
Allerdale Borough Council 
Planning Application 2/2018/0101

Proposed 
Development:

Outline application for the erection of 14 dwellings including 4 
affordable properties and approved of access and layout

Location: Welton County Primary School
Welton
Carlisle

Applicant: Mr & Mrs M Boak

Recommendation: Refuse

Summary/Key Issues

Issue Conclusion

Principle of 
development

The proposal development would see non-essential new dwellings 
located within the open countryside contrary to Policies S3, S5 and 
S9 of the Allerdale Local Plan (Part 1), Adopted July 2014 and the 
Section 6 of National Planning Policy Framework.

Access and Layout The proposed layout is not considered to respond to the rural 
character, history and distinctiveness of its location contrary to 
Policies S2, S4, S32, S33 and Dm14 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

An appropriate form of access and egress from the site can be 
achieved. 

Affordable Housing The applicant is proposing 4 units will be affordable Low Cost 
Units in line with Policy S8 of the Allerdale Local Plan (part 1), 
Adopted July 2014.

Residential Amenity Officers are satisfied that the proposed development would 
achieve an acceptable form of private amenity space for each 
dwelling and the proximity of the village hall would not unduly 
impact on the amenity of the proposed occupiers.  

Proposal

The applicant seeks outline consent for the erection of 14 dwellings including the 
provision of four affordable properties. Although the application is in the form of outline 
the applicant wishes the details of access and layout to be considered as part of this 
application.

A site layout plan has been submitted with the application that shows the existing access 
point into the site will be utilised with a single internal through road leading to a new 
external egress from the site. The proposed dwellings will be located on both sides of the 



internal road with each property having 2 off road parking spaces and private amenity 
areas. 

Site

The site is located approximately 8 miles SSW of Carlisle via the B5299 and a similar 
distance north of the Boundary of the Lake District National Park. The site is adjacent to 
a narrow lane, approximately 500m to the SE of Welton Village. It sits on a long rise with 
the River Caldew flowing northwards to the River Eden, about 2km to the east.

This is a gently undulating, rural landscape with small village clusters of 20-30 buildings 
at distances of two to three kms apart, connected by B roads. Within this network is a 
denser network of less direct, narrow lanes which follow field boundaries and 
topographical features such as streams and contours. They connect separate farms and 
houses, some of them quite large, and in this case the former school which has now 
been demolished. The landscape is an open pattern of mostly pastoral fields defined by 
hedgerows and occasional trees, varying in size from about 1.5 to 6 hectares, the greater 
number given over to grazing with some arable. A small amount of land remains as 
patches of woodland and in ribbons along streams and field boundaries. Individual trees 
are also dotted along roadsides and field boundaries.

The application site itself has an area of approx. 0.46 hectares/1.136 acres and the 
application boundary includes some of the grassed verge at the side of the lane. The site 
occupies an area on a slight slope between the higher road level (~129m AOD) to the 
north and the lower fields (~126.5 AOD) to the south.

The site is the former Welton Primary School with playgrounds, car parking and open 
playing space. The site has now been cleared with some weeds growing through and a 
large pile of earthworks remain on site. The school boundary is set back from the lane 
edge with grass verges, concrete bollards and a hard surface in part for 
parking/passing/turning.

The site is located approx. 500m from Welton Village which consists of approx. 30-35 
dwellings and the immediate existing context is the agricultural pattern of fields edged 
with trees, hedges, fences and walls. The site benefits from an attractive group of 
established trees and a hedge near the vehicular entrance at the North West corner. 
There is another large tree further east of the entrance. The road edge has a zone of 
verges, hedges and a wall. On the other side of the lane directly opposite the site sits 
Welton Village Hall. The hall is set back from the road, with a tarmac car park situated 
around the building. Most of the buildings in the area and within the village have some 
form of set back from the roads, and these variations form an important part of the 
character of the area.

The land in the immediate context slopes down from north to south, so the site sits below 
the level of the lane and the village hall sits above. Nearby buildings include the single-
storey timber-constructed village hall on the other side of the lane, the stone built Welton 
Church, a variety of farmsteads, detached houses, and terraced cottages. Many of the 
farmhouses and detached houses are quite large buildings. Common characteristics of 
the surrounding buildings include pitched slate roofs, local stone walls, punched 



openings and simple solid forms that have been extended or evolved organically.

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
Delivering a wide choice of high quality homes
Requiring good design

Allerdale Local Plan (Part 1), Adopted 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 S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing
Policy S9 - Rural exceptions sites  
Policy S22 - Transport principles
Policy S29 - Flood Risk and Surface Water Drainage
Policy S30 - Reuse of Land
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

2/2013/0343 Demolition of former Welton School and erection of dwelling – Granted. The 
school has been demolished, commencing the development and keeping the permission 
live.

Representations

Councillor Call In – Cllr Markley asked the application to be considered by panel due to 
the need for rural housing in this area.

Sebergham Parish Council – Object on the following grounds:

1. Planning Policy – The proposal contravenes the Allerdale Local Plan (Part 1) in 
which Welton is not identified as a growth village where development would be 
acceptable. The Parish Council does not consider it appropriate to substitute this 
major development for the extant approval for a single dwelling on this brownfield 
site, which was only approved on exceptional circumstances. 



2. Suitability of Location – This proposal would form an isolated development some 
500m outside the village and would not form part of the village envelope.

3. Built Context – The application claims this site is “not an isolated location”, 
contrary to the description given by planning officer for other isolated 
developments nearby (2/2014/0698) and the evidence available on inspection of 
the locality/site visit. 

4. Neighbourhood – The Village Hall is located on the opposite side of the lane 
directly adjacent to the proposed development. It currently has no immediate 
neighbours and this allows functions with bands, parties etc, to take place without 
creating any excessive noise disturbance to others. Councillors are concerned that 
construction of this development would put the families at risk of noise pollution 
which will be unavoidable if the Hall continues to be used for function. 

5. Drainage Strategy – The discharge calculations submitted for the site are 
considered to be flawed because they are based on a belief that the former school 
was occupied by “well in excess of 100 people”. First hand evidence from former 
staff & residents over many decades confirm that the numbers will not have 
exceeded 50 pupils and staff at any time. There is also considerable concern 
about the proposal to discharge increased volumes of waste water into the 
drainage ditch on the road side to flow into the river Caldew, as it is believed this 
could create potential problems for landowners ‘down-stream’ from the site before 
it discharges into the river.

6. Water Supplies – The Design and Access Statement specifies the limited water 
supplies available to the new properties and proposes special arrangements to 
accommodate this. There is already significant limitation in the pressure & flow of 
mains water in this part of the village, and concern exists that providing adequate 
water supplies to the new properties, however limited these may be, could 
seriously affect the already limited supplies to existing properties. 

The Parish Council wishes to place on record its support for the principle of providing 
‘affordable housing’ within the parish and growing the village, but within an acceptable 
environment in accordance with the Allerdale Local Plan and other planning constraints. 
We believe that this application is not the appropriate vehicle to achieve this.

Environmental Health – No objections subject to conditions relating to contamination 
and Construction Method Statement.  

Cumbria Highways / LLFA –  It is noted that the site lies outside the settlement of 
Welton which, given the number of houses shown, creates an undesirable form of 
development in the open countryside, a point your authority will need to consider when 
determining this submission. 

Facilities within walking distance are minimal and there is no bus service provided. The 
lack of facilities and public transport will mean that virtually all journeys to and from the 
development will be car borne. As there is no alternative to the car, it is likely that car 
ownership will be higher than average and therefore the movements to and from the site 
will be significantly higher than the existing site use. 



The proposal is therefore contrary to the aims of promoting accessibility contrary to the 
intentions of Government Policy and the NPPF.

If your Authority is however minded to grant permission then we would recommend that 
conditions be attached. 

United Utilities – With regards to the drawing of “Drainage Strategy, ref: A104 dated 
03/01/2018” proposing foul water to be discharged into private treatment plant and 
surface water to be discharged into ditch. United Utilities have no comments to make.

Fire Officer – No reply to date.

Cumbria Wildlife Trust – No reply to date.

Public Rights Of Way Officer – Public footpath 251011 follows an alignment to the east 
of the proposed development and must not be altered or obstructed before or after the 
development has been completed. 

Cumbria Constabulary – The published Design and Access Statement makes reference 
to the design for crime initiative, which suggests that the development has been laid out 
so that dwellings overlook the access road and communal spaces. In the event of this 
proposal being successful and an application for full permission is submitted, the 
applicant should indicate how these measures have been incorporated, thereby 
demonstrating compliance with Policies S4 and DM14 of the Allerdale Local Plan. 

Housing Services – Given the refusal of four housing associations to purchase rented 
properties on this site, I would be willing to waive the tenure split on this occasion and 
have all the affordable units to be for discounted sale. This means they should be 
available to qualifying households for no more than 55% of their open market value.

Access Officer – No comments in respect of access into dwellings for disabled people.

The application has been advertised on site and in the local paper. Adjoining owners 
have been notified. 4 letters of objection have been received, their concerns relate too:

 Welton is a tiny rural village of some 30-40 dispersed homes and a handful of 
farms. The proposed concentration of 14 houses is an unacceptable increase of 
40% resulting in a harmful impact on the character of the area.

 The proposed density of the development is totally inappropriate for Welton. The 
proposal is an unattractive suburban type of development for such a small farming 
community on a piece of open countryside. 

 In planning policy terms, Welton cannot be deemed either a ‘limited growth’ or an 
‘infill/rounding off’ village. 

 There are no grounds for granting permission to meet local needs such as 
employment.

 Welton has no amenities and no public transport. The proposal would result in a 
major change of traffic levels, increasing noise and air pollution.

 There are no play grounds in the area with the gardens of the proposed dwelling 
small offering very little space for children to play.

 To safeguard this area’s rural environmental quality – planning exceptions cannot 



be justified.  
 Street lighting will most likely be needed on this small estate of 14 properties to 

enable personal safety. There is currently very little street lighting in Welton, 
particularly on the outskirts which may result in increased light pollution.

Main Issues:

Principle of Development

The National Planning Policy Framework (NPPF) requires that Local Planning Authorities 
identify sufficient deliverable sites to provide five year supply of housing against their 
housing requirements. The Annual Monitoring Report for 2017 demonstrates the Local 
Planning Authority has a 5.3 year supply of housing which includes a 20% buffer 
allowance due to a record of under-delivery and shortfalls from 2011. Demonstration of a 
five year supply of deliverable housing sites means the policies for the supply of housing 
contained within the Local Plan are considered to be up-to-date, in accordance with 
paragraph 49 of National Planning Policy Framework. The policy framework for the 
supply of housing within the plan area is set out in Policy S3 - Spatial Strategy. 

Policy S3 establishes that provision will be made for at least 5471 new dwellings in 
Allerdale in the period ending in 2029. This amounts to an annual average of 304 
dwellings. Policy S3 also seeks to concentrate the necessary new development in 
identified towns and villages in a settlement hierarchy. 

The application site lies detached from the built format of Welton in a predominately 
isolated location with sporadic buildings located nearby. The village of Welton does not 
fall within the settlement hierarchy as it is not considered to have significant facilities or 
services to accommodate additional dwellings and in line with Policy S3 officers would 
not wish to see any new dwellings in Welton unless an essential need can be 
demonstrated. In addition to this the proposal site is further detached from the built 
format of Welton in an unsustainable location with minimal facilities within walking 
distance and there is no bus service provided The lack of facilities and public transport 
mean that virtually all journeys to and from the development will be car borne. As there is 
no alternative to the car, it is likely that car ownership will be higher than average and 
therefore the movements to and from the site will be significantly higher than average 
and therefore the movements to and from the site will be significantly higher than the 
existing site use. This contravenes the aim of promoting accessibility contrary to the 
intentions of the National Planning Policy Framework. 

The supporting statement accompanying the application makes reference to the site 
already benefiting for residential development and that they would like the site to be 
considered under Policy S9 Rural Exceptions Site. In taking into consideration the 
previous history on the site it must not be forgotten that the site was granted consent for 
a single dwelling only under Paragraph 55 of the Local Plan due to its exceptional design. 
Policy S3 allows for exception sites within the open countryside and given the high level 
of design and materials proposed on application 2/2013/0343 it was demonstrated that a 
single dwelling of the design proposed would be in compliance with Paragraph 55 of the 
National Planning Policy Framework.



This application seeks to redevelop this former brownfield site for 14 dwellings of which 4 
will be affordable units. The village of Welton that lies approx. 500m northwest of the 
application site and comprises of approx. 30-35 dwellings. The proposed development 
would see an increase of approx. 40-46% of the size of Welton. Given the isolated 
detached location of the proposal site and the facilities available officers do not consider 
this is an appropriate location to accommodate additional dwellings which would impact 
on the landscape nature at this current rural location given the high density of the site..
 
Policy S9 provides an exception to the spatial strategy and provides the opportunity for 
the delivery of small numbers of rural housing on land outside, but adjoining the 
development limits of Local Services Centres and Limited Growth Villages, or adjacent to 
the existing built area of infill/Rounding Off Villages, that may not fulfil all the criteria set 
out in policy S5. 

Policy S9 states that “The Council will support rural affordable housing exception sites in 
Local Services and Rural Villages, provided that: 

a) The development will meet or assist in meeting an identified evidence based need for 
affordable housing in the area, which would not be otherwise met; 
b) The site is well-related and sympathetic to the form and character of the settlement, 
demonstrates good design and allows accessibility to community services and facilities 
within it; 
c) The scale is in keeping with the settlement’s setting and its role in the hierarchy; 
d) The site is considered to be the most suitable to meet the identified need; 
e) The applicant enters into an appropriate legal agreement that ensures the 
accommodation will meet the need for local affordable housing in perpetuity.” 

The proposal site is detached from the village of Welton which does not support rounding 
off sites due to its detached location and lack of facilities and public transport. No 
evidence has been submitted with the application that demonstrates the development 
would meet an identified evidence based need for affordable housing in the area. In 
assessing the proposal against Policy S9 officers consider the site is not well related and 
sympathetic to the form and character of the settlement, the scale of dwellings would be 
excessive to the size of the village which is not included within the spatial hierarchy.

With all this in mind it is considered that the proposed development would conflict with 
Policies S3, S5 and S9 of the Allerdale Local Plan (Part 1) and the Section 6 of National 
Planning Policy Framework, resulting in non-essential development in the open 
countryside.

Access and Layout 

Although the application is in the form of outline the applicant is asking for us to consider 
access and layout as part of the current application. The submitted layout plan illustrates 
that the development will be in the form of a single loop road with dwellings located either 
side of the internal access road. Each property will have an appropriate level of private 
amenity garden and two off road parking spaces with 4 visitor spaces provided in the 
development near to the entrance to the site. The development will see the two existing 
access points that were used in association with the former school re-used to provide a 
single access point to the northwest of the site and an egress point to the northeast. 



These two access points are recessed from the main highway therefore the existing 
hedges will not interfere with visibility when leaving the site. 

Although Cumbria Highways have raised concerns with regards to the location of the site 
outside the settlement of Welton, which given the number of houses shown, creates an 
undesirable form of development in the open countryside resulting in a high dependency 
on private car journeys they do not object to the proposed access points and internal 
road layout and have recommended conditions be attached. (there is no footpath link to 
the village)

In turning to the overall layout of the site and the context of its location, the site is located 
in a rural location with single dwellings and farmsteads sporadically located nearby, with 
the hamlet of Welton located of the roads that run through the village. 

A key objective of the Local Plan is to achieve high quality design for all development. 
Good design relates not only to the appearance of a development but to how it functions 
within its location and to how it contributes towards a sustainable community. 

The proposed layout with all dwellings accessed from an internal loop road is more 
reflective of an urban development found on a housing estate with little frontage to the 
main road. Buildings in this area are typically located adjacent to the road or located 
along an access track. The proposed development with a maximum depth of 64m which 
will see a line of 4 dwellings does not respond positively to the rural character, history 
and distinctiveness of its location or integrate well with existing development in and 
around Welton. 

Officers consider the proposal is contrary to Policies S2, S4, S32, S33 and DM14 of the 
Allerdale Local Plan (Part 1), Adopted July 2014. 

Affordable Housing

The delivery of affordable housing is a key objective of the local plan and priority of the 
council plan. The majority of affordable housing that is built in the plan area is delivered 
as part of new development. Therefore, planning policy has a central role in helping to 
deliver low cost homes. 

The Planning Practice Guidance requires all development over 10 units, to provide 
affordable housing. Policy S8 Affordable Housing of the Allerdale Local Plan requires the 
percentage of affordable units to be 25% with the tenure split should 75% Social Rent 
and 25% Intermediate Housing. The applicant has submitted a Heads of Terms with the 
application that details 4 of the proposed dwellings will be affordable units in the form of 
Low Cost Units. Whilst Housing Services initially objected to this as it did not meet Policy 
S8 the applicant has subsequently provided written confirmation from 4 Housing 
Associations who have refused to purchase the rented properties on the site and 
therefore on this occasion Housing Services are willing to waive the tenure split and have 
all the affordable units to be for discounted sale. 

The level and type of affordable units proposed for this development is considered 
acceptable and in line with Policy S8 of the Allerdale Local Plan. The affordable units can 
be secured in the form of a S106 should the development by approved.  



Residential Amenity

The application site is located in an isolated location with no residential properties 
immediately close to the application site. However, the village hall lies on slightly raised 
land directly opposite the proposal site. The parish council have raised concerns that the 
current village hall occasionally allows functions with bands, parties etc, to take place 
without creating any excessive noise disturbance to others. Councillors are concerned 
that construction of this development would put the families of the proposed dwellings at 
risk of noise pollution which will be unavoidable if the Hall continues to be used for 
function.

Given the constructional composition of the village hall Environmental Health Officers 
were requested to provide further comments on this matter. They do not consider that the 
potential noise from the village hall would result in a substantial noise impact on the 
proposed dwellings to warrant a refusal. The design of the dwelling and the position of 
the openings can be considered in full as part of any reserved matters application.   

Other Issues:

Drainage 

Caldew Beck runs 500m north and 400m to the southeast of the site and the River 
Caldew is just over 1km east of the site. Welton is remote from the public sewerage 
network and for this reason the School relied on a septic tank which is now at the end of 
life. The septic tank along with rain water discharged into agricultural land drains, which 
then discharged unto a tributary of Caldew Beck. A new septic tank will be installed. 

To avoid capacity issues, an alternative route to the same watercourse is proposed, there 
is an open agricultural ditch in front of the site which will be utilised, to avoid the need to 
use agricultural land drains serving land not within the boundary of the former school.

It is proposed that the roadside ditch will be used as the receptor of the water from the 
new dwellings which is contiguous with the site boundary, it therefore follows that the site 
can utilise the common law rights to connect to the ditch, regardless of who owns the 
ditch downstream of the site. This form of drainage is in line with that approved under 
application 2/2013/0343. The effluent from both the foul and surface water drainage will 
now be treated where previously it was not which is an improvement on the watercourse.

The proposed disposal arrangements for the surface water is to into the roadside ditch 
which is not supported with any details and calculations, a full assessment will be 
required for the whole length of the ditch from the site to the outfall into the watercourse. 
Furthermore, given the applicants supporting information identifies the site as unsuitable 
for soakaways then the use of porous paving will need to be revised for its suitability. 

United Utilities have considered the drainage strategy and have no comments to offer.     
 
Officers consider an appropriate form of foul and surface water drainage could be 
achieved for the site, however given that full details have not been provided on the 
suitability of porous paving and an assessment of the drainage ditch a condition should 



be attached requiring this information to be provided. 

Ecology/Trees

An Ecological Assessment Update has been carried out and submitted with the 
application. The Survey included the entire site, and any trees and scrub along the 
perimeter.  The report concludes that there is no ecological reason to withhold planning 
permission at this site. However, the new entrance in hedgerow 1 needs to be reviewed 
and the Local Authority notified if a section of this needs to be removed.

The site falls within a SSSI Impact zone, but assessment of the site, proposed 
development and proximity to connected habitat features leads us to the conclusion that 
there is very little risk and no action is suggested beyond usual installation of drainage of 
such a development using storm drains.

Attention must be paid to the timing of works: activities that may cause disturbance to 
nesting birds must be done outside the bird nesting season and so planned for between 
September and March. If works of this nature fall inside the bird nesting season 
March/April-August, then an ecologist must be consulted to confirm that no nesting birds 
will be disturbed or harmed.

There is some low risk that individual animals may be present whilst works are ongoing. 
Adherence to the above general protection measures will ensure the works will have low 
to nil impact on any wildlife using the site.

All European protected species, species of conservation concern and breeding birds 
should be considered at all times during construction. If individual animals appear within 
the construction phase further guidance to protect from harm and disturbance should be 
sought by contacting an approved ecologist.

Officers do not object to a minor section of hedge 1 to be cleared to allow the additional 
access point to be created into the site.

Officers are satisfied that the applicant has fully assessed the impact on protected 
species and the hedge/trees on site and the proposal is compliant with Policies S35 and 
DM17 of the Allerdale Local Plan.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal would 
benefit from New Homes Bonus and future Council Tax Revenue.

Conclusion

Officers consider the principle of the proposal for 14 dwellings in this rural open 
countryside location detached from the village of Welton with no access to public facilities 
or transport would result in non-essential development contrary to Policy S3, S5 and S9 
of the Allerdale Local Plan (Part 1), Adopted July 2014. 



Furthermore, the proposed layout is considered to not reflect the rural context of the 
landscape in which it sits been more reflective of an urban layout therefore failing to 
respond positively to the rural character, history and distinctiveness of its location or 
integrate well with existing development in and around Welton contrary to Policy S2, S4, 
S32, S33 and DM14 of the Allerdale Local Plan.
 



Annex 1

Conditions/Reasons

1. The Local Planning Authority considers the proposed dwellings would 
constitutes an inappropriate non-essential form of residential development 
in the open countryside and would therefore be contrary to the provisions of 
Policy S3 and S5 of the Allerdale Local Plan (Part 1) Adopted July 2014 and 
paragraph 17 the principles and paragraph 55 of the National Planning 
Policy Framework. 

2. The Local Planning Authority considers the scale and layout of the 
development site does not respond positively to the character, history and 
distinctiveness of the rural landscape in which it lies. The proposal is 
considered contrary to Policy S2, S4, S32, S33 and DM14 of the Allerdale 
Local Plan (Part 1), Adopted July 2014 and National Planning Policy 
Framework (Paragraph 58 and 64). 

Proactive Statement

Application Refused Following Discussion – Where there is no Way Forward

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying planning policies, constraints, stakeholder representations and 
matters of concern with the proposal and discussing those with the Applicant.  However, 
the issues are so fundamental to the proposal that it has not been possible to negotiate a 
satisfactory way forward and due to the harm which has been clearly identified within the 
reason(s) for the refusal, approval has not been possible.



Location plan



Location plan showing larger vie


