to stock numbers, industry guidelines and the accommodation of vehicles, 
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equipment, machinery, feeds, medicines etc. The size of the general-purpose storage shed has been 

reduced from the previous withdrawn application.  

 

20.  With consideration of all of the above, it is considered that there is a sound functional need for the proposed 

agricultural buildings. In addition, the formation of an access to serve the development is considered to be 

necessary, recognising that the existing access to the land is distant to the site and has poor visibility due 

to the road alignment.  

 

21.  The first requirement of policy C3 is that it can be demonstrated that the functional needs of 

agriculture, or some other essential rural-based enterprise, requires that a full-time worker 

live at the proposed location. Given the nature and extent of the agricultural development which is 

considered to be justified, and that there is no existing dwelling on the site or across the wider holding, it is 

considered reasonable for a dwelling to be provided on the site to complement the buildings such to support 

the viability and sustainability of the enterprise. Supporting documentation details that the East Birkrigg land 

has been farmed by the applicant family for 45 years and was previously connected with the farmhouse until 

the applicant lost tenancy. This farmhouse has since been renovated under new ownership, however 

critically it is no longer associated with the applicant’s large landholding, which now extends to 400+ acres 

without a dwelling. The applicant is the main person responsible for the farm business, with no additional 

labour employed beyond the family under normal circumstances. Livestock husbandry and environmental 

enhancement are the focus of the farm operations and in order to discharge these responsibilities, 

particularly in relation to the former, it is reasonable that a person / family needs to be on hand day and 

night. Furthermore, the relatively remote location of the site and susceptibility of the A486 to flooding at 

Appersett are such that it would not be a practical or responsible arrangement for the farm worker to 

alternatively reside in Hawes or a surrounding settlement, whilst to the west there is very limited population 

and therefore availability of property.   

 

22.  The second and third requirements concern that there are no opportunities to provide the 

accommodation in other dwellings or buildings that could be converted and that no dwellings have been 

disposed of within the preceding three years. As reference above, the only existing buildings are remote, 

traditional barns which due to a combination of their limited size, location and/or condition would not be 

deemed to be suitable for conversion to a dwelling. The applicant’s vacation of the dwelling at East Birkrigg 

was not of their making.   

 

23. The fourth requirement concerns that the proposal should be situated within or adjoining to a group of 

buildings. The rationale which has informed the selection of this site for the steading is set out in the following 

section of the report. Whilst the land is presently undeveloped, it is adjacent to Collier Holme Farm and 

would have a similar spatial relationship to the A684. The two farmsteads would be viewed as a linear 

grouping in the landscape. A short distance to the east, Rigg House is sited in similar proximity to the road. 

It is not considered that there exists a more discreet location in landscape impact terms than that which is 

proposed for the dwelling.  

 

24. Finally, it is a requirement that the size of the dwelling is commensurate with the needs of the agricultural 

unit. The details of the proposal are reserved from this application and so would be assessed at a later date. 

The indicative plan as showing a modest bungalow of simple rectangular footprint and referencing the use 

of traditional materials would however be an appropriate starting point for the working up of reserved matters.  

 

25.  In summary, it is concluded that there is a clear rationale for the erection of a rural workers dwelling on the 

site as part of the establishment of a replacement steading. The principle of development is therefore 

acceptable on the basis that permission is granted subject to a section 106 legal agreement which ties 
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occupation of the dwelling to the land and which precludes commencement of construction of the dwelling 

until such a time as the agricultural buildings have been constructed.  

 

IMPACT UPON THE LANDSCAPE (INCLUDING TREES) 

 

26. Local Plan policy SP2 stipulates that development must further the National Park statutory purposes, the first 

of which is the conservation and enhancement of natural beauty, wildlife and cultural heritage.  

 

27. Policy SP4 sets out design standards for new development, including that the scale, height, proportions, 

massing, form, materials and appearance of buildings and structures are sympathetic and complementary 

to a site, its surrounding context and landscape setting.  

 

28. Policy W3 requires a scheme of replacement or mitigation planting to compensate for the  loss of any 

valuable trees and hedges whose removal is accepted as necessary in order to facilitate acceptable 

development.  

 

29.  National Planning Policy Framework (NPPF) 2021 paragraph 130 requires new development to be 

‘sympathetic to local character including the surrounding built environment and landscape setting’. It also 

states at paragraph 176 that ‘Great weight should be given to conserving and enhancing the landscape and 

scenic beauty of National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the 

highest status of protection in relation to these issues’. 

 

30. The applicant has provided a justification for selecting the application site as the most appropriate within the 

farm holding. This is reasoned with reference to it being the only owned field with direct roadside access, 

siting close to an existing (neighbouring) farmstead, relatively flat levels compared to elsewhere, existing 

tree screening to soften the impact of new development, a lack of visibility from public rights of way, not 

within open countryside, not ecologically significant, proximity to service infrastructure, distanced from 

setting of grade II listed Rigg House and not prone to flooding. Officers are satisfied that the reasoning which 

has informed the site location is sound, and therefore an assessment is required as to whether the visual 

impact of the proposed development in this location is acceptable. For the purposes of this outline application 

with all matters reserved except access, this assessment can only concern the impact of the access works. 

 

31.  As detailed in a supporting Arboricultural Impact Assessment and Method Statement (prepared to British 

Standard: BS 5837, ‘Trees in relation to design, demolition and construction – Recommendations’ [2012]), 

a total of 29 individual deciduous trees or partial groups would need to be removed in connection with the 

creation of the access and its associated splays when applying the applicant’s proposed 2.4 metres set back 

from the highway. These include 10 Category A and 7 Category B. The Assessment fairly describes that 

whilst the trees proposed for removal of are generally of a good quality, they are essentially only viewed 

from moving vehicles passing the site. The contribution of the trees towards the somewhat unusual ‘green 

tunnelling’ enclosure of the highway is however a notable landscape feature. The Method Statement 

identifies appropriate protection measures for those retained trees and details use of a no-dig permanent 

ground protection solution for the limited section of the track to the dwelling site which would pass through 

the root protection area of a retained category A birch.  

 

32. The proposed location for the access has been informed by the optimum position for visibility splays. Moving 

the access to the east or west would still result in comparable tree removal yet result in inadequate splays 

as the access is positioned closer to the bend of the highway.  The existing access approximately 200 metres 

east of the proposed is not suitable for use as part of a new farmstead owing to its poor visibility. In addition, 

if used this would necessitate a lengthy track along the field parallel to the road to reach the buildings.  
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33. The applicant has provided a plan for comparison purposes which shows that an additional 22 trees of mixed 

categorisation would need to be removed were a 4.5 metre set back to be required for the splay (as is 

requested by the Local Highway Authority), the majority of which would be to the northwest direction of the 

access, i.e. in the direction of the proposed buildings. 

 

34. A tree planting scheme is proposed to not only compensate for the tree loss but to provide net additional 

coverage, thereby enhancing the screening of the site in the longer term. This has been prepared with input 

from the Authority’s Trees and Woodlands Officer and in brief comprises: a linear strip of mixed native whip 

and feathered planting between the retained roadside trees and proposed residential and agricultural 

development, a further smaller group of the same specification to the south of the agricultural buildings and 

yard upon the slope, and 6 standard trees of minimum 10 cm girth positioned to either side of the access 

and further to the southeast with the position of these selected where the removal would otherwise result in 

larger gaps in enclosure of the highway.  

 

35. Consideration of the acceptability of proposed 2.4 metre visibility splays set back in highway safety terms 

follows below. In landscape impact terms however, it is clear that this approach would result in substantially 

less tree removal than the alternative of a 4.5 metre set back. Though the proposed planting scheme is 

robust, it is not considered that this could sufficiently mitigate the harm to the landscape which would be 

caused as a result of the removal of 49 trees / partial groups to enable the construction of a new access on 

this basis.  

 

36. The extent of removal necessary as is proposed is still considerable, however the more limited degree of 

impact that this would have is such that this requires a careful balancing assessment with the other key 

issues, including the fundamental justification for the development as arising from the loss of the East 

Birkrigg farmstead. Considering the impact of the access itself, it is deemed that by securing the planting 

scheme, this would not give rise to a degree of harm such to conflict with the above policies. The fundamental 

characteristic of the field as containing a tree covered margin to its boundary with the highway would be 

sufficiently retained, and in time, strengthened, in this scenario. In reaching this view the existence of the 

two accesses adjoining the A684 a short distance to the northwest and one to the southeast is also taken in 

consideration as a feature of this part of the road. 

 

37. Whilst the impact of the dwelling cannot be fully assessed at this stage, in general terms its proposed siting 

between the mature woodland corridor to the west (and neighbouring dwelling beyond) and the agricultural 

buildings to the east can be considered as suitable. Views of this building from the road will be filtered 

through tree screening and taken in the context of development to either side.  

 

38.  It is therefore concluded that, although the removal of such a large number of trees is a significant negative 

factor, the impact of the proposal upon the landscape can be mitigated, such that there would not be a clear 

conflict with requirements of the above policies.  

 

HIGHWAYS 

 

39. Policy SP4 requires that development does not prejudice highway safety and has an appropriate access 

and parking provision.  

 

40. The enclosed characteristic of the road together with its curvature and adjoining accesses in either direction 

promotes a more cautious speed than the national speed limit in place. The Local Highway Authority is 

satisfied that the proposed 160 metre splay distance along the carriageway in both directions is available 
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(subject to tree removal), however they request the splay is formed with a 4.5 metre set back, given the use 

of the access by both domestic and potentially longer-fronted agricultural vehicles.  

 

41. Whilst this would be the optimum approach in highway safety terms, it is considered that a 2.4 metre set 

back as proposed strikes an acceptable the balance between limiting the removal of existing trees and still 

providing an access which can be deemed as safe with reference to the length of straight road which extends 

in both directions. Whilst it is acknowledged that longer fronted agricultural vehicles (as associated with 

linked application R/48/162A) may need to edge out on the carriageway to gain unrestricted visibility on this 

basis, this is not an uncommon situation in the Dales, and any approaching vehicles would have sufficient 

distance to safely slow down in response. Furthermore, it is sometimes the case that a compromise needs 

to be found between full technical compliance in highway safety terms and other important factors, including 

limiting tree, hedge and/or wall removal to the detriment of the character of the landscape. It should also be 

noted that the visibility splay proposed would appear to be considerably better than those available from the 

residential and agricultural accesses serving the adjacent farmstead to the northwest. The access to be 

provided would serve a small farmstead and is not therefore anticipated to generate a substantial number 

of movements.  

 

42. The applicant has advised that in terms of any temporary access, the first task for the development will be 

to construct the new access into the site. The existing access into the field (to the southeast of Rigg House) 

will have to be used, but only to assist with the formation of the new access. Construction traffic associated 

with forming an access is likely to be limited. No (temporary) track is proposed between the existing access 

and proposed. 

 

43. In summary, it is considered that the proposal strikes an acceptable balance in highway safety terms.  

 

PROTECTED SPECIES 

 

44. Red Squirrels are known to be present in this area and will, almost certainly, use the woodland in the general 

area as a corridor to move between sites. The Authority’s Wildlife Conservation officer has however advised 

that as the area is not core habitat for Red Squirrels, the removal of the road fronting trees as proposed, 

with retention of trees to either side, would not have a negative impact that would warrant an objection to 

the proposal. There are no known ecological constraints to the site and the extensive planting as proposed 

would provide mitigation and enhancement against the loss of these trees in more general wildlife terms. 

The plans also indicate the provision of bird and bat boxes on the general-purpose building. Accordingly, 

there is no basis to conclude that the application would be contrary to Local Plan policy W1 and a 

proportionate degree of biodiversity enhancement can be secured to satisfy policy W2.  

 

Other issues: 

 

45. No external lighting is proposed. Any such installations would have the potential to cause harmful light 

pollution, and therefore a condition can be imposed requiring the Authority’s prior approval. 

 

46. Domestic permitted development rights would also be withdrawn to enable the Authority to retain control over 

any alterations or extensions to the dwelling or within its curtilage following approval of reserved matters. 

 

CONCLUSION 

47.  It is considered that the applicant has made a convincing justification for the erection of a dwelling in this 

particular location to serve this particular holding. The proposal, including the formation of a new means of 



 

42 
 

access, strikes a necessary balance between avoiding unacceptable visual and landscape impacts and 

safeguarding highway safety, whilst it is also acceptable in ecological terms. The proposed dwelling is 

necessary in this location to enable the formation of a new farmstead to serve a substantial agricultural 

holding without prejudicing National Park purposes. 

 

RECOMMENDATION 

48.  It is recommended that permission is GRANTED subject to a section 106 agreement which  ties the 

occupancy of the dwelling to the surrounding farmland and which precludes its construction until the 

agricultural buildings subject of R/48/162A have been constructed and brought into use, together with 

appropriate conditions including those listed below: 

- Submission and approval of reserved matters 

- Time limit reserved matters 

- Approved plans / documents 

- Standard agricultural occupancy condition 

- Construction of new access prior to dwelling 

- Construction of access in accordance with approved plans and Highways technical requirements  

- Maintenance of approved visibility splays 

- Implementation and aftercare of approved landscaping 

- Compliance with Arboricultural Method Statement 

- Withdrawal of domestic permitted development rights 

- Submission and approval of parking and turning area 

- Submission and approval of any means of enclosure 

- Submission and approval of any external lighting 

- Biodiversity enhancement wildlife boxes/bricks 

- Reporting of unexpected contamination  

 

 

 

 




