
Allerdale Borough Council 
Planning Application 2/2018/0124

Proposed 
Development:

Works to existing farm track to create a temporary site to 
compound access road to be in use until the end of April 2019

Location: Development at Printfield Site
King Street
Wigton

Applicant: Mr P Foster
Genesis Homes

Recommendation: APPROVE subject to conditions in Annex 1. 

Summary/Key Issues

Issue Conclusion

Principle Temporary haul route considered acceptable

Residential amenity No significant effects on amenity

Flood Risk Mitigation measures to reduce flood risk are considered to be 
acceptable in reducing the flood risk to residential properties.

The development 

The application seeks permission for the retention of a temporary haul route to the 
Printfield housing development at Wigton. This road is intended to be used by 
construction traffic. The development not only constitutes a change of use of the land but 
also an engineering operation, specifically given that the roadway has been built up 
above existing ground levels. It was completed without incorporating measures to ensure 
that flood waters could flow from one side to the other. 

The application states the haul route would be in place until the end of April 2019.  The 
track is made up of crushed hardcore and compromises two sections which link across 
two fields the first section leading from the compound measures 75m which would then 
cross Speet Gill with the second section leading to the site covering a distance of 85

Site

The site is located on agricultural land to the south of the railway line and to the north 
west of the Printfield residential development site which has a main access located off 
King Street.  



Relevant Planning History

2/2017/0148 – Approval of residential development at Printfield

Representations

Town Council 

No Objections subject to condition being implemented as per comments from the Flood 
and Development Manager of CCC

Cumbria Highways/Lead Local Flood Authority 

The FRA prepared by RWO Associates has acknowledged that the raising of this 
temporary access does have flood implications to the properties upstream of the new 
bridge across Speet Gill; however, the mitigation measures suggested will reduce the 
flood risk for that area and are welcomed.

The LLFA has no issues with the proposed measures but would suggest that conditions 
be added to any consent in relation to the implementation of the pipework/mitigation 
measures within a period of 4 weeks from the granting of permission.  They also suggest 
a condition relating to the reinstatement of the site.

Environmental Health  

No objections

Environment Agency 

Raise no objection to the propose development but make the following comments:- 

“We have reviewed the Flood Risk Assessment (FRA) produced by RWO Associates 
(reference RO/17279.1 Version 2, dated March 2018) as submitted with the application 
and we are satisfied that it demonstrates that the proposed development will not be at an 
unacceptable risk of flooding or exacerbate flood risk elsewhere. 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.”

Other representations

The necessary publicity has been undertaken. There has been 12 letters of objection and 
a petition from occupiers of 5 plots within the Slaters Yard site at Printfield.

The objections relate to the increase in flood risk arising from the development.

 The haul route creates a barrier across the flood plain.



 Neighbouring properties consider the proposal would lead to an unacceptable 
increase in flooding to their homes and businesses

 Potential effects on the water table
 The suggested pipes will not allow sufficient flow
 The application documents are misleading as there was no farm track existing
 The haul road should be taken down to ground level

Development Plan policies 

Allerdale Local Plan 1999 

Saved settlement limits 

Allerdale Local Plan Part 1 (2014)

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S3 - Spatial Strategy and Growth
Policy S5 – Development Principles 
Policy S29 - Flood Risk and Surface Water Drainage
Policy S32 – Safeguarding amenity
Policy S33 - Landscape
Policy S4 - Design principles  

Other material considerations 

Draft Allerdale Borough Local Plan (Part 2) 
National Planning Policy Framework (NPPF) (2012)

Policy weighting 
Notwithstanding the duties outlined above, section 38(6) of the Planning and 

Compulsory Purchase Act 2004 requires that, if regard is to be had to the development 
plan for the purpose of any determination to be made under the planning Acts, the 
determination must be made in accordance with the plan unless material considerations 
indicate otherwise. This means that the Allerdale Borough Local Plan (Part 1) 2014 
policies have primacy.

A material consideration is the provisions of the NPPF. Paragraph 215 of the NPPF 
advises that the weight afforded to development plan policies can vary according to their 
degree of consistency with this framework (the closer the policies in the plan to the 
policies in the Framework, the greater the weight that may be given). 

In this instance, the Allerdale Local Plan (part 1) policies relevant to this site and proposal 
postdate and are consistent with NPPF and so full weight can be afforded to them. 



Paragraph 216 of the NPPF advises that weight can be afforded to emerging plans, that 
weight dependent on the stage of preparation, the extent of unresolved objections and 
consistency with the provisions of the Framework. In this instance Part 2 of the Local 
Plan is at an early stage of preparation and is afforded very little weight in the 
assessment.

Assessment

The significant benefits of delivering the associated housing site were identified in the 
officer’s report for that application. The contribution that this haul road makes to the 
efficient delivery of the housing and, in turn, the Council’s strategic growth policies must 
be afforded weight in the overall assessment. That the road provides an alternative route 
away from residents in the interests of amenity also contributes to the overall 
sustainability in accordance with policies S1 and S2. The road was not a requirement of 
the housing permission but the position of betterment in terms of residential amenity is 
clearly a material consideration.

However, as constructed with no flood mitigation, the development is not sustainable and 
conflicts with policy S29 of the Plan. A number of objections have been received relating 
to the potential increase in flood risk to their properties.

The application site is located within flood zone 3.  The flood risk assessment 
acknowledges that the creation of the haul road does have implications on the flood risk 
to the properties lying to the south of the route; however, it is considered that the most 
viable option is to create flow paths through the temporary haul road, at regular intervals. 
The report recommends that banks of 300mm diameter pipes should be installed at 
regular intervals; twelve banks of pipes along the length.

The report goes on to highlight that “By including banks of pipes as the water level starts 
to rise, if a major event occurs, water will be able to pass through the pipes and follow its 
natural flood path. Once the water reaches a level of 19.200m AOD, water will be flowing 
across a large portion of the temporary haul road and again following its natural flood 
path.

The inclusion of pipes will reduce the risk to the low-lying property upstream of the 
temporary haul road. Whilst, this will not remove the risk in its entirety it will assist with 
managing it and reduce it significantly and the impact is natural, including when 
accounting for climate change.

The flood report highlights that the existing levels to the south at the nearest property is 
19.5m AOD which is 300m above the lowest road level, as such before flows would 
reach this property the water level, in the 100-year return period, would be spilling over 
the haul road as well as utilising the banks of pipes below. 

The Environment Agency and the Lead Local Flood Authority have examined the 
proposal and are satisfied that subject to the mitigation measures being put in place the 
development would not have an adverse effect on the increase in flood risk to nearby 



properties.

Officers acknowledge the concerns relating to flood risk however are guided by the 
comments from the LLFA and the Environment Agency and, given no objections have 
been raised by these statutory consultees, officers consider that the proposed temporary 
haul road to be acceptable.

It is considered that conditions should be attached to the grant of planning application to 
ensure the proposed mitigation measures are carried out at the earliest reasonable 
opportunity and the ground is reinstated to its former condition at the end of the 18 month 
period.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act there would be no local 
financial considerations attributed to this application.

Conclusion

Having considered the development against development plan policies, officers consider 
the temporary nature of the proposal and the proposed mitigation measures would 
satisfactorily deal with the flood risk.  Given no objections have been raised by the LLFA 
and the EA officers consider that the proposal would not have a detrimental affect on the 
flood risk of surrounding properties and recommend.



Annex 1

Conditions/Reasons

1. This permission is limited to the period expiring on 30 April 2019. 
Immediately on the expiry of that period the use hereby permitted shall 
cease and the land reinstated in accordance with a scheme to be submitted 
to and approved in writing by the Local Planning Authority within 6 weeks 
from the date of this permission.
Reason: To ensure a satisfactory standard of temporary construction in the 
interests of highway safety and the restoration of the site (including ensuring there 
is no increase in flood risk) in compliance with S29 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

2. The migigation measures outlined within Chapter 4 and Appendix D of the 
Flood Risk Assessment RO/17279.1 Dated March 2018 Version 2 shall be 
carried out within 4 weeks from the date of this permission and therefater 
retained for the lifetime of the development.
Reason: To minimise the risk of flooding, in compliance with the National Planning 
Policy Framework and Policies S2 and S29 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.



Location plan



Location plan showing larger view


