
Allerdale Borough Council 
Planning Application 2/2017/0587

Proposed 
Development:

Residential development for 110 dwellings.

Location: Former Auction Mart
93
High Street
Wigton

Applicant: Home Group Developments Limited

Recommendation: APPROVE

Approve subject to conditions and the completion of Section 106 
legal agreement to secure the following: 

1. Provision of 20% of the 110 units proposed across the whole 
site as affordable housing in perpetuity. 

2. Financial contribution of £6600 in relation to Travel Plan 
Monitoring

Should the s106 agreement not be satisfactorily completed in 
a timely manner, then it is requested that the powers to refuse 
the proposal be delegated to the Head of Service, on the basis 
that those measures necessary to make the development 
acceptable in policy terms have not been secured through the 
necessary legal agreement.

Summary/Key Issues

Issue Conclusion

Principle of 
Development

The scale of development proposed for this site in the Key Service 
Centre of Wigton Policy S5 of the Allerdale Local Plan Part 1 
(ALPP1) states that new development will be concentrated within 
the physical limits of the Key Service Centre. The proposed 
development site lies outside of, but directly adjacent to, the 
defined settlement limit for Wigton. 

Notwithstanding the adoption of the ALPP1 and the spatial 
strategy contained therein, the defined limits for individual 
settlements continue to be derived from the Allerdale Local Plan 
1999. The LPA is currently in the process of reviewing settlement 
limits as part of the site allocations process but this development 
plan document, Allerdale Local Plan (Part 2), is still in the process 
towards adoption. 



The council can demonstrate a 5-year supply of housing and 
therefore the policies for supply of housing contained within the 
adopted Local Plan are to be considered up-to-date.

Taking into account the age of the current defined settlement limits 
and also principles of sustainable development set out within the 
National Planning Policy Framework (NPPF), officers consider that 
an element of flexibility must be applied when considering 
proposals for development that lie outside of them and this 
proactive approach to meeting the overall housing requirement for 
Allerdale has previously been accepted by the Development Panel 
as appropriate.  Given the scale of development proposed and the 
proximity and relationship of the site to the current defined 
settlement and proposed site allocation officers consider the 
principle of residential development to be acceptable at this 
location. 

It is considered that the principle of development is acceptable and 
complies with the provisions of Policies S2, S3, S5 and DM16 of 
the Allerdale Local Plan (Part 1).

Impact on 
Highway Network

No objections are raised by the local highway authority in relation 
to the proposed access arrangements for the site or the impact of 
the proposed development on the local highway network. 

The Highways Authority has requested a number of conditions be 
attached to provide adequate infrastructure and ensure a safe 
walking route is provided. 

Officers conclude that the proposed development would not have a 
significant adverse impact on the local highway network and 
therefore is compliant with the provisions of Policies S2, S5 and 
S22 of the Allerdale Local Plan (Part 1).
    

Parking The Highways Authority has not objected to the level of parking 
provision, officers consider the proposal meets an adequate level 
of parking given its town centre location.

Affordable 
Housing

The proposed outline scheme would see 22 affordable units which 
represent 20% of the scheme.  Although the low cost home 
ownership properties do not meet the specific need on balance 
with the delivery of a significant number of bungalows it is 
considered that the level and type of affordable properties is 
acceptable.  Officers consider this is in line with the provisions of 
Policy S8 of the Allerdale Local Plan (Part 1). 

Landscape and 
Visual Impact

Officers consider that although the proposal may result in changes 
to the immediate landscape, the development when viewed from 
long range views would be seen in the context of the neighbouring 



existing built development of Wigton.

Officers conclude that the proposed development would not have a 
significant adverse impact on landscape character and visual 
amenity and therefore is compliant with the provisions of Policies 
S32 and S33 of the Allerdale Local Plan (Part 1).

Trees and 
Hedgerows

Officers conclude that a proposed layout is achieved that 
safeguards, where possible, existing trees and hedgerows that 
contribute positively to the character of the local area and provide 
ecological value in compliance with the provisions of Policies S33, 
S35, and DM17 of the Allerdale Local Plan (Part 1).

Ecology Officers have considered the standing advice provided by Natural 
England for protected species. Based on the information and 
guidance contained therein, officers consider that the proposed 
development would not cause significant harm to protected 
species that may roost, forage or commute within the site. 

Officers conclude that the proposed development would not have a 
significant adverse impact on ecology and therefore is compliant 
with the provisions of Policies S35 of the Allerdale Local Plan (Part 
1).

Flood Risk and 
Drainage

The applicant has commissioned a Flood Risk Assessment that 
concludes the proposal will not result in any Flood Risk to the site 
or properties within the locality. 

United Utilities have assessed the proposal and consider the 
proposal to be acceptable subject to conditions.

Officers conclude that the proposed development would not be 
liable to a high risk of flooding, or exacerbate flood risk elsewhere 
and the development is therefore compliant with the provisions of 
Policies S2 and S29 of the Allerdale Local Plan (Part 1).

Heritage Assets The proposal is not considered to have any significant detrimental 
effect on the Conservation area, or nearby listed buildings.  
Although there is the potential for archaeological remains on site a 
condition can ensure these are examined and recorded prior to the 
commencement of development.

Residential 
Amenity

The proposal will have some impact on existing properties; 
however, the effects of the development of the amenities of the 
occupiers of these properties are not considered to be significant.

The resulting impacts would not be significantly harmful in terms of 



overlooking, overshadowing, over-dominance or loss of privacy. 
The proposal is considered to be acceptable in accordance with 
policies S32 of the ALPP1.

Design and 
Appearance

The site is located within the conservation area, adjacent to 
traditional properties within the town and separated from a modern 
housing estate by playing fields. It is also adjacent to the eastern 
and northern boundaries of Nelson Thomlinson School.  The 
design of the properties and layout is considered to be acceptable 
and is in the form of the standard house types of the developer 
that are utilised on a cross-regional basis. However, some of the 
units have been adapted to incorporate bespoke external detailing. 
These units would incorporate detailing such as stone and render 
elevations.

Proposal

The application seeks full planning permission for the erection of 110 dwellings with 
associated infrastructure including new vehicular access points, pedestrian access points 
and public open space.  The development would consist of a range of two, three and four 
bedroomed properties including 22 bungalows. The scheme also includes 22 affordable 
homes.

Site

The application site lies on the eastern periphery of the historic market town of Wigton 
and is approximately 4.05ha. The site itself forms part of the Former Hopes Auction Mart 
site with the remaining area currently in beneficial agricultural use and is currently grazed 
by livestock.

The site is bound by residential development to the north in the form of Laurel Terrace, 
the former auction mart, The Old Vicarage and Nelson Thomlinson School to the west.  
To the east are school playing fields and residential properties on Lowmoor Road are 
located to the south.  A public right of way runs adjacent to the eastern and northern 
boundaries of the site.

The site is relatively flat to the area of the former mart site and adjacent field then the site 
rises on the valley side towards Lowmoor Road to the south where it levels out. There 
are number of mature trees to the curtilage of the school plus a small number of 
hedgerows on the boundaries the site.

The section of the site which forms part of the Auction mart is within a prominent position 
on the edge of the town centre and its conservation area.  Since the relocation of the 
Mart the site has fallen into gradual disrepair and is considered to presently be unsightly 
and a health and safety risk.



Wigton as a key settlement offers a number of services such as public drinking and 
eating establishments, shops, supermarkets, banks, pharmacies, doctors, dentists, 
primary and secondary schools, public transport, village hall, sports facilities, petrol filling 
station, takeaways, playgrounds and churches. The whole of the development would be 
within walking distance of the town centre and the facilities it provides.

Relevant Policies

National Planning Policy Framework

Building a strong, competitive economy
Meeting the challenge of climate change, flooding and coastal change
Conserving and enhancing the natural environment
Conserving and enhancing the historic environment
Promoting sustainable transport
Delivering a wide choice of high quality homes
Requiring good design
Promoting healthy communities

Allerdale Local Plan (Part 1) 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 S6d – Wigton Area Policy
Policy S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing  
Policy S21 - Developer contributions (excluding viability)
Policy S22 - Transport principles
Policy S24 - Green infrastructure
Policy S25 - Sports,Leisure and Open Space
Policy S27 – Heritage Assets
Policy S30 - Reuse of Land
Policy S29 - Flood Risk and Surface Water Drainage
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy S35 - Protecting and enhancing biodiversity and geodiversity
Policy DM14 - Standards of Good Design
Policy DM17 - Trees, hedgerows and woodland

Relevant Planning History

The neighbouring section of the remaining auction mart site has been the subject of an 
application for a large retail unit.



Representations

Parish Council – The parish council had initially raised an objection to the application as 
there is not an adequate flood risk assessment submitted with the application.

Cumbria County Council 

Education  

The housing mix provided comprises of: 50 x 2 bed, 47 x 3 bed, 13 x 4 bed = 110 
dwellings. Using a dwelling led model it is estimated to yield 31 children: 8 infant, 10 
junior and 13 secondary pupils.

The development is in the catchment area of Wigton Infant School (0.6 miles), 
Thomlinson Junior (0.7 miles) and Nelson Thomlinson for secondary education (0.4 
miles). The next nearest schools are St Cuthbert’s Catholic Primary (0.6 miles) and 
Caldew School (8.5 miles) for secondary education which is outside the distance 
threshold.

Primary

There are insufficient places available in the catchment schools of Wigton Infants and
Thomlinson Junior to accommodate the entire pupil yield from this development.
8 infant school places are required from this application and currently there are 15 
spaces in Wigton Infants. However 22 places are required from other consented 
development. 

Similarly, 10 places are required for junior school education and there are 22 spaces in 
Thomlinson Junior but 32 places are required by other consented development.

The next nearest school with places is St Cuthbert's Catholic Primary, which has 116 
spaces, and so can accommodate the pupil yield from this development.

Secondary

There are sufficient places available in the catchment school of Nelson Thomlinson to 
accommodate the secondary pupil yield of 13 from this development.

There is no other secondary school within the distance threshold.

School Transport

As there are schools for primary and secondary provision with capacity with safe walking 
routes within the statutory distance no contribution will be sought.

The methodology for calculating available spaces in schools first considers developments 
with planning approval, before assessing which schools the developments will impact 
and what spaces remain for the most recently proposed development.



Lead Local Flood Authority – No objections to the applicant’s drainage strategy which 
would improve the drainage from the site.

Highways – They have withdrawn their initial objections to the proposal and raise no 
objections to the amended plans subject to the imposition of conditions relating to 
submission of the full specification for the visibility splays, detailed plans of the 
carriageways, footways, footpath and cycleways. The applicant should submit by way of 
condition a construction method statement and construction traffic management plan.  
They also indicate that adequate land should be reserved for the parking of construction 
vehicles.

Rights of Way Officer- Highlights Public Footpaths 259007 and 259008 run adjacent to 
the north and east boundaries of the site and must not be altered or obstructed before or 
after the development has been completed. 

Cumbria Constabulary – Crime prevention has been considered as part of the design of 
this development. The applicant has outlined the concept for the layout of the site, so that 
all designated routes and public realm shall be within easy view. The definition and 
separation of semi-private spaces has also been thought out-utilising appropriate 
physical boundaries and locking gates to deter intrusion.

Allerdale BC Housing – The findings from the 2016 housing study show that the need 
for affordable housing in Wigton and its adjoining parishes of Waverton, Westward and 
Woodside is mostly for four bed properties, followed by one bed properties suitable for 
older persons and general needs housing.  There is a much lesser need for five+ bed 
properties and four bed properties for older persons. 

In view of the high number of bids bungalows receive on Choice Base Lettings, 
Allerdale’s ageing population and older persons’ exemption from under-occupancy 
charges Allerdale Borough Council will accept the provision of 8 x 2 bed bungalows for 
rent.

Access officer – No objections on access issues for disabled people.

Electricity North West – The application could have an impact on their infrastructure.  
They indicate that the development is shown to be adjacent to or affect Electricity North 
West operational land or electricity distribution assets and that there is also Electricity 
North West high voltage overhead lines running through the site of the proposed 
development. A safe working distance must be kept from these at all times.

Fire Officer – No Objections

County Archaeologist - The results of the desk based assessment reveal that the site 
of a corn mill and millrace shown on mid-19th century maps together with a small number 
of other features of potential archaeological interest survive within the development area. 
These assets of local significance will be disturbed by the construction of the proposed 
development.  Recommend that, in the event planning consent is granted, the 
archaeological assets are subject to archaeological investigation and recording in 
advance of development.



United Utilities – Confirm the proposals are acceptable in principle to United Utilities 
subject to the drainage being carried out in accordance with the principles set out within 
hierarchy of drainage options in the National Planning Practice guidelines, foul and 
surface water should be drained on separate systems.  Recommend that a condition is 
included to ensure the maintenance of the surface water drainage system.  A public 
sewer crosses the site and they will not permit building over it.  An easement which is on 
the proposed site which has restrictive covenants that must be adhered to.  A 110mm 
Main crosses the site and UU will not permit building over it. It could possibly be diverted 
at the expense of the developer, but easements will have to be maintained. 

UU need access for operating and maintaining the main and will not permit development 
in close proximity to the main.  An access strip of no less than 5 metres, measuring at 
least 2.5 metres either side of the centre line of the pipe would need to be maintained.  
The easements must not be compromised by the development and future access must 
be maintained free of obstruction.

The mains connection must be before the PMV on the 5” AC main shown on the plan.

Environmental Health – No objections subject to the inclusion of conditions relating to 
contaminated land, noise and construction and demolition method statement.

Environment Agency – Removed their initial objection and indicates that the proposed 
development must proceed in strict accordance with this FRA and the mitigation 
measures identified as it will form part of any subsequent planning approval. Any 
proposed changes to the approved FRA and / or the mitigation measures identified will 
require the submission of a revised FRA as part of an amended planning application. 

Speet GiIl is designated 'Main River'. Therefore, under the terms of The Environmental 
Permitting (England and Wales) Regulations 2016 prior written consent of the Agency 
may be required for any works in, over, under or within 8m of the 'main river', or within 
8m of a flood defence structure/ culvert. 

A condition is recommended to remove permitted development for a number of plots to 
protect the surface water drainage in connection with the new culvert.

Cumbria Wildlife Trust - We would like to request that a more extensive bat survey be 
completed prior to any development in line with recommendations in the ecology report 
Open Space have produced.

The application has been advertised on site and within the local press.  Neighbouring 
properties have been notified.

Neighbour Representations

The application has been advertised on site and within the local press there has been 26 
letters of objection from 16 separate addresses, 1 of the objections does not raise any 
grounds of objections.  



The objections relate to the following issues:- 

 Reports missing information
 The local plan indicates just over 50 houses on the site (not 110)
 Support for the brownfield section of the development only
 Erosion of rural character
 Development of greenfield land
 Profit should not be put before communities well being and safety
 Councils gain financially from house building
 Wigton has enough houses
 Puts local services such as doctors/dentists under pressure

 Highway Safety
 Inappropriate highway junction
 Increase in traffic
 The new access arrangements are not the same as the Tesco submission and do 

not take into account the development of the remainder of the site frontage
 Safety of children
 Pedestrian safety
 Traffic reports do not reflect experience of residents
 Busses will still have to park on Water Street and walk to the baths
 Do the baths have access to the emergency access road
 Emergency access is for emergency vehicles only not a route to the baths

 Flooding on the site and wider area
 Flooding issues within the school
 Can the existing sewers cope?
 The fields act as a natural soakaway
 No assessment has been made on a working water pump within their property and 

whether the development would affect whether it works

 Proximity to two major schools
 Increase in congestion at school times
 Estimation of pupil numbers is likely to be higher
 School will no longer be able to expand

 Bungalows should be used on the border with the school to prevent overlooking of 
the school grounds and classrooms

 Loss of privacy and amenity to existing residents
 Density
 Too few bungalows
 Conflict with proposed nursery on Laurel Terrace currently in planning
 Concerns with the locations of the affordable properties

 Lack of green space
 No play areas
 Loss of mature oak tree



 Effects on wildlife

 Modern houses not in keeping with the conservation area
 Concerns with removal of a large section of the wall on Laurel Terrace
 The demolition of the wash bays would require conservation area consent

There has been a further 8 letters that neither support or object to the application and 15 
letters of support have been received including 4 letters from the Wigton Baths Trust.

The support letters highlight the need for a new link to the baths given the dangerous 
nature of the existing access, visual improvement to the area, pleased to see an increase 
in affordable properties, pleased to see retention of sandstone wall on Laurel Terrace, 
good mix of family, social and affordable housing.  Improve highway safety on Stony 
Banks/Tenters

Main Issues:

Principle of development

Policy S5 of the Allerdale Local Plan Part 1 (ALPP1) states that new development will be 
concentrated within the physical limits of Principal, Key and Local Service Centres (PSC, 
KSC and LSC). The proposed development site lies outside of, but directly adjacent to, 
the defined settlement limit for Wigton which is a KSC. Notwithstanding the recent 
adoption of the ALPP1 and the spatial strategy contained therein, the defined limits for 
individual settlements continue to be derived from the Allerdale Local Plan 1999. The 
council had selected this site to be allocated for housing in their latest “preferred options” 
consultation document as part of the preparation of the Allerdale Local Plan Part 2. 
However Part 2 of the Local Plan presently remains at a draft stage in the process and 
therefore little weight can be attached to this document. 

Taking into account the age of the current defined settlement limits and also principles of 
sustainable development set out within the National Planning Policy Framework (NPPF), 
officers consider that an element of flexibility must be applied when considering 
proposals for development that lie outside of them. This is a principle that has been 
accepted by the Development Panel in considering proposals elsewhere in the borough. 
Given the proximity and relationship of the site to the current defined settlement officers 
consider the principle of residential development to be acceptable at this location. 

Policy S3 seeks to concentrate the necessary new development in identified towns and 
villages in a settlement hierarchy.  Wigton is identified as a Key Service Centre. Wigton is 
expected, in accordance with Policy S3, to accommodate sites for 10% of the new 
dwellings required in the period up to 2029.

To be able to provide the level of housing required in Wigton, development sites will often 
be large scale. Although the site is on the periphery of Wigton the proposed site is 
considered to be reasonably well located in terms of its proximity to the existing adjacent 
residential development and is within walking distance of the Town Centre. 

Policy S2 and the Allerdale Local Plan (Part 1) focus on the promotion of sustainable 



development.  The development of this site will secure the growth of commercial and 
community facilities within the town. The Railway Station is approximately 1.2km walk 
from the site, for direct travel to Carlisle and West Cumbria and existing buses run along 
the main street. The site is considered to be sustainable and in accordance with Policy 
S2 and S3 of the Allerdale Local Plan.

The Council published its most recent five housing land supply statement following the 
adoption of the ALPP1. This confirms that the Local Planning Authority has presently a 
total supply of 5.4 years based on its annual supply target. This includes a 20% buffer 
due to an overall shortfall in delivery since 2011. 

As the LPA are able to demonstrate a five year supply of deliverable housing sites the 
policies for the supply of housing contained within the ALPP1 are to be considered up-to-
date, in accordance with paragraph 49 of NPPF. The policy framework for the supply of 
housing within the plan area is set out in the spatial strategy, contained within Policy S3. 
Therefore overall, notwithstanding the fact that the site lies outside of the settlement limit 
for Wigton officers consider the principle of residential development at this location to be 
acceptable. The site lies directly adjacent to the saved settlement limit and therefore, can 
be considered both well related and sustainable. The scale of development proposed, 
approximately 110 dwellings, is not considered to be disproportionate to the size of the 
town nor its role as part of the KSC. 

The proposal is therefore considered to be compliant with the provisions of Policies S2, 
S3 and S5 of the Allerdale Local Plan (Part 1). 

Heritage and Archaeology

The whole of the site area is located within the conservation area with the most 
prominent area to the northern section being located within the historic envelope of the 
town.  The existing modern agricultural buildings and auction mart buildings are 
redundant and not of any architectural merit and are due to be demolished.  The site had 
historically been formerly used as an auction mart and an outdoor market.   

The conservation officer highlights that the existing stone wall on Laurel Terrace 
contributes to the character and distinctiveness of town and would help integrate the new 
development into the town.  The conservation officer also suggests that any boundary 
treatment to the northern part of the development should reflect the existing wall. 

The conservation officer does not object to the groupings of houses that will appear as 
terraces, which reflect at least some elements of traditional housing patterns in Wigton 
and the layout shows fairly good pedestrian permeability.  

The scheme has been amended in the northern section of the development to include 
more render on the recommendation of the conservation officer to better reflect Wigton’s 
character.

The development has considered the setting of the conservation area and has used the 
existing buildings and dwellings as reference points in creating a cohesive design that will 
fit within the historic fabric of Wigton whilst retaining its own identity as a development.



The site is in an area of archaeological potential as identified within the preliminary 
archaeological appraisal and geophysical survey.

The closest Listed Buildings are The Old Vicarage, 1 and 2 Victoria Place and Nelson 
Thomlinson Secondary School to the west of the site.  Proctors Row is also located 
within the visual parameters of the site which has been listed for its group value 
alongside the grade II* listed building Church of St Marys. 

Although some degree of change will occur in the conservation area officers consider 
that the development would not have any significant adverse effect on the setting of the 
conservation area or any heritage assets within the area.

Design and Appearance

Wigton has a mixture of both modern and traditional designs of dwellings within the town. 
A wide range of different external materials can be found within the immediate locality.  
The proposal’s materials comprise of a mix of brick and render. 

The units nearest to the historic part of the town facing onto Laurel Terrace and in the 
general north western section of the site have a high level of render within the design to 
reflect the materials used in the historic fabric of this part of Wigton.  The dwellings to the 
southern section of the site have a higher proportion of brick but many of the houses 
have a mix of render and brick.  Both two storey and single storey properties vary in style 
whilst respecting the overall character of the development. A small number of split level 
properties are provided due to the topography of the site.

The houses are of a modern design but have kept an influence of the nearby vernacular.  
The banding to the windows and door surrounds are to be of contrasting colours which is 
a feature of many of the historic properties within the conservation area of Wigton.

The boundary treatments would be a mix of fencing and walls between plots and there 
would be open site frontages to the front boundaries which would be acceptable in terms 
of screening and the appearance of the site.  As no end user has been identified on the 
remaining part of the auction mart site the wall to the western boundary will be reserved 
by condition to ensure a satisfactory method of screening is achieved given its prominent 
position within the conservation area.  

Highways and Transport

Policy S5 of the ALPP1 requires that new development shall not exceed the capacity of 
local infrastructure and Policies S22 and S32 provide further detailed requirements for 
safe access, connectivity and so forth. However, the NPPF sets a clear test at paragraph 
32 that ‘Development should only be prevented or refused on transport grounds where 
the residual cumulative impacts of development are severe’. 

There are limited opportunities to gain a suitable vehicular access to the site, the only 
available point for a main access is to the north of the site adjacent to the existing site 
entrance.  Given the complicated nature of the highway and existing junctions and routes 
within the area a new junction arrangement would be constructed to allow for the 



increased use of the highway. The revised road priorities and junction details retain 
flexibility for any possible future development and any associated traffic generation on 
the remaining western undeveloped section of the auction mart site which is located 
outside the current application site.

In addition to the main access, given the size of the development a further access is 
required for emergency vehicles to be able to access the site if the development is 
inaccessible from the main northern route into the site. The emergency route would be by 
way of Stony Banks and a new access via the swimming baths; this would not be used 
as a permanent alternative route into the site due to the limited carriageway width.

The emergency access route would also provide an improved route to the swimming 
baths located to the north eastern boundary.  

The highways authority has indicated that the revised access arrangements are 
considered to be acceptable.

The public footpaths to the north and east are outside the development boundary and 
would not be affected by the proposal. The existing private footpath link to the school 
grounds would be retained.
 
The application is accompanied by a transport statement and a travel plan which has 
been produced in consultation with Cumbria County Council.  

The breakdown of the parking arrangements for the development would be the provision 
of parking for 50 two bed units at 2 spaces and 60, three and four bed units at 2.5 spaces 
per dwelling plus visitor spaces would normally have a provision of 272 parking spaces.  

A total of 255 parking spaces would be provided in the form of off street parking including 
garages and driveways and 22 visitor parking spaces within the estate and opportunities 
for on street parking.  Although there is an overall shortfall of 17 spaces officers have 
discussed the issue with the highways authority and given the town centre location and 
the provision of the visitors spaces along the main access road the level of parking is 
considered to provide sufficient parking spaces for the number and size of residential 
properties within the site and within close proximity to public carparks.  The size of the 
parking spaces accords with Cumbria parking guidelines.  A condition to remove 
permitted development rights for the conversion of garages is considered appropriate to 
ensure the loss of parking would not displace parking onto the highway if further 
accommodation was provided which could increase the number of occupants within the 
property.  

The Transport Statement indicates that the town is served by a number of bus services 
which link with Carlisle, Whitehaven, Workington Cockermouth and smaller villages and 
towns. The train station can also be found within walking distance of the proposed site 
and accesses stations on the west coast and Carlisle.

The primary schools and the secondary school within Wigton can be accessed by foot 
from the site along existing footways within the statutory walking distance schools.  A 
central link from the development onto the public footpath (Stony Banks) would be 
provided which allows connectivity from the site into the existing public footpath network.



Officers consider that the development would provide a safe environment for existing 
pedestrian routes would provide a safe environment for the proposed estate to link into 
existing routes. 

The highways authority is of the opinion that a satisfactory scheme can be achieved 
subject to conditions in relation to the design and layout of the development.  Officers 
conclude that the proposed development would not have significant adverse impact on 
the local highway network and therefore is compliant with the provisions of Policies S2, 
S5 and S22 of the Allerdale Local Plan (Part 1).

Wigton Baths

The swimming pool is run by the Wigton Baths Trust and prior to the submission of the 
application had raised concerns regarding the safety of the access when approaching 
along Stony Banks as it is single track with no passing opportunities.  The development 
will lead to an improved access to the baths through the development.  Initially the 
access would have bollards in place to prevent general access through the site with 
Wigton Baths Trust holding a key; this will allow users of the baths to access the site 
through the proposed development during opening hours.  Once this emergency access 
route is formally adopted the bollards would be relocated to Stony Banks allowing a 
permanent through access to the baths.

The use of the new access is considered to be of a wider community development arising 
from the redevelopment of the site, and will help the longevity of the use of the baths as a 
community asset.  The access would considerably improve the safety of all users 
accessing the baths by car, bike and by foot.  A new footpath through the estate would 
link the new dwellings to the baths.

Ground Investigations

The application has been supported by a Geo-environmental Appraisal that includes both 
desk based assessment and site investigation.

The site is in part on previously developed land with report noting that a dye works was 
located on land to the north eastern boundary of the site.  The geology varies from firm 
clay to made ground and given the Preliminary Investigation Report and a 
Geoenvironmental appraisal report concludes that some remediation will be required 
within the made ground the environmental health department has recommended that a 
condition would be required to ensure any remediation is carried out appropriately.  

Flood Risk and Drainage

Policy S29 of the ALPP1 directs development away from areas at risk from flooding, and 
seeks to ensure flood risk is not increased elsewhere, requiring full consideration of the 
surface water drainage hierarchy. 

The application is accompanied by a Flood Risk Assessment which includes a drainage 
strategy and future maintenance of the proposed system, the assessment evaluates the 
potential for flood risk either affecting the proposed development or existing land and 



buildings. Due to the development site occupying an area greater than 1ha, a Flood Risk 
Assessment is required. The FRA confirms that the majority of the site is located within 
Flood Zone 1 and is therefore at the lowest risk of flooding; a small section of the site is 
located within flood zone 2.

The area of the site that is located within Flood Zone 2 would be remodelled and it is 
proposed to intercept the flows crossing the site with field drains on the site boundary 
and in turn would be diverted into a box culvert which will discharge to the Speet Gill.  
Floor levels within the site would be set 600mm above the know flooding outside the site 
boundary within flood zone 3.

Given the nature of the clay encountered on the site the development cannot achieve 
soakaways and therefore the discharge to a watercourse is acceptable.  The site would 
use a combination of permeable paving, detention basins and geocellular storage to 
manage the surface water arising from the development.  The hydrobreak system would 
limit the outfall to Speet Gill to 30l/s which is at a considerably reduced rate than existing 
runoff.  It is anticipated that there would be a reduction in excess of 50% of the current 
flows to the Speet Gill from the development site.  The reduction in surface water 
entering into Speet Gill will benefit other areas within Wigton and is considered to be a 
significant benefit arising out of the proposal.

Foul drainage from the site would connect into the existing foul sewer which crosses the 
site.

United Utilities and the Local Lead Flood Authority considered the proposal to be 
acceptable subject to the development of the site drainage being controlled through the 
imposition of planning conditions and the maintenance arrangements of the attenuation 
pond are secured.

Representations have been received relating to existing localised flooding issues. 
However, in providing for attenuation of a 1 in 100 year event plus allowance for climate 
change over and above government guidelines, the proposal is considered to take an 
appropriate and reasonable approach to addressing flood risk and no 
concerns/objections have been raised by the Local Lead Flood Authority. As such, the 
proposal is considered to be acceptable in relation to policy S29 of the ALPP1. 

Impact on community infrastructure

Cumbria County Council (CCC) is the local education authority and has considered the 
proposed development in the context of its impact on the infrastructure associated with 
these services.  Wigton is served by a number of primary schools and a secondary 
school which have capacity for further pupil numbers.

CCC has considered the existing approved housing schemes within Wigton and indicates 
that no financial contributions would be required considering the proposed number of 
dwellings and potential pupil.

Affordable Dwellings

Policy S8 requires 20% affordable housing for developments within Key Service Centres.  



The tenure split should be 75% social rented and 25% intermediate affordable units.  The 
units would be made up of 11 two bedroomed bungalows and 11 two bedroomed 
houses.  The applicant at present manages a large number of one bedroom properties 
and indicates that they believe the mix reflects their known requirement for Wigton. 

The applicant has confirmed they are committed to delivering 22 dwellings which would 
be proportional to 20% of the dwellings being affordable housing; this will be secured via 
a planning obligation. 

Officers have assessed the viability in terms of the provision of larger dwellings for low 
cost home ownership in line with the fact the development proposes a large number of 
bungalows for affordable rent.  As there is an ageing population there is a higher need to 
provide more single level living accommodation and given the returns on these plots 
would be generally lower than a two storey property a balance has to be achieved in the 
delivery of the affordable units on the site.  Although there would be a preference for four 
bedroom properties and one bedroom properties for older and general needs housing 
officers are willing to accept two bedroomed properties for LCHO to ensure the site can 
deliver the full quota of affordable units. 

The proposal is considered to comply with policy S8 as the council would wish to see the 
full 20% of the affordable dwellings to be provided as part of the overall scheme.

The proposed affordable dwellings are considered to be appropriately located within the 
development and are integrated with the open market housing

The proposed affordable housing units will share a similar design and materials to open 
market housing throughout the development. As such, this will assist in the affordable 
housing provision being less distinguishable from the open market housing and as such, 
this aspect of policy S8 is considered to be adequately addressed.

The provision of the affordable units will be secured through the s106 legal agreement.

Landscape and Visual

The site lies in landscape sub-type 5b which is defined as Lowland Farm as defined by 
the Cumbria Landscape Character Guidance and Toolkit. Key characteristics are:

 Undulating and rolling topography
 Intensely farmed agricultural pasture dominates
 Patchy areas of woodland provide contrast to the pasture
 Woodland is uncommon west towards the coast
 Fields are large and rectangular
 Hedges, hedgerow trees and fences bound fields and criss cross up and over the 

rolling landscape 

The landscape appraisal identifies that the main change will be upon the landscape 
character of the site itself.  Improvements to the character of the landscape would occur 
within the northern section on the site.  The main changes to the landscape perceived by 
members of the public are identified from nearby public rights of way and Laurel Terrace.



The Landscape and Visual Appraisal has found that views of the development will be 
very limited within the wider study area, particularly to the north, south and west, largely 
due to landform, adjacent built form and the woodland belts and hedgerow trees evident 
within farmland within 2km of the site. 

There is little in the way of hedging within the site boundary however mature screening is 
found on the boundary with the secondary school.  This would not be affected by the 
development.  It is planned to remove a single large oak from within the site due to its 
proximity of the existing mains that crosses the site.  Although it is considered to be a 
large mature oak of good health given its placing and existing backdrop of mature trees it 
is not considered that the application could be refused on this ground alone.  Further 
planting would take place within the site to compensate for the loss of this tree.

The site would have a number of visual implications given its location on the periphery of 
the town and surrounding public rights of way; however, the plans provided show an 
acceptable form of development can be achieved in terms of the standard of housing for 
future occupiers, while not adversely affecting the residential amenity of neighbouring 
properties. 

The plans show that the development would not be overly dominant within the existing 
landscape; however, there will be some degree of change from the public rights of way 
surrounding the site.  The landscape change from the public rights of way is not 
considered to be significant. 

Although the magnitude of change would be considered to be moderate when going from 
an agricultural field to residential development a landscaping scheme has been put 
forward to enhance the existing features and minimise the adverse effects on the 
immediate landscape and visual effects arising from the development. 

Officers conclude that the proposed development would not have a significant adverse 
impact on the visual landscape and amenity and therefore is compliant with the 
provisions of Policy S32 and S33 of the Allerdale Local Plan (Part 1).

Provision of Open Space

Policy S25 of the ALPP1 requires that new residential development makes provision for 
well-designed public open space, either through on site provision of new open space or 
by financial contribution to enhance or create off site provision of public open space. The 
Council has a draft Supplementary Planning Document that sets out requirements for 
open space provision, differentiating between amenity greenspace and provision for 
children and young people. For residential developments of over 60 units, the draft SPD 
indicates that provision for both should be on site. 

For amenity greenspace, the draft SPD specifies 15sqm per dwelling, equating to a 
requirement here of 1650sqm.   The applicant is proposing an area of public open space 
located to the north east of the site; this location has been chosen due to the proposed 
installation of the drainage basins and route to the swimming baths and its central 
location will link the southern and northern parts of the development.  Officers consider 



the size of the area is in line with the Councils draft SPD.

It is proposed that an onsite play area would be provided as part of the proposal.  The 
play area would be to the north east of the site within the open space which has natural 
surveillance from housing and the footpath and highway running through the site.  A 
condition can ensure an appropriate level of play equipment is provided within the site.

Amenity

A number of policies of the ALPP1 and principally Policy S32 seek to protect residential 
amenity to an acceptable standard. 

The western part of the site is adjacent to the built development of Wigton; however, the 
existing residential dwellings are set well back from the boundary with intervening 
buildings or proposed new screening.  

There is a line of properties facing out onto Lowmoor Road and a single property 
accessed off Stony Banks.  The dwellings on Lowmoor Road are single storey and the 
applicant has considered that bungalows would be built on this boundary to reduce the 
impact ant prevent overlooking of the existing properties.

Officers consider that the property Longmoor House is of a sufficient distance away from 
the proposed properties to prevent overlooking.  Given the orientation of the proposed 
dwellings and retention of the existing hedging no significant loss of amenity would occur.

Laurel Terrace to the north of the site is separated from the development by an existing 
stone wall which would be retained apart from a section at the proposed new junction; 
3m of the wall would be removed with the following 5m section reduced in height to 
600mm.  As the majority of the existing wall is to be retained this would provide screening 
between the existing and proposed development.  Although the property Laurel Lodge 
have concerns with the removal of the wall and the effects on privacy, amenity and the 
setting of the conservation area, the loss of this small section of wall is not considered to 
have a significant effect on the setting of the conservation area or significantly affect the 
amenity or privacy of the occupiers of Laurel Lodge.

Although there would be some impacts on the residential amenity of nearby properties it 
is considered that the separation distances of the new dwellings are acceptable.  Officers 
are of the opinion that there would not be a significant loss in amenity to the existing 
properties adjoining the site.

Ecology

The application is accompanied by an Extended Phase 1 Habitat Survey which is based 
on data obtained from the Cumbria Biodiversity Data Centre (CBDC) and four field 
surveys commissioned by the applicant.

The report highlights that the site is not located within any international or domestically 
designated sites with the nearest locally designated site being a County Wildlife Site 
(Brickworks Pond) some 2km to the west of the site. The proposed development does 



not fall within the Natural England SSSI Impact Zone Risk and therefore the report 
highlights that there are no impacts expected on local SSSIs/SACs/SPAs & Ramsar 
sites. Officers are satisfied that no designated sites are affected by the development.

The report identifies two records for great crested newt at Highmoor Pond, approximately 
600m southeast from the surveyed site boundary. The entries are very old (entry from 
1996 and 1999 respectively) and the pond is fragmented from the site by the residential 
buildings and B5305 road.  Given the distance, lack of pond on site and intervening 
features the development has little potential for great crested newts to be affected by the 
proposal.

The site contains semi-improved neutral grassland, with scattered trees & scrub, ruderal 
vegetation and short perennial vegetation present.  The data search has not identified 
any legally protected species within the site.  Bat species have been recorded within the 
area and the report indicates that further survey work should be carried out prior to the 
demolition of the existing buildings on the site.  The report also indicates that the large 
mature oak tree and three small trees proposed for removal; has no potential for bat 
roosts within these trees.

Officers would highlight that the demolition of the buildings has been assessed as two 
separate applications with bat reports submitted indicating the demolition of the buildings 
would not have a negative effect on bats.  It is considered no further reports would be 
required given the buildings are to be removed imminently.

The proposal is not likely to have any significant effects on local bird populations given 
the existing agricultural nature of the site.  Although recordings of protected species have 
been recorded in the wider area none have been recorded on or directly adjacent to the 
site.  The development would not have any significant effects on any protected species.

Given the current use of the field for agriculture/grazing and the fact that existing 
trees/hedgerows to the boundaries of the site are to be largely retained, the level of 
ecological assessment undertaken is considered to be acceptable. Any proposal that 
involves the development of open undeveloped land will have some ecological impacts, 
however, the proposal would not have any significant direct impacts and indirect impacts 
are considered to be mitigated/compensated to an acceptable level.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act 1990 (as amended) the 
proposal would attract ‘New Homes Bonus’ and future council tax receipts. The S106 will 
also require financial contributions in relation to monitoring the travel plan to the paid by 
the developer and affordable units on site.

Conclusion

The proposed development represents a relatively large extension to the town and has 
generated a number of objections from residents, based upon concerns primarily relating 
to the scale, flooding, impacts on services and the highway network. These concerns are 
acknowledged and have been addressed within the consideration of the application. 



However it should also be recognised that in relation to the spatial strategy set out in the 
adopted Allerdale Local Plan, Wigton is considered to be a Key Centre which will receive 
10% of the housing growth within Allerdale. 

A sufficient level of supporting information is considered to have been provided to 
address ecological and heritage issues, flood risk and drainage, arboriculture 
implications, ground conditions, transport and so forth. No statutory consultees have 
raised objection to the proposal, subject to conditions. 

Taking everything into account, officer consider that in balancing and weighing up all the 
considerations, the proposal constitutes a sustainable form of development that would 
incur limited environmental, landscape, highways and infrastructure impacts whilst 
delivering significant affordable housing in a location where there is an identified need. 
On this basis the proposal is recommended for approval subject to the s106 criteria.



Annex 1

Conditions/Reasons

1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.
Reason: In order to comply with Section 91 of the Town and Country Planning Act 
1990.

2. The development hereby permitted shall be carried out solely in accordance 
with the following plans:
WIG-PHS-XX-00-DR-A00-001 Rev P2 - Site Location Plan
1060-01 - Landscape Strategy plan
4060 SK001 001 - General access arrangement plan
4060 SK001 002 - Proposed access arrangement plan-engineering plan
4060 SK001 007 Swept Path Analysis plan
No 4060 SK001 008 Visibility Splays - Amended Drawing received 16 
February 2018
WIG-PHS-XX-00-DR-A-00-100 Rev P5 - Proposed Masterplan - Amended 
Drawing received 23 March 2018
WIG-PHS-XX-00-DR-A-00-101 - Rev P4 Proposed Master Plan - Hard 
Landscaping - Amended Drawing received 23 March 2018
WIG-PHS-XX-00-DR-A-00-102 Rev P1 - Proposed Master Plan - Landscaping 
Plan
WIG-PHS-XX-ZZ-DR-A-20-005 Rev P3 - HT01- 2B3P Bungalow (61sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-105 Rev P2 - HT01- 2B3P Bungalow (61sqm) 
Ground Floor and Roof Plan
WIG-PHS-XX-ZZ-DR-A-22-122 Rev P1 - HT01A - 2B3P Bungalow (61sqm) 
Ground Floor and Roof Plan- Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-22-022 Rev P1 - HT01A - 2B3P Bungalow (61sqm) 
Elevations- Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-20-006 Rev P3 - HT02- 2B4P Bungalow (70sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-106 Rev P3 - HT02- 2B4P Bungalow (70sqm) 
Ground Floor and Roof Plan 
WIG-PHS-XX-ZZ-DR-A-20-023 Rev P1- HT02A - 2B4P Bungalow (70sqm) 
Elevations- Amended Drawing received 23 March 2018
WIG-PHS-ZZ-DR-A-22-123 Rev P1 - HT02A - 2B4P Bungalow (70sqm) Ground 
Floor and Roof Plan - Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-20-007 Rev P3 - HT03- 3B5P Bungalow (86sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-107Rev P3 - HT03- 3B5P Bungalow (86sqm) 
Ground Floor and Roof Plan
WIG-PHS-XX-ZZ-DR-A-22-124 Rev P1- HT03A - 3B5P Bungalow (86sqm) 
Ground Floor and Roof Plan- Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-20-024 - Rev P1 - HT03A - 3B Bungalow (86sqm) 
Elevations- Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-20-008 Rev P3 - HT04- 2B4P House (79sqm) 
Elevations



WIG-PHS-XX-ZZ-DR-A-22-108 Rev P3 - HT04- 2B4P House (79sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-009 Rev P3 - HT05- 2B4P House (79sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-109 Rev P3 - HT05- 2B4P House (79sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-010 Rev P3 - HT06- 3B5P House (93sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-110 Rev P3 - HT06- 3B5P House (93sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-018 Rev P3- HT06 A- 3B5P House (93sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-118 Rev P3 - HT06 A- 3B5P House (93sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-011 Rev P5 - HT07- 3B5P House (93sqm) 
Elevations - Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-22-111 Rev P3 - HT07- 3B5P House (93sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-019 Rev P3 - HT07 A- 3B5P House (93sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-119 Rev P3 - HT07 A - 3B5P House (93sqm) 
Ground First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-012 Rev P3 - HT08 - 3B5P House SL (93sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-112 Rev P3 - HT08- 3B5P House SL (93sqm) 
Ground First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-014 Rev P3 - HT10- 4B7P House (115sqm) 
Elevation
WIG-PHS-XX-ZZ-DR-A-22-114 Rev P3 - HT10- 4B7P House (115sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-015 Rev P7 - HT11 - 4B7P House (136sqm) 
Elevations- Amended Drawing received 23 March 2018
WIG-PHS-XX-ZZ-DR-A-22-115 Rev P3 - HT11- 4B7P House (136sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-016 Rev P3 - HT12- 4B7P House (115sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-116 Rev P3 - HT12- 4B7P House (115sqm) Ground 
First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-021 Rev P3 - HT12 A- 4B7P House (115sqm) 
Elevations
WIG-PHS-XX-ZZ-DR-A-22-121Rev P3 - HT12 A - 4B7P House (115sqm) 
Ground First and Roof Plan
WIG-PHS-XX-ZZ-DR-A-20-017 Rev P3 - GR01-Single Garage
WIG-PHS-XX-ZZ-DR-A-22-117 Rev P3 - GR01-Single Garage
WIG-PHS-XX-00-DR-A-00-102 Rev  P1 - Proposed Master Plan - Landscaping 
Plan
WIG-PHS-XX-00-DR-A-21-201 Rev P1 - Site Sections Proposed and Existing
Framework Residential Travel - Plan 4 December 2017- Version 1.0
Transport Assessment dated 5 December 2017 Version 2
Flood Risk Assessment - Revision D -  2017051 - January 2018



Flood Risk Assessment Appendix I - Surface Water Maintenance Schedule
Geoenvironmental Appraisal Dunelm report reference 8124 dated 23/6/17 
and D8124/2 dated 7/8/17
Ecology Report  Final
OP-Hopes Auction Mart-17/TRE07v1Tree Report 04-12-17 Final Rev4 Dated 
March 2016 
2017051 SK06 Rev A – Works to existing stone wall – Amended plan 
received 12 April 2018
Reason: In order to ensure that the development is carried out in complete 
accordance with the approved plans and any material and non-material alterations 
to the scheme are properly considered.

3. Prior to the commencement of works, a phasing plan showing the 
sequencing of the development for managing the construction and 
restoration works shall be submitted to and agreed in writing by the Local 
Planning Authority. The development shall thereafter be implemented solely 
in accordance with the approved scheme or as subsequently amended by 
written agreement with the Local Planning Authority. 
Reason: To serve in the public and visual interests a satisfactory correlated order 
of development, in accordance with Policies S5 and DM14 of the Allerdale Local 
Plan (Part 1) Adopted July 2014.

4. The carriageway, footways and footpaths shall be designed, drained and lit 
to a standard suitable for adoption and in this respect further details, 
including longitudinal/cross sections, shall be submitted to the Local 
Planning Authority for approval before any part of the development hereby 
permitted is commenced. No work shall be commenced until a full 
specification has been approved. These details shall be in accordance with 
the standards laid down in the current Cumbria Design Guide. Any works so 
approved shall be constructed before the development is completed.
Reason: To ensure a minimum standard of construction within the approved 
development in the interests of highway safety.

5. The development shall not commence until visibility splays providing clear 
as shown on drawing no 4060 SK001 001 - General access arrangement 
plan, 4060 SK001 002 - Proposed access arrangement plan-engineering plan 
and No 4060 SK001 008 Visibility Splays - Amended Drawing received 16 
February 2018 and 2017051 SK06 Rev A - Works to existing stone wall - 
Amended plan received 12 April 2018  down the centre of the access road 
and the nearside channel line of the major road have been provided at the 
junction of the access road with the county highway.  Notwithstanding the 
provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and re-enacting 
that Order) relating to permitted development, no structure, vehicle or object 
of any kind shall be erected or placed and no trees, bushes or other plants 
shall be planted or be permitted to grown within the visibility splay which 
exceed 1 metre in height and obstruct the visibility splays. The visibility 
splays shall be constructed before general development of the site 
commences so that construction traffic is safeguarded.Reason: To ensure a 
satisfactory means of access for the development during the construction and 



operational use of the site, in compliance with the National Planning Policy 
Framework and Policy S2 of the Allerdale Local Plan (Part 1), Adopted July 2014.

6. No dwellings shall be occupied until the estate road including footways and 
cycleways to serve such dwellings has been constructed in all respects to 
base course level and street lighting where it is to form part of the estate 
road has been provided and brought into full operational use.
Reason: In the interests of highway safety.

7. No dwellings in the phase approved in condition 3 containing the link to the 
school shall be occupied until the Link is installed and brought into full 
operational use. Details of this link including its construction , gating and 
drainage to be agreed by the Local planning authority in consultation with 
the Local Highway Authority. 
Reason:  In the interests of highway safety

8. No development shall take place until a Construction Method Statement has 
been submitted to and approved in writing by the Local Planning Authority. 
The statement shall include the following: 
Traffic Management Plan to include all traffic associated with the 
development, including site and staff traffic, off site parking, turning and 
compound areas; 
Procedure to monitor and mitigate noise and vibration from the construction 
and demolition and to monitor any properties at risk of damage from 
vibration, as well as taking into account noise from vehicles, deliveries. 
All measurements should make reference to BS7445.
 Mitigation measures to reduce adverse impacts on residential properties 
from construction compounds including visual impact, noise, and light 
pollution. 
A written procedure for dealing with complaints regarding the construction 
or demolition; 
Measures to control the emissions of dust and dirt during construction and 
demolition (including any wheel washing facilities); 
Programme of work for Demolition and Construction phase; 
Hours of working and deliveries; 
Details of lighting to be used on site.
Highway signage / Haulage routes  
The approved statement shall be adhered to throughout the duration of the 
development.
Reason:  In the interests of safeguarding the amenity of the occupiers of 
neighbouring properties during the construction works of the development hereby 
approved and in the interests of highway safety , in compliance with the National 
Planning Policy Framework and Policy S32 of the Allerdale Local Plan (Part 1), 
Adopted July 2014 and in the interests of highway safety.

9. Development shall not be begun until a Construction Method Statement 
including details of all on-site construction works, post-construction 
reinstatement, drainage, mitigation, and other restoration, together with 
details of their timetabling has been submitted to and approved by the local 
planning authority and shall include measures to secure: formation of the 



construction compound and access tracks and any areas of hardstanding; 
cleaning of site entrances and the adjacent public highway; the sheeting of 
all HGVs taking spoil to/from the site to prevent spillage or deposit of any 
materials on the highway; post-construction restoration/reinstatement of the 
working areas How surface water will be managed on site during 
construction The Construction Method Statement shall be carried out as 
approved. 
Reason: In the interests of highway safety.

10.Development shall not be begun until a Construction Traffic Management 
Plan has been submitted to and approved in writing by the local planning 
authority. The CTMP shall include details of: the construction of the site 
access and the creation, positioning and maintenance of associated 
visibility splays; access gates will be hung to open away from the public 
highway no less than 10m from the carriageway edge and shall incorporate 
appropriate visibility displays; proposed accommodation works and where 
necessary a programme for their subsequent removal and the reinstatement 
of street furniture and verges, where required, along the route; the pre-
construction road condition established by a detailed survey for 
accommodation works within the highways boundary conducted with a 
Highway Authority representative; details of road improvement, 
construction specification, strengthening, maintenance and repair 
commitments if necessary as a consequence of the development; retained 
areas for vehicle parking, manoeuvring, loading and unloading for their 
specific purpose during the development; the surfacing of the access roads 
from the public highway into the site shall extend for a minimum of 25m; the 
management of junctions to and crossings of the public highway and other 
public rights of way/footway; the scheduling and timing of movements, 
temporary warning signs and banksman/escort details.
Reason: In the interests of highway safety.

11.An annual report reviewing the effectiveness of the Travel Plan up to a 
period of 5 years and including any necessary amendments or measures 
shall be prepared by the developer/occupier and submitted to the Local 
Planning Authority for approval. Any subsequent amendments or measures 
approved by the Local Planning Authority shall be implemented in 
accordance with the approved details.
Reason: To aid in the delivery of sustainable transport objectives.

12.Each dwelling hereby approved shall not be occupied until its respective  
vehicular access, parking and turning requirements have been constructed 
in accordance with the approved plan and have been brought into use. The 
vehicular access, parking and turning provisions shall be retained and 
capable of use at all times thereafter and shall not be removed or altered 
without the prior consent of the Local Planning Authority.
Reason: To ensure a minimum standard of access, parking and turning provision 
when the development is brought into use.

13.The proposed garaging facilities hereby approved shall be retained at all 
times and shall not be used for or converted into habitable residential living 



accommodation without the written consent of the Local Planning Authority.
Reason: To ensure the provision of satisfactory vehicular parking facilities within 
the application site, in compliance with the National Planning Policy Framework 
and Policy S22 of the Allerdale Local Plan (Part 1), Adopted July 2014.

14.Should land affected by contamination identified within the desktop study 
pose unacceptable risks to human health, controlled waters or the wider 
environment, no development shall take place until a detailed remediation 
scheme has been submitted to and approved in writing by the Local 
Planning Authority. The scheme must include an appraisal of remediation 
options, identification of the preferred option(s), the proposed remediation 
objectives and remediation criteria, and a description and programme of the 
works to be undertaken including the verification plan.
Reason: To minimise any risk during or post construction works arising from any 
possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

15.Should a remediation scheme be required under condition 14, the approved 
strategy shall be implemented and a verification report submitted to and 
approved in writing by the Local Planning Authority,prior to the occupation 
of any dwelling house within its relevant phase under condition 3.
Reason: To minimise any risk during or post construction works arising from any 
possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

16. In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported 
immediately to the Local Planning Authority. Development on the part of the 
site affected must be halted and a risk assessment carried out and 
submitted to and approved in writing by the Local Planning Authority. 
Where unacceptable risks are found remediation and verification schemes 
shall be submitted to and approved in writing by the Local Planning 
Authority. These shall be implemented prior to the development (or relevant 
phase of development) being brought into use. All works shall be 
undertaken in accordance with current UK guidance, particularly CLR11.
Reason: To minimise any risk arising from any possible contamination from the 
development to the local environment in compliance with the National Planning 
Policy Framework and Policy S30 of the Allerdale Local Plan (Part 1), Adopted 
July 2014

17.Only foul drainage shall be connected to the public sewer.
Reason: To ensure a sustainable means of drainage from the site and minimise 
the risk of water pollution to the local water environment, in compliance with the 
National Planning Policy Framework and Policy S2 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

18.The drainage for the development hereby approved, shall be carried out in 
accordance with principles set out in the submitted Flood Risk Assessment 



2017051 - Revision D -  2017051 - January 2018 which was prepared by 
Portland Consulting Engineers and the drainage/engineering drawings as 
approved under condition 2. No surface water will be permitted to drain 
directly or indirectly into the public sewer. Any variation to the discharge of 
foul drainage shall be agreed in writing by the Local Planning Authority prior 
to the commencement of the development. No dwelling shall be occupied 
within each phase under condition 3 until the drainage scheme for that 
respective phase has been fully constructed in accordance with the 
approved details. 
Reason: To ensure a satisfactory means of surface water drainage and minimise 
the risk of flooding from the development, in compliance with the National 
Planning Policy Framework and Policies S29 and S2 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

19.which was prepared by Portland Consulting Engineers and the 
drainage/engineering drawings as approved under condition 2. No surface 
water will be permitted to drain directly or indirectly into the public sewer. 
Any variation to the discharge of foul drainage shall be agreed in writing by 
the Local Planning Authority prior to the commencement of the 
development. No dwelling shall be occupied within each phase under 
condition 3 until the drainage scheme for that respective phase has been 
fully constructed in accordance with the approved details.
Reason: To ensure a satisfactory means of surface water drainage and minimise 
the risk of flooding from the development, in compliance with the National 
Planning Policy Framework and Policies S29 and S2 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

20.The approved surface water drainage scheme shall be operated, maintained 
and managed after implementation in accordance with Flood Risk 
Assessment - Revision D -  2017051 - January 2018 Appendix I - Surface 
Water Maintenance Schedule
The development shall be completed, maintained and managed in 
accordance with the approved details.
Reason: To ensure a satisfactory means of surface water drainage and minimise 
the risk of flooding from the development, in compliance with the National 
Planning Policy Framework and Policies S29 and S2 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

21.Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or in any Statutory Instrument revoking 
or re-enacting that Order with or without modification) no development shall 
take place on plots 15, 16 and 32 to 46 as identified on drawing number 
2017051-000-01 dated 14/11/17 at appendix H of the approved FRA 
(referenced 2017051 Rev D; dated January 2018) falling within Classes A, E 
and F of Part 1of Schedule 2 of the said Order shall be carried out without 
the prior written permission of the Local Planning Authority upon an 
application submitted to it. 
Reason: The Local Planning Authority wishes to retain control over any proposed 
alterations/extensions to ensure that the proposed flood relief box culvert is 
retained in perpetuity for the lifetime of the development.



22.Prior to the occupation of the first dwelling full details of all play equipment 
to be installed on the local area of play, including its siting shall be 
submitted to and approved be the Local Planning Authority.  The play 
equipment hereby approved shall be fully installed and available prior to the 
occupation of the 50th dwelling.
Reason: To ensure a satisfactory level of equipment is installed in accordance 
with policies S25 and DM14 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

23.Prior to the first occupation of any dwelling details of a management 
programme for all areas of public open space (including play equipment) 
and communal parking areas shall be submitted to and approved by the 
Local Planning Authority. The public open spaces and communal parking 
areas shall upon implementation of the permission be thereafter maintained 
in accordance with the approved management programme.
Reason: To ensure the satisfactory provision of open space in accordance with 
the National Planning Policy Framework and Policies S2, S4, S24, S25, S26 and 
DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

24.A management plan, including management responsibilities and 
maintenance schedules for all private roads, parking courts and parking 
bays that will not form part of the adopted highway, shall be submitted to 
and approved in writing by the Local Planning Authority prior to the 
occupation of any dwellinghouse hereby approved. The development shall 
thereafter be maintained at all times in accordance with the approved 
management plan.
Reason: To ensure the long term maintenance and management of unadopted 
roads and parking areas within the residential estate.

25.All planting, seeding or turfing comprised within the scheme and shown on 
the landscaping plans approved under condition 2 shall be carried out in the 
first planting season following completion of the development and any trees 
or plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with other similar size and 
species, unless otherwise agreed in writing by the Local Planning Authority.
Reason: In order to enhance the appearance of the development and minimise 
the impact of the development in the locality, in compliance with Policy DM14 of 
the Allerdale Local Plan (Part 1), Adopted July 2014.

26.A landscaping management plan including long term design objectives, 
management responsibilities and maintenance schedules for all landscape 
areas including public open space and landscaped buffers shall be 
submitted to and approved in writing by the Local Planning Authority prior 
to the occupation of any dwellinghouse hereby approved. The development 
shall thereafter be maintained at all times in accordance with the approved 
management plan.
Reason: To ensure the long term maintenance and management of public open 
space and landscaped buffers within the residential estate.



27.The development shall be undertaken in accordance with the 
recommendations and mitigation measures contained within the submitted 
Tree and Hedgerow Assessment, OP-Hopes Auction Mart-17/TRE07v1Tree 
Report 04-12-17 Final Rev4 prepared by Openspace.
Reason: To ensure that existing trees and hedgerows are protected to an 
appropriate standard during the construction phase of the development in 
accordance with policy DM17 of the Allerdale Local Plan (Part 1), Adopted July 
2014

28.No development shall commence within the site until the applicant has 
secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved in writing by the Local Planning 
Authority. The written scheme of investigation will include the following 
components.
(a) An archaeological evaluation;
(b) An archaeological recording programme, the scope of which will be 
dependant upon the results of the evaluation.
Reason: To afford reasonable opportunity (prior to the excavation/disturbance of 
the site and any loss/damage to any potential important remains) for an 
examination to be made to determine the existence of any remains of 
archaeological interest within the site and for the examination and recording of 
such remains.

29.Where significant archaeological remains are revealed by the programme of 
archaeological work, these shall be carried out within two years of the 
completion of that programme on site, or within such timescale as 
otherwise agreed in writing by the Local Planning Authority : an 
archaeological post-excavation assessment and analysis, the preparation of 
a site archive ready for deposition at a store, the completion of an archive 
report, and the preparation and submission of a report of the results for 
publication in a suitable specialist journal.
Reason: To ensure that a permanent and accessible record by the public is made 
of the archaeological remains that have been disturbed by the development. 

30.No development shall take place until a detailed acoustic report on the 
existing noise climate at the development site has been submitted to and 
been approved in writing by the Local Planning Authority. The report shall 
include a scheme of noise insulation measures for the proposed residential 
accommodation. The noise assessment shall be carried out by a suitably 
qualified acoustic consultant/engineer and shall take into account the 
provisions of National Planning Policy Framework, BS4142: 2014 ""Method 
of rating industrial noise affecting mixed residential and industrial areas"", 
BS 8233: 2014 ""Sound Insulation and Noise Insulation for Buildings - Code 
of Practice"" and World Health Organisation Guidelines on Community 
Noise. The approved scheme for each dwelling shall be implemented prior 
to the occupation of the dwelling and be permanently maintained thereafter.
Reason:  To safeguard an acceptable standard of amenity for the occupiers of the 
dwellinghouses hereby approved in accordance with the National Planning Policy 



Framework and Policy S32 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

31.Notwithstanding the submitted plans details of the siting, height and type of 
all means of enclosure/screen walls/other means of enclosure on the 
western boundary adjacent to plots 1, 11, 12, 13, 14, 15,16 and 32 shall be 
submitted to and approved by the Local Planning Authority prior to the 
occupation of any dwelling(s). Any such walls etc. shall be constructed prior 
to the approved dwelling being brought into use. All means of enclosure so 
constructed shall be retained and no part thereof shall be removed without 
the prior consent of the Local Planning Authority.
Reason: To ensure a satisfactory standard of development which is compatible 
with the character of the conservation area, surrounding area and safeguard the 
amenity of neighbouring properties.

32.Notwithstanding the submitted plans details of the siting, height and type of 
all means of enclosure/screen walls/other means of enclosure on the 
eastern boundary adjacent to Stony Banks, Footpath 259007 and northern 
boundary adjacent to Footpath 259008 shall be submitted to and approved 
by the Local Planning Authority prior to the occupation of any dwelling(s). 
Any such walls etc. shall be constructed prior to the approved dwelling 
being brought into use. All means of enclosure so constructed shall be 
retained and no part thereof shall be removed without the prior consent of 
the Local Planning Authority.
Reason: To ensure a satisfactory standard of development which is compatible 
with the character of the conservation area and surrounding area.

Proactive Statement

Application Approved Following Revisions

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying planning policies, constraints, stakeholder representations and 
matters of concern within the application (as originally submitted) and where appropriate 
negotiating, with the Applicant, acceptable amendments and solutions to the proposal to 
address those concerns.  As a result, the Local Planning Authority has been able to grant 
planning permission for an acceptable proposal, in accordance with the presumption in 
favour of sustainable development, as set out within the National Planning Policy 
Framework.  



Notes to Applicant:

Public Footpaths 259007 and 259008 run adjacent to the north and east boundaries of 
the site and must not be altered or obstructed before or after the development has been 
completed.

If the footpaths are to be temporarily obstructed then a formal temporary closure will be 
required, please contact andy.sims@cumbria.gov.uk for further information, please note 
there is a 14 week lead in time for this process.

The applicant should ensure that purchasers are made aware of any easements and 
restrictions to building within these areas. 






