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Recommendation: Delegate powers to the Head of Place Development to grant 
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measures to retain the landscaping belt on and adjoining the 
site’s eastern boundary.
 

Summary/Key Issues

Issue Conclusion

Layout The layout of the proposed development is considered to respond 
positively to the existing pattern and grain of development within 
the surrounding area, whilst providing a good quality scheme 
internally to the site. The scheme provides an appropriate balance 
of hard and soft landscaping. 

The proposed layout will secure the retention of two mature trees, 
an Oak tree to the south of Ullswater Drive and an Ash tree to the 
south east of Bellbrigg Lonning. 

The proposal will achieve good connectivity with surrounding 
development and will retain access to PRoW 223003 to Slate Fell 
in the east, and links to the cycle way to the south. 

The layout will present a strong and attractive frontage to the south 
when entering the site from the south and will provide a positive 
frontage to the cycle track. 

Overall, the proposed layout is considered to respond positively to 
its context, providing an acceptable level of pedestrian 
permeability, and, internally, would provide a good quality 
development.

Scale The outline approval for Phase 2 secured the provision of up to 
224 units. Therefore the scale of the development insofar as it 
relates to unit numbers has already been considered acceptable in 
principle in terms of how the physical scale of development relates 
to and is commensurate with the size of the wider settlement.

The scale and massing of the 224 units and how they are 
configured within the site and relate to the local context is 
considered to be acceptable. The scheme for predominantly two 
storey development, with some three storey units utilising the 
roofspace in part, would sit within a site where existing housing is 
positioned to the north, south and west. As land levels continue to 
rise to the north, it is not anticipated that the development would 
appear overly prominent in the landscape. 

Where development relates to existing housing to the boundaries, 
Officers are satisfied, following the submission of amended plans, 
that the scheme will not result in a scale or massing of 
development that would be oppressive for existing neighbours.  
 



Appearance Internally to the site, the proposal is considered to provide for a 
good standard of housing environment, providing adequate 
separation distances, external amenity space, in curtilage parking 
and public open space for future residents. The ratio of hard to soft 
landscaping is considered to be appropriate. Specific amendments 
have been secured to limit the scale of retaining features to public 
areas and to private gardens and these revised details are 
considered to be acceptable.

In architectural terms, the proposed house types and densities are 
considered to respond appropriately to the character of the area.
Whilst the locality contains some buildings of significant 
architectural merit the majority of existing development to the north 
and west is modern housing dating from the late 20th century. The 
scheme will be compatible as a continuation of Phase 1 and will 
not be out of character with more recent housing development to 
the north and west. Further, reference is made within the scheme 
to the more historic character of the town. 

Landscaping Landscaping for the site has been considered both in terms of its 
appropriateness relating to the boundaries of the site and 
neighbouring land uses, and how it contributes to the quality of the 
development internally. 

To the eastern boundary the site abuts open land and an existing 
mature band of trees and planting will soften the development 
edge along with additional planting within the scheme. The ponds 
and landscaping adjacent to Tom Rudd Beck provide a soft 
landscape transition to the cycle track. To the western and 
northern boundary, appropriate fencing is considered to be 
provided to public areas and private gardens. 

An appropriate balance of hard and soft landscaping is considered 
to be achieved internally to the scheme, sufficient to mitigate for 
some loss of hedgerow. 

A financial contribution was secured at the outline stage for 
equipped play provision. The Council’s standards for Amenity 
Greenspace Provision are exceeded. 

Affordable Housing 
Provision

The number of affordable housing units proposed (100) complies 
with the requirements of the legal agreement attached to the 
Outline consent, as does the tenure split of 75% social rent, 25% 
discounted sale. Housing Services have confirmed their 
acceptability of the unit sizes proposed, based on the need 
evidenced in the locality. 

There is some concern that the proposal could have achieved a 
greater dispersal of affordable housing provision throughout the 
scheme, which would have ensured a scheme more consistent 
with national and local policy. However, the support for the scheme 



by the intended Registered Provider is noted and physically, the 
affordable housing units will be indistinguishable from others within 
the development. 

Environmental 
Impact

Ecology:
Further survey work has been updated for a number of species 
and mitigation measures updated accordingly. Both the 
Environment Agency and Natural England have requested the 
provision of a Silt Management and Incident Monitoring Plan for 
the construction phase, to reduce the likelihood of incidents 
impacting the Tom Rudd Beck. 

Having reviewed the updated information, it is considered unlikely 
that the proposal would have any greater significant effects than 
those identified at the outline stage and subject to appropriate 
conditions, the scheme is considered to be acceptable in relation 
to relevant policies of the Plan. 

Drainage:
The application has been supported by an addendum to the 
original Flood Risk Assessment. This, along with the submitted 
drainage details demonstrate that the drainage strategy for surface 
water will be in general accordance with the flood risk and 
drainage strategy considered within the original Environmental 
Statement and assessed as having no significant adverse effects. 
This will include; surface water drainage restricted to the greenfield 
run-off rate, a drainage system designed for a 1 in 100 year flood 
event plus 40% climate change allowance (which is a greater 
allowance than the 30% indicated at the outline stage), two levels 
of water quality treatment, drainage ponds to be constructed 
beyond Flood Zone 2, and construction of containment bunding to 
Tom Rudd Beck as originally detailed by WYG, and further 
amended by CK21 to contain current climate change watercourse 
flows. 

Landscape and Visual Impact:
The designation of the Lake District National Park as a World 
Heritage Site has been considered as part of an updated LVA. Any 
impacts on the Outstanding Universal Value of the WHS are not 
considered to be significant. 

Landscape impacts of the proposal are unlikely to differ 
significantly from those anticipated at the outline stage.

Notable visual impacts are likely to be experienced by footpath 
users of PRoW 223003 within the site and to the east, from users 
of the cycle way and for residents to the north and west. Whilst the 
outlook for residents will change markedly, it is not considered that 
the development would be overly oppressive or dominant. It is 



accepted that the proposal would have an adverse impact on 
recreational users of the cycleway and PRoW 223003 for a limited 
length, this would be localised and it would not be an unacceptable 
effect for cyclists or footpaths users overall. 

Proposal

Approval is sought for the outstanding reserved matters relating to a second phase of 
housing development on land off Strawberry How Road, in Cockermouth. The second 
phase of development comprises 224 dwellings and benefits from outline planning 
permission granted under application 2/2016/0670, (a section 73 application that 
superseded the original planning permission under reference 2/2014/0381). 

Access to the application site was secured under the outline approval and is unchanged. 
Access is provided off Strawberry How Road, via a new bridge constructed over Tom 
Rudd Beck. A second access for emergency vehicles only was approved off Bellbrigg 
Lonning. Both the main access and the EVA are incorporated into the reserved matters 
application in accordance with the outline planning approval. No further vehicular access 
points to Phase 2 are proposed. 

The outstanding reserved matters sought for approval are appearance, scale, layout and 
landscaping. 

The detailed scheme comprises a housing breakdown as follows: 

Market Housing

3 bedroom                                    16
4 bedroom                                    66
5 bedroom                                    42

Affordable Housing

Social Rented:

1 bedroom apartments                 12
2 bed bungalow                              6
2 bedroom apartment                   14
2 bedroom terrace/semi                28
3 bedroom semi                            15

Intermediate:

2 bedroom apartment                     8
3 bedroom semi                            17

In terms of unit numbers, the affordable housing provision reflects that required by the 



legal agreement linked to the outline consent. This secured 40% provision on Phase 2, 
plus an additional 11 units carried over from Phase 1. This equates to 100 affordable 
units across Phase 2, with a tenure split of 75% social rent and 25% discounted sale.   
From the access road extending up from the new bridge over Tom Rudd Beck, four main 
spurs extend and loop around, to provide the main vehicular routes through the proposed 
estate. The main loop road will be to adoptable standard and will provide for a bus 
service (secured by legal agreement on the outline approval, for a 5 year period). The 
scheme consists of a range of houses, bungalows and flats, with either in-curtilage 
parking or parking courts provided. The unit heights range from single storey to three 
storey, with the third storey accommodated partly within the roof. 

The scheme incorporates a number of areas of amenity green space. The larger area will 
be a corridor towards the southern extent of the site (towards Tom Rudd Beck), 
incorporating two ponds to provide for sustainable drainage, this is referred to as the Blue 
Corridor by the applicant. A ‘Central Green’ is proposed to the north west section of the 
site, which would be formally landscaped with seating and some informal play equipment. 
Further amenity green space is noted to the area of the retained Oak tree, south of 
Ullswater Drive and to the area of the retained Ash tree to the rear of 14/16  Bellbrigg 
Lonning. 

Two trees the subject of a Tree Preservation Order are located within Phase 2 and, 
following amendments, these are accommodated within the proposed layout. 

In addition to the pedestrian access from Phase 1, pedestrian links are proposed from 
the scheme to:

1) the footpath running south from Bellbrigg Lonning adjacent to the existing 
Bellbrigg Lonning play area

2) to Bellbrigg Lonning adjacent no. 36.
3) the existing stile at Ullswater Drive
4) Up to the boundary with Coniston Drive (although any legal access rights may be 

restricted by landownership)
5) Up to PRoW 223003 on the eastern boundary where it continues to Slate Fell.  

The proposal provides for 503 parking spaces either in-curtilage, within parking courts or 
garaging. An additional 49 spaces are provided as visitor spaces on street, or within 
parking courts/designated bays. This totals 552 parking spaces overall. 

The original scheme was considered to be development requiring Environmental Impact 
Assessment and the reserved matters application has been supported by an Addendum 
to the original Environmental Statement where it has been considered necessary to 
provide updated information on particular chapters of the ES. 

The proposed scheme will impact on the alignment of Public Right of Way (PRoW) 
223003. This is a material planning consideration as part of this application, but it also 
triggers the need for a separate application to Stop Up or Divert the footpath under s257 
of the Town and Country Planning Act. A concurrent application is being considered 
(2/2018/0496) to ‘Stop Up’ this section of PRoW where it crosses the application site. 
The submitted layout results in new housing development on the alignment of the 
existing PRoW, which would restrict its use.  A re-aligned permissive pedestrian route is 
proposed through the Phase 2 development that would follow the adopted highway, 



linking from the existing field access adjacent 36 Bellbrigg Lonning across the site to 
where PRoW 223003 would continue to the east from the eastern boundary. Further, a 
temporary footpath is proposed through the site for the construction stage, details of this 
are on the submitted Construction Management Plan.

The diversion or stopping up of footpaths, bridleways and restricted byways is a separate 
process which must be carried out before the paths are affected by the development. It 
cannot be assumed that, because planning permission has been granted for 
development, an Order under section 257 will invariably be made or confirmed. 
Development, in so far as it affects a right of way, must not be started and the right of 
way should be kept open for public use, unless or until the necessary Order has come 
into effect.
 
Site

The application site relates to grazing land to the north of Tom Rudd Beck, extending to 
just under 9ha. It is bound by the beck and former railway line to the south, with Phase 1 
housing and the cemetery beyond, housing to the north and west, and open grazing land 
to the east. The application site is almost rectangular in shape, with a spur of additional 
land extending to the north east, adjacent to Coniston Drive. 

Land levels change significantly across the site as they rise to the north from Tom Rudd 
Beck.  Level changes extend from approx. 67m AOD to 89m AOD. Due to varying level 
changes, where existing properties lie next to the site boundaries, some properties will sit 
slightly elevated, such as at Buttermere Close, some will be on level and some will sit 
below (Bellbrigg Lonning, Coniston Close, Loweswater Close).  

The site is largely bound by hedgerows and domestic fencing to the north and west, with 
more mature planting/trees to the eastern boundary and to the south, albeit parts of the 
southern boundary are open. A line of mature hedgerow with trees dissects part of the 
site in an east-west direction from an existing field gate adjacent 14 Bellbrigg Lonning. 

Public Right of Way 223003 crosses the site from Bellbrigg Lonning (adjacent no.36) to 
the adjoining field and heads east to Slate Fell.  

Relevant Planning History

2/2016/0670 - Variation of condition 2 relating to approved plans on planning approval 
2/2014/0381. Approved. 

2/2014/0381 - Hybrid planning application comprising a full planning application for 96 
residential units incorporating landscaping, open space, access, highway works and a 
Blue wildlife biodiversity corridor including SUDS and the construction of a highway 
crossing over the Tom Rudd Beck, and an outline application for up to 224 residential 
units including open space, surface water attenuation, landscaping and access. 
Approved. 

The above hybrid applications were subject to a legal agreement which secured the 
following:



 Affordable Housing Provision - specified and provided for Phase 1, 40% provision 
for Phase 2, plus 11 additional units carried forward from Phase 1. Tenure and 
type to be agreed. Provision before 70% occupation of any phase. 

 Education Contribution - £265,000 prior to occupation of the 200th dwelling – to be 
used at All Saints C of E School. 

 Offsite play provision contribution of £25,000 to upgrade Bellbrigg Lonning Play 
Area and or other provision in the immediate area before occupation of the 48th 
Dwelling.

 SUDS Management – Phase 1 only.
 Safe route to school
 Travel Plan Co-ordinator/Monitoring
 Bus Service to be delivered on occupation of the 96th dwelling on the site and to 

continue for 5 years. 

Representations

Cockermouth Town Council

No comments received to date. The Town Council has confirmed that the application will 
be considered at their meeting on the 16th January 2019 and comments will be forwarded 
at this point.  

Housing Services  

The affordable housing provision accords with Policy S8, therefore no further comments 
to make. 

United Utilities

No objection. 

Environment Agency  

Request a condition seeking the inclusion of a Silt Management Plan and Incident 
Management Plan.  The Flood Risk Assessment Addendum produced by CK21 Ltd 
(referenced Rev A; dated April 2018) is satisfactory in 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. 

Natural England

No objection subject to appropriate condition for Silt Management Plan and Incident 
Monitoring Plan to mitigate any adverse effects on the River Derwent SAC / SSSI via 
Tom Rudd Beck which runs through the proposal. 

Cockermouth Civic Trust



Re-iterate their position on the outline application that the development as a whole 
should have been refused on the grounds of un-sustainability and inappropriate scale.
In relation to the reserved matters, consider that landscaping and planting play a 
large part in the long-term success of this development. To that end, the Trust 
suggest an increase of and more varied planting/landscaping strategy. Further to this 
opportunities to incorporate ecology enhancements should form part of any approval. 
These should include additional bat roosts (false chimneys may be used for this), 
built-in nesting facilities etc.

An existing mature tree standing isolated opposite Ullswater Drive appears to have 
been lost as a consequence of this proposal. The Trust believes this is unacceptable 
and the layout in that vicinity should be re-worked to ensure its retention. In itself the 
tree specimen may not be of high standard, however, it is landscape feature known to 
many who walk that route. 

Note that United Utilities and the EA have requested a more robust mechanism for 
managing silt and site run-off both during construction and after completion. The Trust 
concurs with this and request and that the mechanism exceeds the minimum 
standards. 

Seek confirmation of a long-term management plan for all SUDS, ponds and 
attenuation works.

Construction compound on the edge of the existing housing is inappropriate and un-
neighbourly. We request this be positioned in a less potentially harmful location.

In summary, object to the principle of the proposal due to its size but welcome the design 
which is well considered and if passed will deliver an area with a strongly defined 
character.

Environmental Health

Request conditions relating to site investigation and remediation for contaminated land 
and a Construction Management Plan. Second response raises no objection. 

Cumbria Constabulary

First response 
There are several locations that do not attract sufficient natural surveillance or are 
concealed from easy supervision by adjacent dwellings. (To maximise surveillance, 
features should be directly addressed by more than one dwelling and from a variety of 
directions).

· Footpath adjacent to Units 28 and 56 and across the PROW entering the site from the
east
· Public Open Space adjacent to Unit 76
· Link road between Units 4 and 5 and Units 21 and 22
· Link road between Units 69 and 72
· Car parking spaces to rear of Units 118 – 131
· Access roads between Units 125 and 126, 129 and 130



Whilst a significant number of dwellings exhibit strong boundaries to establish their front 
curtilages, the remainder appear to utilise only symbolic treatments, i.e. a variation of 
surface treatment (colour and/or texture), which are not as effective. (Strong examples 
are Units 43 – 56, 63 – 65, 76 – 86, 87 – 94, 104 – 109) I perceive that the spaces 
situated to the rear of the Central Green lack obvious ownership and shall therefore be 
more prone to misuse or unwelcome gathering, to which residents will not feel 
empowered to challenge:

Rear of Units 162 – 179, Units 206 & 207
The lack of physical stand-offs or alternative establishment of ‘defensible space’ may 
create other anti-social problems, e.g. impromptu ball games against dwelling gables or 
skateboarding amongst parked cars.

Second Response
Cannot establish how amended plans address previous concerns relating to any 
information that addresses surveillance opportunities across several public realm spaces, 
definition of space and other security measures such as street lighting and dwelling 
resistance to forced entry.

The amended layout depicts a new pedestrian link and adjacent public open space from 
the direction of Bellbrigg Lonning. The closest dwellings present gable walls to this 
feature. Recommend gable windows to ensure active frontages. Item 5.46 of the Design 
and Access Statement refers to windows in gable walls, yet cannot ascertain which 
dwellings adopt this option in the locations previously highlighted.

Generally, the development does demonstrate surveillance opportunities across the site. 
But from my interpretation, there are too many locations where this basic crime 
prevention tactic is not accomplished. Accordingly, the requirements of Policies S4 and 
DM14 are not achieved in this regard.

Cumbria County Council Highways/Local Lead Flood Authority

No objections. Confirm that the road layout design is acceptable including for a bus route. 
Confirm that the parking provision is acceptable in accordance with their standards. 

Fire Officer 

No comments received. 

Cumbria Wildlife

No comments received. 

PRoW Officer

No comments received. 

The application has been advertised by neighbour letter, site notices and press advert.  



The application has been called in to Development Panel by Cllr Christine Smith. 

215 letters of representation have been received in response to the original application. A 
small number of these are duplicates or submitted anonymously and cannot therefore 
carry weight. Approx. 192 letters raise objection to the proposal and nine letters state that 
they are neither supporting nor objecting. One letter of support has been received. 

Where the comments received relate to the reserved matters, they are summarised 
below. Comments relating to the principle of the development are not relevant to this 
reserved matters application and have not therefore been included in the summarised 
points. 

The letters of objection are summarised as follows:

 This application will also deny current residents access to a much used and loved 
green space criss-crossed with footpaths.

 There is a beautiful Oak tree just to the left of the end of Ullswater Drive, looking 
eastwards. I see no provision for this in the plans. It would be very sad to see such 
an established tree removed.

 Environmental impact on wildlife
 Flooding implications and capacity of the sewerage system. 
 If we are allowed another public hearing it should be held at a place that is 

accessible by the public i.e. not Lillyhall at a time that is convenient i.e. not the 
middle of the last day of the school term.

 Destruction of nesting birds as part of phase 1 by this developer and pollution of 
adjacent beck could be repeated.

 Construction of the boundary line with both Coniston Drive and Ullswater Drive. 
On plans this is identified as a timber fence. In my opinion this would not be in 
keeping with existing fence boundaries across the current roads.

 Suggest pedestrian access be maintained from Ullswater and Coniston to allow 
integration of both the Gable and Strawberry How estate communities. 

 Will the land be landscaped to match the difference in height of the 2 Sites? This 
is particularly relevant for residents of Coniston Drive as the proposed site is 
raised at a maximum of 3m above current street level. I am sure you can 
appreciate an in effect fence would have a significant visual impact on this side, 
effectively restricting any views towards the east and segregating the two 
communities. A sympathetic boundary would enhance the outlook for both estates.

 Maintaining an open link between the two estates would serve as a possible 
wildlife corridor linking with open culvert paths across Gable estate

 During the next decade of building whether fell access via the gate on the east 
boundary of the site will be maintained? The current footpath is a popular route for 
runners and the dog walkers and while I understand the need for site safety it 
would seem inconsiderate to restrict access to the whole site when work may not 
reach gate access for several years.

 The submissions regarding flood risk are based upon guesswork, as no data, let 
alone reliable data has been provided by the Environment Agency quantifying 
rainfall in the Tom Rudd Beck area. A reliable & safe drainage model is therefore 
logically not possible!



 Further phase should be delayed to allow the EA to monitor Phase 1 for flooding. 
 Flood gates should be installed at the bridge.
  The type of dwellings does not reflect the Council’s stated housing needs with 

only a total of 6 bungalows proposed. There should be a minimum of at least 10% 
of the proposed development as bungalows. These should be located on the plots 
directly adjacent to the existing dwellings that border the site to reduce the loss of 
light to those dwellings.

 The issues of connections to the existing Gable Avenue development has 
conveniently been left to others to resolve. This should be the responsibility of the 
developer who should resolve the issues of land ownership for the crossovers 
before any Phase 2 development starts together with construction of all 
crossovers.

 The proposed junction at Bellbrigg with a security bollard is unsafe. How would it 
quickly be accessed by emergency response teams at all times?

 The proposed diversion of the existing footpath across the site does not detail its 
construction/width. Given the large numbers that use this right of way it must be of 
a sufficient standard to avoid it becoming unusable and be constructed to a 
minimum width of 1.5 m with well compacted hardcore laid to avoid ponding. It is 
being directed to the perimeter, which is the wettest part of the site. 

 Garages are not sufficient scale, will result in parking on verges and road.
 The location of the proposed site compound area as shown on the drawings for 

this is unacceptable. With the full site available for this it should be located to the 
south east corner of the site close to the new bridge. The location as shown will 
have a major effect on the health and wellbeing of the residents of the properties 
in Buttermere Close and Ullswater Drive. The compound would be in place for the 
full construction period of at least four to five years. With cars arriving from 
07:00hrs and not leaving until 18:00hrs the resultant noise, dust and fumes would 
be unbearable.

 The original Comprehensive Environmental Impact Assessment is neither 
comprehensive nor accurate, relying as it does on severely flawed & outdated 
data, and on that basis alone further development is unsafe.

 The large, mature tree between number 12 and number 14 Bellbrigg appears to 
have been removed on the proposed plan. This tree is used by roosting bats, 
which on summer evenings forage along the existing hedgerows alongside the 
tree. The hedgerow here is full of wildlife and birds, but again, has been removed 
from the proposed plans. The remaining hedgerows should ideally be left 
untouched and incorporated into the proposed plans of Phase 2.

 We cannot agree to Strawberry Grange roads joining to Gable Avenue at certain 
points, it would create dangerous rat runs across Cockermouth.

 The plans show houses crowded together, and uncomfortably close to the 
adjoining neighbours. The developer should rethink the layout to reduce density 
and provide more green space and screening.

 The visual impact of the development will be severe for the existing neighbours 
including visitors to the cemetery, as well as passers-by. Immediately beyond the 
site is open countryside. The proposed density for phase 2 would be more suitable 
to a suburban situation, and is out of character on the rural edge of the town.

 Increased sediment loading to Tom Rudd Beck.
 The Ordnance Survey maps clearly show three distinct footpaths crossing the 

proposed site: the main one from Bellbrigg Lonning across to the far side of the 



site and two from the end of Ullswater Drive to meet the former. It is the local 
authority’s duty to safeguard footpaths and rights of way and I understand that it is 
your legal duty to give proper consideration before the decision on the planning 
application is taken.

 Bollards need to be installed at the bottom of Ellermire Drive to make the road 
‘access only’ and force all vehicles to use the main, intended access route further 
along Strawberry How Road which has a tarmac coating and footpaths for 
pedestrian safety. If traffic is not forced to take the correct route then I strongly 
believe that all vehicles for both phase 1 and phase 2 will use Ellermire Drive 
instead. 

 Possible overlooking to 20 Coniston Close.
 Confirmation that no vehicle access to Coniston Close will be a permanent 

arrangement. 
 Concern that indications of HGV and other construction vehicles were 

underestimated within the original Traffic Report in 2014. If the Traffic Report is 
correct, why is such a large compound required?

 The reserved matters application has been submitted out of time and a full 
application should have to be made. 

 Loss of wildlife habitat, particularly for red squirrels. 
 Any right of way must be reinstated as a purely pedestrian route. It is not to be 

shared with motor traffic.

The letter of support is summarised as follows:

 Home Group state that Story Homes has worked with the Housing Association to 
provide a size/mix of units to meet the local need and complement the existing 
affordable housing stock. 

The LPA has also been notified of an online petition objecting to the proposed scheme, 
albeit the full petition had not been provided to the Council at the time of writing. It is 
understood that the petition has 587 signatures.

Following re-consultation on the amended plans for the scheme, 23 further letters of 
representation have been received (up to 9th January 2019), 22 letters of objection and 
one letter of neither objection nor support. The points are summarised as follows:

 Heartened to hear that the oak tree will be preserved in the amended plans and 
that the provision of a pedestrian route from Coniston Drive to the new dwellings is 
being considered. This will better integrate the estates, access to fell and primary 
school for both all residents and allow movement of wildlife between the two sites.

 This development is taking away more greenfield sites in Cockermouth and 
encroaching a very popular public right of way. The other development at 
Strawberry How has impacted on the natural environment already, to add this 
development will be too much.

 This Planning Application on the Reserved Matters for Phase 2 of the 
development cannot, and should not, be determined until the decision of any 
Planning Inspector appointed by the Secretary

 of State for Planning Application 2/2018/0496 is known.
 Remain concerned regarding the site boundary being a 6 foot fence as the 



proposed site is already at an elevation of up to 3 feet above current street level. 
From the side of Coniston Drive this will appear much taller effectively blocking 
any open view across to the farm and fields beyond the new development and 
appear an eyesore.

 The stopping up of the footpath is not acceptable and a true greenway with public 
footpath should be maintained at all times. This should be along the lines of the 
existing footpath to the north of the development. All the houses on the north edge 
of the estate should be removed and the roads adjusted to maintain the existing 
footpath across true green fields. 

 The loss of around 50 dwellings from this development would still mean the new 
housing requirements within the local plan are being exceeded on this site alone, 
with recent approvals and other submitted applications for housing developments 
on brown field sites there would be an increase of over 200 dwellings from the 
approved local plan. This plan is now wrong as it was partly based on the 
assumption of a new Moorside development, as was the granting of outline 
planning approval, and housing requirements will be drastically reduced.

 Why have no site notices ever been placed for the application to stop up the 
footpath? Over the last month, visitors, ramblers etc. would have objected if these 
notices had these been displayed.

 The new drainage connections across the playing fields and access road to the 
cycle track. All this work is out with the red line within the granted outline approval 
and is also out with the site boundary for the detailed application. This is not 
correct.

 The levels shown on the drawings are not correct. The drawings show a difference 
in levels of around 3 m at rear of Buttermere Close. This is not the case at 
present. If there is to be a 3m drop there are no details of any retaining walls etc. 
that would be required.

 The provision of only 6 bungalows does not provide for an aging population. 
 Construction traffic and movements have far exceeded the levels anticipated at 

the outline stage. 
 There is no allowance in the flood risk calculations for natural retention on site at 

present adjacent to the cycle track and within three areas of the field, water which 
takes a week to recede. 

 Will the linking footways to Gable Avenue estate be fully adopted?
 The security bollards at the entrance to Bellbrigg Lonning could not be quickly 

accessed by emergency services. 
 1.8m high fencing is inappropriate to existing gardens, it will block light. Existing 

boundary treatment is sufficient. 
 The tree near the kissing gate to Slate Fell should be retained and a Tree 

Preservation order placed. 
 No construction traffic shall use Windmill Lane. 
 The layout does not achieve a sufficient compromise in terms of securing a 

greenway for the footpath. 
 Overbearing impact on the residents of Gable Avenue and Bellbrigg Lonning. 
 Siting, scale, density and design harms rural character.
 Negative impact on ecology from loss of hedgerow. 
 Advertising over the period and without comments from Cumbria Highways is 

undemocratic and the panel should be delayed by one month. 



Duties

Regulation 9 of the Conservation of Habitats and Species Regulations 2017 requires all 
public bodies to have regard to the requirements of the Habitats Directive in the exercise 
of their functions, particularly when determining a planning application for a development 
which may have an impact on European Protected Species ("EPS"), such as bats, great 
crested newts or otters.

Development Plan Policies

Allerdale Local Plan 1999

Saved Settlement limits

Allerdale Local Plan (Part 1) Adopted 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 S6 – Area Based
Policy S7 - A mixed and balanced housing market
Policy S8 – Affordable Housing
Policy S21 – Developer contributions
Policy S22 - Transport principles
Policy S24 – Green Infrastructure
Policy S25 – Sports, Leisure and Open Space
Policy S27 – Heritage Assets
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 S36 – Air, Water and Soil Quality
Policy DM12 – Sustainable Construction
Policy DM14 - Standards of Good Design
Policy DM17 – Trees, Hedgerow and Woodland

Other material considerations

Allerdale Borough Local Plan (Part 2) Pre-submission Draft

National Planning Policy Framework (NPPF) (2018)

Allerdale Borough Council Plan:



• Strengthening our economy - Supporting the development of new homes where they 
are needed.
Policy weighting

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 Local 
Plan 1999 saved settlement limits and the Allerdale Borough Local Plan (Part 1) 2014 
policies have primacy.

A material consideration is the provisions of the revised NPPF. Paragraph 213 of the 
revised NPPF (2018) advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with the framework (the closer the policies 
in the plan to the policies in the Framework, the greater the weight that may be given).
The Allerdale Local Plan (Part 1) policies pre-date the revised NPPF and therefore full 
weight can only be afforded to those policies that are considered consistent with the 
revised NPPF. 

As a reserved matters application, policies relating to the principle of the development 
are not relevant. Relevant policies of the ALPP1 relating to the detail of the scheme (such 
as S4, DM14, S32) are considered to remain consistent with the NPPF and therefore 
carry their full weight. 

Main Issues:

As an application for the approval of reserved matters for layout, scale, appearance and 
landscaping, it is not necessary or reasonable within this assessment to re-consider any 
matters relating to the principle of developing this site for up to 224 houses, nor indeed 
any matters relating to the access, which were agreed at the outline stage and with which 
the submitted details are in accordance. 

The submitted layout includes access arrangements that accord with those agreed at the 
outline stage and assumptions in the Transport Assessment. 

This assessment therefore considers in turn those elements of the detailed design of the 
scheme that have been ‘reserved’ for later approval:

Layout

The proposal has been subject to a number of amendments since the submission of the 
original scheme. These amendments have related to a number of concerns raised, 
including the dominance of car parking to street frontages, the lack of a sense of place to 
some sections of the scheme, separation distances both internally and off site, treatment 
of level changes, spacing between units and a lack of visual relief, treatment of the 
permissive footpath, retention of two mature trees, boundary treatments to public areas 
and pedestrian permeability. 



Officers are satisfied that the amendments received have addressed initial concerns with 
the proposal and as a result the layout of the revised scheme is considered to be 
generally acceptable. 

On entering phase 2 of the development from phase 1, the ponds and associated 
landscaping within the ‘Blue Corridor’ (as referenced by the applicant) will provide a soft 
transition from Tom Rudd Beck and the former railway line cycle track. Housing 
development to the east and west is then directed towards these areas of open space, 
providing a strong and interactive frontage to the development and the area of open 
space. This includes to the south west corner where new development has been 
specifically amended to face onto and address the cycle track. Whilst units 139-143 will 
present rear elevations to the footpath adjacent the path running south from Bellbrigg 
Lonning, amended plans provide hedging to this boundary to retain the greenery that 
presently adjoins this route. 

Pedestrian links are proposed at two points to the western boundary where footpaths 
extend into the adjacent housing estate. A landscaped area to the retained Ash tree will 
provide an attractive entrance for pedestrians adjacent 14 Bellbrigg Lonning, linking 
through to the play area. Adjacent the proposed footpath link to replace PRoW 223003 to 
the side of 36 Bellbrigg Lonning, plot 23 will present a side gable to the proposed 
footpath/EVA, with hedging to the boundary, whilst plot 121 will front onto the footpath 
and plots 114 to 76 will continue this frontage for the length of the permanent permissive 
footpath as it extends to the eastern boundary. To the remaining sections of the western 
and northern boundary, housing will back onto the rear elevations and boundaries of off-
site properties, which is considered to be acceptable. 

A no-through road will extend up to Ullswater Drive and will provide pedestrian 
permeability to the existing stile. Whilst there will be no vehicular access, the layout 
responds to and provides a continuation visually of this existing streetscape, providing 
views into and out of the site (particularly as the originally proposed fencing has been 
replaced by low estate railings on the amended plans). Adjacent to this, the housing 
layout presents onto the retained Oak tree, secured through the amended plans, which 
will now remain as a landmark feature when traversing the permissive permanent route 
through the site. 

The north eastern leg of the proposal will see the proposed housing backing onto the 
side or rear of existing housing except to the very north where a proposed cul de sac will 
extend up to the cul de sac at Coniston Drive, providing a continuation of the street 
scene, albeit again with no vehicular through route. A pedestrian footpath is proposed up 
to this boundary and estate railings would allow views through into and out of the site, 
albeit the applicant has indicated a ransom strip exists to the Coniston Drive cul de sac, 
potentially preventing a formal pedestrian route. However by securing a pedestrian 
footpath up to this boundary and the removal of any fencing within the site boundary, 
Officers have attempted to secure pedestrian provision if any landownership issues can 
be resolved.   

Having regard to level changes, house types, orientation of dwellings, separation 
distances to existing properties, and separation between plots (to allow for visual relief) 
the layout is considered to be acceptable in relation to the protection of the amenity of 
neighbouring residents, following the revisions received. This has been demonstrated 



through the submission of revised section drawings from the application site to a 
selection of off-site properties and from observations on site.  

Overall, therefore the proposal is considered to appropriately address surrounding 
development in terms of its layout. 
  
As discussed in more detail below, internally, the balance of hard and soft landscaping 
within the scheme and the proportion of built and landscaped areas is considered to 
provide a good quality scheme. The general arrangement and orientation of properties, 
along with separation distances, should ensure an acceptable standard of housing 
environment for future occupiers.  The engineering of roads has been reduced where 
possible, with the inclusion of a number of shared surfaces, and whilst a significant level 
of frontage parking remains to some parts of the scheme, the visual impact of this is 
softened where possible by tree planting. 

The concerns of Cumbria Constabulary are noted in relation to the extent to which the 
proposal achieves the principles of ‘Secured By Design’. In relation to these comments:

 A condition is proposed to secure additional gable windows to the side elevations 
of plots 30/57, 23/24, 5/6 and 71/74 to increase natural surveillance of the eastern 
footpath and internal roads. 

 It is considered that plot 78 provides adequate surveillance of the permanent 
pedestrian route where it is proposed to connect to PROW 223003 in the east. 
The frontage of this plot faces directly onto the footpath connection.  

 The open space adjacent to revised plot 78 (originally plot 76) would be 
adequately overlooked by the frontage of plots 76 and 77. 

 It is considered that the parking courts to the rear of units to the western boundary, 
would be adequately overlooked by the rear of these properties. 

 The access roads to the aforementioned parking courts are relatively short and 
sufficient surveillance is provided by those plots opposite, which have frontages 
facing these routes. 

 The central green will be fenced, separating the public area adequately from the 
path leading to the frontage of these flats, appropriately defining the public and 
private space. 

 The revised layout to the rear of the apartments to the Central Green, which 
includes additional landscaping to break up parking areas and limits exposure of 
blank gables is considered sufficient to reduce ball games or anti-social 
behaviour. 

 Details relating to dwelling resistance to forced entry would not normally form part 
of a planning submission and it is recommended that the advice of Cumbria 
Constabulary be forwarded to the applicant. 

As such, it is considered that the revised plans and the recommended condition are 
sufficient to ensure an appropriate level of security through design within the scheme, in 
accordance with policies S4 and DM14 of the ALP Part 1. 

Overall, the proposed layout is considered to respond positively to its context, providing 
an acceptable level of pedestrian permeability, and internally, would provide a good 
quality development. As such, the layout is considered to be acceptable in relation to the 
relevant criteria of policies S4, DM14 and S32 of the ALPP1. 



The parking provision for the scheme includes 503 parking spaces either in-curtilage, 
within parking courts or garaging. An additional 49 spaces are provided as visitor spaces 
on street, or within parking courts/designated bays. This totals 552 parking spaces 
overall. The Highways Authority has confirmed that this is sufficient and complies with 
their standards.

The provision and layout of affordable housing within the scheme and the footpath 
crossing the site, will be considered separately below. 

Scale

The outline approval for Phase 2 secured the provision of up to 224 units. Therefore the 
scale of the development insofar as it relates to unit numbers has already been 
considered acceptable in principle in terms of how the physical scale of development 
relates to and is commensurate with the size of the wider settlement. It is not therefore 
considered necessary or reasonable to re-visit this aspect of the scheme.   

The scheme delivers this number of units through a range of single, two and three storey 
development, with some third floor development achieved partly or wholly within the roof 
space of some units. The proposal includes section drawings through the development, a 
Landscape and Visual Assessment, and a Design and Access Statement with artist’s 
impressions, to aid in assessing the suitability of the height and massing of the proposed 
units. 

The three storey development would be largely contained within the scheme where other 
development will step up to it from the site boundaries. No three storey development is 
proposed to the northern edge of the site (the highest part) and therefore whilst three 
storey housing will be higher than surrounding development, due to the topography of the 
site and surroundings, it is considered that this scale of housing would not be unduly 
prominent within the site or the wider context, as housing will continue to the north at a 
higher ground level.  Three storey dwellings are not uncharacteristic of the town. 

In views from the south, the development will be seen in the context of existing housing 
to the west and north, with housing to the north continuing to rise up the hill. In views 
from the immediate south (the former railway line), the southwestern corner of the 
proposal will introduce a more notable and proximate built form for users of this footpath. 
Whilst the views experienced will change markedly from an open field to an urban estate, 
the scale and massing of housing development at this location is not considered to be 
overbearing or intrusive. It is proposed to treat any level changes at this boundary with a 
sloped batter that would be soft landscaped, with a 1.0m gabion wall to the rear and 
hedging above. This is considered to be acceptable.  Further east along the cycle track, 
the landscaped ponds would mean that housing is set back from the cycle track, further 
softening the visual impact of the scheme from this receptor. As such, whilst there will be 
a marked change in the appearance of the site for users of the footpath/cycleway, this 
will be for a limited extent and whilst adverse (given the site is presently open fields), it 
would not be oppressive or overbearing in scale. 

In views from the east, again, the estate as a whole will sit within a backdrop of existing 
housing development to the north and west. Housing along this eastern boundary will 



include two and three storey development, with the third floor in the roof. Within the north 
eastern projection, the highway will run adjacent to the boundary, with existing mature 
landscaping beyond the boundary. To the southern section of this boundary, gable ends 
will present to the east as a result of the road alignment. It is considered that the existing 
and proposed vegetation to the eastern boundary is sufficient to provide a landscaped 
buffer to the hard edge of the proposed development with the open countryside.  

In views from the north and west (within the adjacent housing estates), whilst the 
proposal will no doubt change the overall appearance of the site from open agricultural 
land, the principle of this change has already been accepted. It is considered that the 
scale and massing of the development will not be dissimilar to that of these adjacent 
housing estates. 
 
Where development relates to existing housing to the boundaries, Officers are 
satisfied, following the submission of amended plans, that the scheme will not result in a 
scale or massing of development that would be oppressive for existing neighbours.  To 
the western boundary with Bellbrigg Lonning, two storey housing is generally proposed, 
which is similar in scale to this existing housing. Level changes are more notable towards 
30-36 Bellbrigg Lonning, and so amended plans have been received which reduce 
finished floor levels from that originally proposed and grade gardens. A separation 
distance exceeding 21m is proposed and amended Section BB demonstrates this 
relationship is now considered to be acceptable. 

To the north west corner, the scale of development has been limited to single storey, 
recognising that levels fall away more significantly to properties off site. Again, section 
drawings have been provided and these are considered to demonstrate that this 
relationship would be acceptable. To the remainder of the northern boundary, where level 
changes are less notable, two storey units are proposed, similar to existing housing on 
Buttermere Close, Swinside Close and Ullswater Drive. 

To the northwest boundary with Buttermere Close and Coniston Drive, the proposed 
housing is two storey, which is generally acceptable in relation to off-site housing which is 
a mix of single and two storey. The height of these units, combined with the orientation 
and separation distance are considered sufficient to ensure that the scale of new housing 
is not overly oppressive for existing residents.  There is a notable level change at the rear 
of 20 Coniston Drive and a larger side garden and part dormer roof is proposed to the 
new plot at the rear of this property to ensure that the scale of development at this 
location is not oppressive.

Overall, the scale and massing of the development is considered to be acceptable in 
relation to existing housing and within the wider context. 
 

Appearance

Policies S4 and DM14 of the ALPP1 seek to ensure a high quality of design in new 
development and incorporate criteria addressing a number of design issues, including 
responding positively to the character and distinctiveness of an area, integration, 
connectivity, appropriate scale, and so on. 



The design approach to Phase 2 is relatively consistent with that currently being built out 
for Phase 1, with the format dictated by the main spine road extending across Tom Rudd 
Beck and a series of secondary roads (with footpaths) and shared surface roads 
extending from this spine road. The proposal provides for a mix of standard house types 
and sizes, generally with in-curtilage parking to the front or side, integral garaging, front 
driveways and private rear gardens. The proposal provides for a larger amenity 
greenspace to the south adjacent to Tom Rudd Beck, with a series of smaller areas 
arising from a formal landscaped square, open space adjacent to two retained trees and 
some less formal open space adjacent to the access gate to Slate fell.  The proposal 
incorporates significant tree planting within the proposed estate. 

Internally to the site, the proposal is considered to provide for a good standard of housing 
environment, providing adequate separation distances, external amenity space, in 
curtilage parking and public open space for future residents. The ratio of hard to soft 
landscaping is considered to be appropriate. Specific amendments have been secured to 
limit the scale of retaining features to public areas and to private gardens and these 
revised details are considered to be acceptable.

In architectural terms, the proposed house types and densities are considered to respond 
appropriately to the character of the area. The Design and Access Statement indicates 
that regard has been had to the more historic parts of Cockermouth in terms of the 
simplicity of fenestration, the grain, heights and densities of buildings to certain areas of 
the proposed scheme, elements of this more historic development are incorporated to the 
western section of the site - such as the Main Square feature, which is described as 
referencing Kirkgate, and the Green Square which is bound by relatively dense three 
storey development forming a tight grain to two sides of the square. Development to the 
more eastern extent of the site has a more suburban lower density approach reflecting 
development further to the edge of the settlement.  

Whilst the locality contains some buildings of significant architectural merit (such as the 
Former Grammar School and Cockermouth Cemetery Chapels, both listed), the majority 
of existing development to the north and west is modern housing dating from the late 20th 
century. The scheme will be compatible in design as a continuation of Phase 1 and will 
not be out of character with more recent housing development to the north and west. It is 
noted that the Civic Trust ‘welcome the design which is well considered and if passed will 
deliver an area with a strongly defined character’. Surrounding development contains a 
mix of house types and styles, with a combination of materials, predominantly render or 
render and red brick. Existing housing ranges from units that are very simple in form with 
simple ridged rooves, to others that incorporate gable features, cat slide roofs with 
dormers and mock tudor detailing. The proposal contains units that are also simple in 
form, whilst others include gable features and dormers. As such, the detailing and 
roofscape will not be dissimilar to surrounding development. A combination of render, 
brick and stone materials will be consistent with the locality and whilst full details of 
materials are not provided a condition is recommended that would require this. As such, 
it will be possible for Officers to ensure that the colour hues of the final materials are 
consistent with the locality.    

As such, the proposal is considered to have sufficient regard to its context and provide a 
good quality of housing environment for future residents in accordance with policies S4 



and DM14.

Landscaping

Policies S4 and DM14 of the ALPP1, seek to ensure, amongst other things, that new 
development should be visually attractive, provide well thought out landscaping, public 
realm and public and private green spaces, and provide landscaping schemes which 
mitigate visual impact and integrate the development into the surroundings. Policy S24 
seeks to ensure that regard is had to how the development retains green infrastructure. 

To external boundaries:

On the basis that the eastern boundary of the site abuts open countryside, it is 
considered that this boundary is the most sensitive in landscape and visual terms. For 
much of its length, the site boundary abuts a north/south band of mature trees and 
planting lying within the adjacent fields. This existing tree and planting band will provide a 
significant buffer for the urban form and built edge of the development within the wider 
open landscape.  The proposal will introduce some additional tree planting, grass seed 
and hedges up to this boundary but this is limited and would not in isolation provide a 
softening or suitable transition for this urban to rural boundary. As such, it is considered 
appropriate to secure measures to retain the landscaping belt on and adjoining the site’s 
eastern boundary. The recommendation is therefore made subject to this agreement 
being completed. 

The southern boundary is formed by land adjoining Tom Rudd Beck and the cycle track. 
The beck is bound in part by mature trees, with some open areas. The cycle track is part 
bound by planting/part open. The scheme retains a green corridor to Tom Rudd Beck as 
indicated at the outline stage, with sustainable drainage ponds adjacent to the corridor to 
provide surface water retention and treatment. It is considered that the proposed ponds 
will provide a soft transition between the river corridor and the proposed housing.     

Similarly, sustainable drainage ponds are proposed partly adjacent to the cycle track, 
with some housing development in closer proximity at the south west corner. The 
landscaping plans indicate that level changes adjacent to this boundary would consist of 
a battered slope, with soft landscaping sloping up to a gabion wall, 1.0m in height and 
hedging above. Some tree planting is proposed within this section also. This landscaped 
treatment to the boundary is considered to be acceptable. 

Overall, this SUDS system formed by a series of ponds, with associated planting is 
considered to provide an appropriate landscape treatment towards the southern 
boundary with Tom Rudd Beck and the cycle track. 

To the western boundary with Bellbrigg Lonning properties, the proposed boundary 
treatment is mainly proposed as fencing where this relates to private properties, or 
hedging to public areas or shared parking areas. This is generally considered acceptable.
Adjacent to the public footpath linking Bellbrigg Lonning and the cycle track, amended 
plans have been provided to show hedging to this boundary as opposed to fencing. 
Hedging is considered to be a more suitable treatment at this location.  



To the northern boundary and north western boundaries, the site abuts private properties 
with a range of fencing or hedging to the boundaries. The scheme proposes 1.8m high 
fencing to the site boundaries which is relatively standard for private gardens and is 
considered to be acceptable.

Where the site boundary adjoins the cul-de-sac at Ullswater Drive and Coniston Close, 
amendments have been requested to provide a pedestrian link up to these two roads, 
with the proposed 1.8m high boarded fencing across these roads removed and replaced 
with 1.0m high estate rails to allow visual permeability and pedestrian permeability should 
there be no ransom strip imposed.  These amendments have been received and a 
condition is recommended to ensure that the proposed railings do not extend for the full 
length of the road width but retain an open section for pedestrians only. 

Internally:

Internally, the proposal does include the removal of a length of mature hedgerow that 
dissects the site east-west from the field gate at the Bellbrigg Lonning footpath. However, 
amended plans now demonstrate that a large Ash tree within this hedgerow will be 
retained and will form a public amenity space linking through to the existing footpath 
adjacent to the play park at Bellbrigg Lonning to the south west boundary. Amended 
plans also indicate further amenity green space to the area of the retained Oak tree, 
south of Ullswater Drive, which is a local landmark feature within the site. 

The other notable landscaped area internal to the site is a ‘Central Green’ proposed to 
the north west section of the site, which would be formally landscaped with seating and 
some play equipment. This is surrounded by apartments to two sides, forming a strong 
edge of development.  It is considered that this formal square would provide an attractive 
focal point within the development. 

The scheme proposes overall a significant number of trees internally to the site with a 
tree lined route proposed to the permanent permissive footpath that would provide the 
connection from Bellbrigg Lonning to the Public Right of Way at the eastern boundary 
leading to Slate Fell), should this application and the separate application to stop up a 
section of the existing Public Right of Way be supported.  Further informal areas of tree 
planting are proposed adjacent and opposite the existing gate to Slate Fell at the eastern 
end of the path. 

Overall, the proposed internal hard and soft landscaping plans are considered to provide 
a high standard of design and overall, would provide adequate compensation for the 
section of hedgerow that is proposed for removal. 

Play Provision/Amenity Green 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 an adopted 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 80 units, the SPD 
indicates that provision for both should be on site. 



At the outline stage, it has been accepted for this proposal that formal play provision 
exists in close proximity at the Bellbrigg Lonning play park. The legal agreement attached 
to the outline approval secured a commuted sum of £25,000 to upgrade the Bellbrigg 
Lonning Play area and/or other provision in the immediate area.  As such, no additional 
formal equipped play provision has been pursued for phase 2, albeit, it is noted that the 
proposed Central Square has some informal climbing structures. 

Amenity greenspace is intended to provide for informal recreation, visual breaks and 
visual enhancement, wildlife habitat and biodiversity enhancement. Amenity Green 
Space within the development will mainly consist of the ponds adjacent to the Beck, the 
central square and the two landscaped areas adjacent to the retained ash and oak tree. 
The SPD requirement for AGS is 15sqm per dwelling, equating to 3360sqm for phase 2 
and the AGS within the scheme exceeds this requirement. 

As such, the proposal complies with the requirements of the SPD in relation to Amenity 
Green Space provision and a commuted sum for equipped play has been secured at the 
outline stage. 

Other Issues:

All of the following issues are intrinsic to the assessment of the above reserved matters 
but are considered in more detail below for clarity. 

Affordable Housing Provision

The number and tenure split of affordable housing units proposed is consistent with 
Policy S8 and the s106 legal agreement attached to the outline approval. However, 
Policy S8 also stipulates that affordable housing should be provided in clusters 
throughout a development and should be indistinguishable from open market dwellings. 

Whilst officers are satisfied that the open market housing will be indistinguishable in 
terms of the construction/appearance of the affordable units, the plans demonstrate that 
there will be a heavy concentration of affordable units, particularly those for social rent, 
towards the western boundary and centrally within the western section of the site. As a 
result of the inclusion of one bed apartments to meet a recognised need, there are 
concentrations of affordable units within the apartment blocks proposed, which is 
understandable, but further to this, the affordable housing remains concentrated also, 
with the exception of a cluster of units at plots 20-25 and 32-40 in the central eastern 
section of the site and three plots within the north eastern projection. A greater level of 
dispersal could have been achieved to the south, east and north east sections of the site.  

In this respect therefore, the proposal is considered to raise some conflict with the 
requirements of policy S8 of the Allerdale Local Plan and the objective of the NPPF to 
create mixed and balanced communities. Policies which seek to cluster affordable 
housing provision, as opposed to over-concentrate provision, make an important 
contribution to the integration of affordable housing in residential development.



Policy S8 is not specific in terms of the size of such clusters, but the supporting text 
suggests that affordable housing units should be dispersed throughout a development 
and of a high quality design so as to be indistinguishable from other development. It also 
states that, where dwellings are being released to a Registered Provider, in determining 
the level of integration, consideration will be given to management and maintenance 
associated with the proposal, as well as the types of units to be delivered. It is 
understood that Home Housing would be the intended Registered Provider in this case, 
and their letter of support for the proposal is noted, which specifies no concerns with the 
layout proposed for the affordable housing units. 

As such, whilst concerns remain that the scheme could have achieved a greater 
dispersal of affordable housing provision throughout the scheme, which would have 
ensured a scheme more consistent with national and local policy, the support of the 
Registered Provider is noted and physically, the affordable housing units will be 
indistinguishable from open market housing within the scheme. 

Environmental Impact

The hybrid full and outline planning application 2/2014/0381 and subsequent s.73 
application (2/2016/0670) was considered to be EIA development and was supported by 
an Environmental Statement. In early 2017, Story Homes submitted a request for a 
screening opinion as to whether the reserved matters application would be EIA 
development. The Council advised that the submission of any reserved matters 
application should be accompanied by an updated Chapter 6 - Ecology and Chapter 9 - 
Hydrology, Hydrogeology and Drainage. 

The update to Chapter 6 was requested because much of the ecological survey work 
forming part of the baseline of the assessment of likely significant effects provided within 
Chapter 6 of the original ES dated from 2013 or earlier. Some or all of this survey work 
was therefore considered to be out of date. It was considered appropriate therefore to 
seek an updated Chapter 6, which has regard to updated survey work and re-assessed 
any likely significant effects in relation to ecological impacts. 

The update to Chapter 9 was requested on the basis that details of layout and 
landscaping would presumably confirm in more detail, the design and location of site 
drainage, including measures for attenuation such as ponds and measures to prevent or 
reduce pollution. These will ultimately impact on the Tom Rudd Beck, which is a tributary 
of the River Cocker, designated as a SSSI and SAC. The submission of the reserved 
matters application therefore had the potential to provide more detailed drainage 
information in respect to the proposal, the implications of which may not have been fully 
assessed as part of the ES provided with the outline application. 

Subsequent to granting of the outline planning permission and the aforementioned 
Screening Opinion, the Lake District National Park was designated as a World Heritage 
Site.   In accordance with Regulation 25 of the EIA Regulations 2017, additional 
information was therefore requested from the applicant by way of an updated chapter of 
the Environmental Statement that considers the landscape and visual impacts of the 
proposal in light of this designation. This information is considered necessary to establish 
any greater level of significant effects on the environment over and above those identified 
within the original Environmental Statement, following that designation. 



Ecology:

Policy S35 of the ALPP1 seeks to maintain and improve conditions for biodiversity and 
the protection of sites and species according to their level of importance. Policy DM17 of 
the Allerdale Local Plan seeks to protect trees and hedgerows where they are important 
to a community, have a positive impact on the character of the area or have nature 
conservation value. Proposals that involve felling/removal, will be resisted unless 
acceptable mitigation or compensation measures can be secured. The revised NPPF 
requires planning decisions that minimise impacts and provide net gains for biodiversity. 

An updated Chapter 6 of the original Environmental Statement has been provided along 
with updated survey information - Extended Phase 1 Habitat 2017, Otter and crayfish 
surveys 2017, Hedgerow Survey 2017, Bat Surveys 2017. The updated chapter 6 
considers the range of habitats and species that could potentially be affected by the 
proposed development and the likely extent of any impacts, with and without mitigation. 

The mitigation measures include:
 Construction management and pollution prevention best practice to prevent any 

reduction in water quality or increase in sediment loadings to the watercourse with, 
and adjacent to, the Site.

 Ecological Clerk of Works (ECoW) for the duration of the construction period to 
oversee that ecological mitigation is implemented correctly.

 Mature trees and species-rich hedgerows which are to be retained and which lie 
within or close to the working area will be protected in accordance with 
BS5837:2012 “Trees in Relation to Design, Demolition, and Construction – 
Recommendations.

 Protective fencing along areas of Tom Rudd Beck will be used to prevent damage 
to marshy grassland and habitats adjacent to the watercourse other than in areas 
where works are specifically required for habitat creation within the Blue Corridor.

 Detailed planting schemes including planting new trees is considered to be an 
essential part of enhancing the existing green corridors.

 Species-rich hedgerows within the Site are to be retained, however some sections 
of species-poor hedgerow are to be removed to create access roads or as part of 
the overall scheme design. Hedgerow removal will be completed outside of the 
bird nesting period (March to July). If removal within this period is necessary, prior 
to hedgerow removal, a suitably qualified ecologist/ornithologist must check each 
section of hedgerow for nesting birds.

 The lighting layout and specification will be designed with consideration to bats. To 
minimise probable impacts of light spill, all security lighting used during the 
construction phase will be angled towards the ground/hooded for directional 
lighting and positioned so as not to illuminate features that may be used by 
foraging bats including the Blue Corridor, hedgerows, and the vegetation lining the 
disused railway footpath.

 Any street lamps will be of sensitive specification and fitted with a hood to direct 
light downwards to reduce light spill. 

 No lighting will be used along the hedgerow that forms the eastern boundary of the 
Site as this was identified as an important bat commuting route during surveys. 

 Lighting will be restricted along the Tom Rudd Beck to avoid disturbance to 



foraging and commuting bats. 
 Lighting will be restricted along the Tom Rudd Beck to prevent disturbance to 

otter.  Areas of dense vegetation will be maintained along the beck to provide 
cover for otter.

 Red squirrels - Existing mature trees and vegetation will be retained to maintain 
habitat connectivity through the Site along the river corridor and the disused 
railway footpath.

Subject to the inclusion of the recommended mitigation measures, the updated Ecology 
Chapter of the Environmental Statement concludes that the development will not have 
significant adverse effect on those habitats and species identified.

Whilst the concerns of local residents are noted relating to the potential of the proposal to 
impact on important species and hedgerows, Natural England and the Environment 
Agency has not raised any specific objections to the proposal subject to additional 
conditions over and above those attached to the original outline consent to secure a Silt 
Management Plan and Silt Incident Plan. These additional conditions have been included 
within the Officer recommendation. 

Having considered the updated Ecology Chapter and subject to appropriate conditions, it 
is considered unlikely that the proposal will have any adverse effects that are significant 
and the adverse effects are not considered to be materially different from those 
considered at the outline stage. 

Whilst the proposal will require the removal of a section of hedgerow, this hedgerow has 
been assessed as not important in relation to the Hedgerow Regulations. Following 
amendments to the scheme, two mature trees within the development (and now subject 
of Tree Preservation Orders) will be retained within the layout. A third tree (an Oak 
positioned further towards the eastern boundary) was also TEMPO assessed, but did not 
meet the criteria for a Tree Preservation Order.  Subject to the mitigation measures 
proposed for both species and habitats, trees and hedgerows, the development is 
considered to be acceptable in relation to policies S35 and DM17 of the ALPP1 and 
advice contained within the NPPF. 

Drainage/Flooding:

The application has been supported by an addendum to the original Flood Risk 
Assessment. This, along with the submitted drainage details demonstrate that the 
drainage strategy for surface water will be in general accordance with the flood risk and 
drainage strategy considered within the original Environmental Statement and assessed 
as having no significant adverse effects. This will include; surface water drainage 
restricted to the greenfield run-off rate, a drainage system designed for a 1 in 100 year 
flood event plus 40% climate change allowance (which is a greater allowance than the 
30% indicated at the outline stage), two levels of water quality treatment, drainage ponds 
to be constructed out with Flood Zone 2, and construction of containment bunding to Tom 
Rudd Beck as originally detailed by WYG, and further amended by CK21 to contain 
current climate change watercourse flows. 



Based on the information provided, it is not anticipated that this aspect of the proposal 
would be materially different over and above that considered and assessed as part of the 
original Environmental Statement and as such, no update to the EIA in relation to this 
issue is now considered necessary.  
 
Subject to the inclusion of the additional conditions for Silt Management Measures 
requested by the Environment Agency and Natural England, the likely impacts of the 
proposal on the water quality of the Tom Rudd Beck are unlikely to differ markedly from 
those identified within the original ES. 

Subject to an appropriate condition to secure the completion of the development in 
accordance with the updated FRA, the Environment Agency raise no objections to the 
proposal and this condition has been included in the Officer recommendation. 
 
Landscape and Visual Impact:

The application has been supported by an updated Landscape and Visual Assessment, 
which considers the detailed scheme and the change in circumstances arising from the 
designation of the Lake District National Park as a World Heritage Site. The submitted 
LVA findings are summarised as follows:

 There are no national or local landscape, ecological or heritage designations 
within the assessment site, however, a number of landscape, ecological and 
heritage designations in the local landscape lie beyond the assessment site.

 The Lake District National Park and UNESCO World Heritage Site lies 
approximately 750m to the east of the site, however no landscape or visual effects 
are anticipated as a result of the proposed development, due to a lack of 
intervisibility owing to intervening vegetation and undulating landform.

 Currently, open and partial views of the assessment site are apparent from the 
properties immediately adjacent to the west and north boundaries to the site, the 
local footpath network in close proximity to the site and a new residential 
development and Strawberry How Road to the south of the site.

 Views from these locations are often seen in the context of the built form and the 
mature trees of the existing urban fringe of Cockermouth. Views from the wider 
landscape and urban areas of Cockermouth are largely truncated due primarily to 
intervening layers of vegetation or existing built form. 

 Landscape mitigation measures have been designed into the scheme and include 
new buffer tree planting to the assessment site’s eastern boundary in order to 
improve the character of views approaching Cockermouth and reinforcing the 
existing mature landscape structure, mitigating views to the site from the local 
footpath network and in the long term providing a soft, vegetated edge to the 
development.

 The proposed development will marginally contribute to the expansion of 
Cockermouth but will not significantly increase the existing visual envelope 
associated with this edge of the settlement. There will be a limited change in the 
character and amenity of the views from a few visual receptors to the assessment 
site, where the development will either form a new element in the view or will bring 
development forward in the view. It is considered that this will result in a minor 
adverse effect, but on a small number of receptors largely in the immediate setting 



of the assessment site in the long term, views of the proposed development will 
diminish as the proposed planting matures.

 As with any development, a number of impacts arise from the proposed 
development. These range from neutral and negligible to minor adverse on the 
contextual landscape receptors; moderate adverse to minor adverse and 
negligible/neutral to minor positive on the assessment site landscape receptors; 
and negligible through to minor adverse on a limited number of visual receptors as 
a result of the change in the character and amenity of the view as a result of the 
change (from pastoral farmland to that of development). Effects on visual 
receptors will diminish over time as the planting within the green infrastructure 
areas matures. 

 In summary, it is considered that the assessment site has an existing relationship 
with the developed edge of Cockermouth and that on balance the proposed 
development will, whilst wholly replacing portions of the landscape character at the 
site level, sit within the existing retained landscape character elements at the site 
level and the landscape character at the regional and district level. Whilst some 
negative landscape and visual effects will arise from the proposed development, 
the development of this land forms a logical expansion to the town and is visually 
well contained from wider views. Furthermore, the landscape and visual effects 
are limited to the assessment site and local level receptors only immediately 
adjacent to the assessment site, as identified in this Appraisal. The effects will 
reduce over time as the proposed planting matures. The provision of areas of 
open space within the development will be of benefit to the new communities. New 
tree planting and a vegetation strategy is to be considered for long term 
replacement and reinforcement of existing networks, ensuring the longevity and 
vigour of the existing vegetation is maintained on site.

As the proposal benefits from outline planning permission for up to 224 dwellings, the 
landscape and visual impacts arising from the most significant landscape and visual 
change – that arising from the overall change from agricultural land to a residential 
estate, have been accepted in principle. The updated LVA was principally requested on 
the basis that the Lake District National Park has subsequently been designated as a 
World Heritage Site, an international designation. In planning terms, the LDNP WHS is 
now a designated heritage asset under the terms of the National Planning Policy 
Framework (NPPF); and any development with the potential to affect the designated area 
will need to be assessed against the policy requirements of the NPPF.

Each WHS has a Statement of Outstanding Universal Value (OUV) setting out why it is of 
international significance. The attributes of the Lake District WHS reflect the diverse 
qualities of the cultural landscape and its international influence on the picturesque, 
romantic and conservation movements. A range of key attributes have been identified 
including the Lake District’s extraordinary beauty and harmony; the simple functional 
character of its vernacular buildings; the fusion between the natural landscape and the 
communal farming system; and the long history of settlement, agriculture and industry. 

The updated LVA concludes that there will ‘no landscape or visual effects anticipated as 
a result of the proposed development, due to a lack of intervisibility owing to intervening 
vegetation and undulating landform’. The scheme lies 750m from the boundary with the 
National Park, it will be contained to a large extent by existing development to three sides 
and some mature landscaping beyond the eastern boundary and will be seen within the 



wider urban context of the existing town. Officers are therefore satisfied that the scheme 
is unlikely to give rise to any significant impacts on the OUV of the WHS designation.

The impacts of the detailed proposal on the landscape are not considered to differ 
substantially from those identified at the outline stage and are not considered to be 
significant. 

The visual impacts of the detailed proposal have been discussed in some detail as part of 
the above assessment, particularly in relation to residential receptors and for users of the 
cycle track to the south of the site and in relation to these visual receptors, the proposal 
is considered to be acceptable. The proposal will also result in a significant change for 
users of PRoW 223003 which presently crosses the site. The proposal if approved, would 
see the current alignment of the PRoW where it crosses the site, being restricted, hence 
a separate application to ‘stop up’, the PRoW where it crosses the site. Instead, the 
PRoW would be replaced by a permanent permissive route which is proposed for formal 
adoption by the County Council. The revised alignment would extend for a short length 
from Bellbrigg Lonning as a 3m wide path (and EVA), it would then form part of the 
footpath to the estate following a relatively direct alignment, across to the east, to join the 
PRoW at the eastern boundary. 

The proposal recognises this existing public route and a number of measures have been 
built into the detailed design of the alternative permanent route to attempt to elevate this 
above and beyond a standard housing estate footway. The route would be provided 
along a wider footpath which would include part grassed verge with tree planting between 
the footpath and the road. The route would be signposted at various key points along the 
route with a 2 x 2.0m high wooden footpath sign at the eastern and western edges of the 
site and 3 x 1.4m waymarker signs along the adopted highway at junctions within the 
site. Further, it is proposed to include 9 x motif inlaid flagstone setts (measuring 600mm 
by 600mm) within the asphalt footpath for enhanced legibility and identity of the route. 

It is accepted that the scheme would result in a marked visual change for users of this 
footpath both within the site and when approaching from the east. Such receptors are 
most sensitive as users for recreational purposes. 

The PRoW route within the site is presently through grazing land, with panoramic and 
unrestricted views to the east across to the Lake District National Park. The proposal 
would change the experience of users from an open field to surfaced footway through a 
housing estate and for users, it is expected that this would be a negative adverse impact.  
The development layout would allow glimpsed views through to the open countryside 
beyond, but not the panoramic views that are presently experienced. However, the direct 
impact for recreational users of the footpath network would be for a limited length through 
the development (approx. 335m) and the proposed development retain access to the 
wider footpath network in the east.   

Adverse impacts would also be experienced by users of PRoW 223003 when 
approaching the site from the east, because the built form of urban development would 
become more apparent at an earlier stage in the approach. These impacts are unlikely to 
be substantially greater than those impacts anticipated as part of the LVA conducted at 
the outline stage, on the basis that, although the application was in outline form, it was 
apparent from the unit numbers proposed and the indicative layout that the site would 



change from rural to urban. Mature landscaping will filter these views to some extent and 
again, this change will impact on a localised portion of the surrounding PRoW network. 
Public Rights of Way within the locality extending to the north and east would continue to 
pass through open land. 

It is inevitable that the development of the site would increase the feeling of urbanisation 
for users of the footpath. However, it is noted that users of the PRoW through the site 
particularly will already note the presence of housing to the north, the route is therefore 
already affected to some extent by urban development on the edge of the settlement. 
Whilst there would be adverse visual effects for footpath users, this would be primarily for 
the length of the development only, with more limited adverse effects from users 
approaching from the east.  The development of the site would remove the views to the 
wider fells; however this would only be for the extent of the footpath within the 
development site. The ambience and tranquillity currently experienced by footpath users 
would be diminished, but again, this would be for a limited extent. Whilst this will be 
adverse, in officer’s opinion, this would not result in unacceptable effects for footpath 
users. 

To conclude on this matter, it is accepted that the proposal would have an adverse 
impact on recreational users of part of PRoW 223003 for a limited length of the footpath, 
this would be localised and it would not be an unacceptable effect for footpath users 
overall. 

Construction Management

The reserved matters application includes Amended Plan SL20032.90.9.ML Rev C 
Management Layout 12.12.18, which includes details of the proposed compounds and 
laydown areas during the construction phases of the development. The plan suggests 
that the western portion of the site will be built out first and the compound and laydown 
areas for this phase will be positioned on the eastern portion of the site centrally and to 
the north of the SUDS pond. These areas are located away from any site boundaries with 
existing residents and are considered acceptable. 

For the later phase, a smaller compound and car park is proposed to the north east 
corner of the site to replace the earlier compound when the land of the original compound 
is built out. Whilst this will be in closer proximity to residents of Coniston Drive (approx. 
12m from the site boundary), a Construction Management Plan specific to Phase 2 is 
recommended as a further condition of this approval, which would be in place to limit 
noise and disturbance to an acceptable level. 

As such, the details provided relating to construction compounds and laydown areas are 
considered to be acceptable. 

This plan also provides for a temporary pedestrian route through Phase 2 of the 
development, pending the completion of the permanent route proposed as part of the 
layout plan and forming a route intended to form part of the adopted highway, should an 
Order to stop up part of PRoW 223003 be confirmed. The temporary route is proposed to 
extend from Bellbrigg Lonning in a northerly direction, adjacent to the western boundary. 
It will then head east, along the northern boundary, before cutting back through the site in 
a southerly direction to join the PRoW alignment at the eastern boundary of the site. The 
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plan indicates that the route will be protected by Herras fencing. Given the likely duration 
of the build for this scale of development, a temporary route is considered to be essential 
to maintaining public access to open land to the east and the temporary route as 
proposed is considered to be acceptable. Its delivery would be secured by recommended 
conditions, should Members be minded to approve the application. 

A Supporting Statement has been provided by Story homes setting out their intentions in 
relation to how this temporary route would be managed, signposted, and how any 
necessary closures would be publicised etc (on the basis that there is likely to be a 
period in the build where pedestrian access will need to be restricted, this will be when 
construction works are required to cross the proposed temporary permissive route).
At this stage, the document lacks some detail and therefore a condition is recommended 
for the submission of a detailed scheme for the delivery and management of a temporary 
footpath route throughout the build period.  

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal will have 
financial implications arising from  Council Tax Revenue, New Homes Bonus and Section 
106 Payments. 

Conclusion

Outline planning permission has been granted for the construction of up to 224 dwellings, 
including the arrangements for access and therefore the principle of the development has 
been accepted. It is not appropriate or necessary for the principle of the development to 
be re-considered at this stage. 

The outstanding reserved matters relate to layout, scale, appearance and landscaping. 
Further to the detailed assessment above, the detailed scheme is considered to provide 
a good standard of housing environment for future occupiers, whilst relating appropriately 
to the surrounding pattern, density and scale of development. Land levels change 
significantly across the site, but Officers are satisfied that this has been responded to 
appropriately within the scheme, reducing retaining structures as much as possible and 
responding to and retaining the valley form. 

The proposal will deliver the required level of affordable housing provision as secured by 
the s106 agreement attached to the outline planning permission. Whilst some concerns 
have been expressed relating to the level of dispersal of affordable housing provision, it 
is noted that Home Group who are understood to be the Registered Provider involved in 
the scheme, have provided their support for the proposal and raise no concerns in this 
regard. Nevertheless, this aspect of the proposal raises some conflict with Policy S8 of 
the ALPP1 and the objective of the NPPF of achieving a mixed and balanced community. 

The application has been supported by updated chapters/assessments where necessary 
to consider any impacts of the development over and above those envisaged at the 
outline stage (principally relating to ecology, drainage and flood risk and landscape and 
visual impacts). None of those impacts are considered to be substantially different from 
those identified at the outline stage, and none are considered to be significant for the 



purposes of EIA, subject to the mitigation measures incorporated into the development 
and subject of conditions. 

To conclude, the proposal is considered to be acceptable having regard to relevant 
policies of the ALPP1 and advice contained within the NPPF and the Officer 
recommendation is for approval, subject to the recommended conditions and following 
the securing of measures to retain the landscaping belt on and adjoining the site’s 
eastern boundary that will serve to soften the urban edge of the development.   



Annex 1

Conditions

Accordance conditions:

1. The development hereby permitted shall be carried out solely in accordance 
with the following plans: 
Hastings v5 
Mayfair V5 
York V5 
Worcester 
Chartwell 
The Elmswood 
Camberley 
Kettering 
Worthing 
The Hawthorn V5 
The Rowan V5 
Kingston V5
Hereford V5 
The Malborough 
The Birch V5 
The Cherry V5 
The Sycamore V5 
Proposed Detailed site layout 1/2 10D-STO-100 Rev DD 
Proposed Detailed Site Layout 2/2 10D-STO-100 Rev DD 
Location plan 20032.LOC2 
Landscape General Arrangement UG_11598_LAN_GA_DRW_01 Rev P07 
Soft Landscape drawings: 
Plan 1 - UG_11598_LAN_SL_DRW_05 rev P06 
Plan 2 - UG_11598_LAN_SL_DRW_06 rev P04 
Plan 3 - UG_11598_LAN_SL_DRW_07 Rev P04 
Plan 4 - UG_11598_LAN_SL_DRW_08 Rev P04 
Plan 5 - UG_11598_LAN_SL_DRW_09 Rev P04 
Plan 6 - UG_11598_LAN_SL_DRW_10 Rev P04 
Plan 7 - UG_11598_LAN_SL_DRW_11 Rev P04 
Hard Landscape SL20032.90.9.HS Elevation treatment drawings - Sheet 1/2 - 
10D-STO-102 rev J and Sheet 2/2 - 10D-STO-102 Rev J 
Proposed Boundary Treatments Plan 1/2 - 10D-STO-103 Rev J 
Proposed Boundary Treatment Plan 2/2 - 10D-STO-103 Rev J 
Parking Plan 10D-STO-509 Rev C 
CMP Drawing SL20032.90.9.SL.BP Rev C 
Management Company Plan SL20032.90.9.ML Rev C 
Affordable plots plan SL20032.90.9.SL.RD Rev B 
Footway Signage Plan SL20032.90.9.FSP 
Boundary Details booklet:  
1800mm High Fence (Open Boarded) BD-03 rev A,  
1100mm Railing BD-09,  



1792mm High Brick Wall BD-15,   
900mm High Stone Wall BD-17,  
1800mm High Stone Wall BD-18,  
1200mm Estate Railings  BD-31,  
1200mm High Railings BD-41,  
1200mm High Netting Fence BD-52 
Plot development schedule V5 Rev B 07.12.2018 
Schedule of finishes SH126/90/12/SF - 7.12.2018 
Substation - Close Coupled Substation front gabled roof detail General 
Arrangement GTC-E-SS-0011_R1-9_1_of-1 
Section A-D (1/2) 10D-STO-120 Rev C 
Section A-D (2/2) 10D-STO-120 Rev C 
Section E-F (1/2) 10D-STO-120 Rev C 
Section E-F (2/2) 10D-STO-120 Rev C 
Section G-I 10D-STO-120 Rev C 
External Works drawing (1/4) C-GA-201 rev P5 
External Works drawing (2/4) C-GA-202 rev P5 
External Works drawing (3/4) C-GA-203 Rev P4 
External Works drawing (4/4) C-GA-204 Rev P4 
Drainage Arrangement (1/3) C-GA-401 Rev P4 
Drainage  Arrangement (2/3)C-GA-402 Rev P4 
Drainage Arrangement (3/4) C-GA-403 rev P5 
Drainage Arrangement (4/4) C-GA-404 Rev P5 
Drainage Strategy OverviewC-GA-400 rev P6 
SUDS Arrangement & Details C-GA-501 Rev P5 Dwg 
UG_11598_LAN_LSN_DRW_13 Rev P01 Landscaping Supporting Notes Dwg 
UG_11598_LAN_MS_DRW_15 Rev P01 Main Street Square Strategy Dwg 
UG_11598_LAN_PA_DRW_12 Rev P01 Play Area Central Green 
Garage Booklet
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.

2. The development hereby permitted shall be completed in accordance with the    
recommendations and mitigation measures contained within the Flood Risk 
Assessment Addendum produced by CK21 Ltd (referenced Rev A; dated April 
2018).
Reason: To ensure a satisfactory means of surface water drainage and to 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.

3. The development hereby permitted shall be completed in accordance with the 
recommendations and mitigation measures contained within the updated 
Chapter 6A - Ecology.
Reason: To minimise the impacts of the development on the ecological interests of 
the site in compliance with the National Planning Policy Framework, and Policy S35 
of the Allerdale Local Plan (Part 1), Adopted July 2014.

Pre-commencement conditions:



4. No development shall commence until a bat-sensitive lighting scheme has 
been submitted to and approved in writing by the Local Planning Authority for 
the development, including the construction phase . Any temporary or 
permanent lighting installed at the site shall be in accordance with the 
approved details and where permanent, shall be retained for the lifetime of the 
development.
Reason: To minimise the impacts of the development on the ecological interests of 

the site in compliance with the National Planning Policy Framework, and Policy S35 
of the Allerdale Local Plan (Part 1), Adopted July 2014.  

5. No development shall commence until a Silt Management Plan and Incident 
Monitoring Plan has been submitted to and approved in writing by the Local 
Planning Authority. The plans shall demonstrate how suspended solids from 
surface water run-off from the Phase 2 construction works will be treated and 
removed and how risks of pollution will be monitored to avoid potential 
incidents. The Silt Management Plan shall be implemented as approved before 
development commences and both the Silt Management and Incident 
Monitoring Plan shall be adhered to for the duration of the construction phase.
Reason: To prevent pollution of the water environment and to minimise the impacts 
of the development on the ecological interests of the adjacent water environment in 
compliance with the National Planning Policy Framework, and Policies S35 and S36 
of the Allerdale Local Plan (Part 1), Adopted July 2014.

6. No part of the development hereby permitted shall commence until an updated 
Construction Management Plan specific to Phase 2 has been submitted and 
approved in writing by the Local Planning Authority. The Construction 
Management Plan shall include the following:  
(a)    Traffic Management Plan to include all traffic associated with the 
development, including site and staff traffic, off site parking, turning and 
compound areas; 
(b) 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. 
(c)Mitigation measures to reduce adverse impacts on residential properties 
from construction compounds including visual impact, noise, and light 
pollution. 
(d) A written procedure for dealing with complaints regarding the 
construction or demolition; 
(e)Measures to control the emissions of dust and dirt during construction and 
demolition (including any wheel washing facilities); 
(f) Programme of work for Demolition and Construction phase; 
(g) Hours of working and deliveries; 
(h) Highway signage/ Haulage routes.  The approved statement shall be 
adhered to throughout the duration of the development.
Reason:  Having regard to the layout of the proposed scheme and the proximity to 
existing residents, the updated CEMP for Phase 2 is considered necessary in the 
interests of safeguarding the amenity of the occupiers of neighbouring properties 
during the construction works of the development hereby approved, 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.

7. No development within Phase 2 shall commence until a desktop study has 
been submitted to and approved by the Local Planning Authority which 
includes the investigation of soil contamination or gas risk from the site or 
surrounding area. Should the preliminary risk assessment identify any 
potential contamination which may affect human health, controlled waters or 
the wider environment, all necessary site investigation works within the site 
boundary must be carried out to establish the degree and nature of the 
contamination and its potential to pollute the environment or cause harm to 
human health. The scope of works for the site investigations should be agreed 
with the Local Planning Authority prior to their commencement.
Reason:  Insufficient information has been provided within the submitted WYG 
Ground Investigation Report (WYG A081410, dated April 2014) to demonstrate that 
the proposed housing layout for Phase 2 would not be at risk from contamination 
itself, or would not increase risk to human health or the natural environment . 
Additional assessment is considered necessary to minimise any risk during or post 
construction works arising from any possible contamination from the development in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

8. Should land affected by contamination be identified under the desktop study 
(condition 7) following site investigations, which poses 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.

9. The carriageways, footways, footpaths, cycleways etc shall be designed and 
constructed, drained and lit to a standard suitable for adoption and in this 
respect further details, including longitudinal/ cross sections, shall be 
submitted for phase 2 to the Local Planning Authority for approval before work 
commences on that phase. No work shall be commenced on that phase until a 
full specification has been approved. These details shall be in accordance with 
the standards laid down in the current Cumbria Design Guide. All works so 
approved shall be constructed before the development of that phase is 
complete and before the development of any new phase commences. 
Reason: To ensure a minimum standard of construction to those internal roads 
detailed as part of the layout of Phase 2, in the interests of highway safety.



10. Details of all measures to be taken by the applicant/developer to prevent 
surface water discharging onto or off the highway shall be submitted to the 
Local Planning Authority for approval prior to the development being 
commenced. Any approved works shall be implemented prior to the 
development being completed and shall be maintained operational at all times 
thereafter. 
Reason: To ensure that the detailed layout for Phase 2 incorporates appropriate 
measures to control surface water, in the interests of highway safety.  

Other conditions:

11. Notwithstanding the submitted plans, the estate railings proposed across 
those parts of the development site boundary that adjoin the cul de sac heads 
of Coniston Drive and Ullswater Drive shall not extend across the proposed 
footpath links. No new fencing shall be erected at any time within the site to 
obstruct these pedestrian links.
Reason: To allow for pedestrian permeability through the site to adjoining land, in 
accordance with Policy S4 of the Allerdale Local Plan Part 1 and advice contained 
within the NPPF (2018).

12. The proposed footpath link up to Coniston Drive (adjacent Plot 62) shall be laid 
up to the boundary of the site and any existing fencing within the site 
boundary shall be removed for the width of the footpath link prior to the 
occupation of Plot 62.  The link shall thereafter be retained.
Reason: To facilitate pedestrian permeability through the site to adjoining land, in 
accordance with Policy S4 of the Allerdale Local Plan Part 1 and advice contained 
within the NPPF (2018).

13. No part of the development hereby permitted shall be constructed above 
ground floor level until details and representative samples of the external 
materials for the dwellings (brick, sandstone and roofing materials) have been 
submitted to and approved by the Local Planning Authority. Only the materials 
so approved shall be used in the development as approved.
Reason: To ensure a satisfactory standard of development for the external 
appearance of the approved scheme which is compatible with the character of the 
surrounding area, in compliance with the National Planning Policy Framework and 
Policy DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

14. A scheme for the phased delivery of all planting, seeding or turfing comprised 
within the approved landscaping scheme shall be submitted to the Local 
Planning Authority for approval in writing prior to the construction of any 
dwelling above ground floor level. The development shall be completed in 
accordance with the approved delivery scheme. Should any trees or plants 
which within a period of 5 years from the completion of that phase 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.



15. A landscaping management plan including long term design objectives, 
management responsibilities and maintenance schedules for all landscape 
areas, other than small privately owned domestic gardens, shall be submitted 
to and approved by the Local Planning Authority prior to the occupation of any 
dwellinghouse. 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 within the residential estate.

16. No development shall commence on plots 51 - 57, 58 - 92, plots 100 - 105, 113 - 
122, or on the proposed highway beyond plot 50 unless and until a footpath 
Stopping Up Order for Public Right of Way 223003 has been made and 
confirmed by the LPA or the Secretary of State for its full length where it 
crosses the application.
Reason: To ensure that the development does not obstruct PROW 223003 which 
presently crosses the site.

17. Should a Stopping Up Order for Public Right of Way 223003 (where it crosses 
the application site) be made and confirmed by the LPA or the Secretary of 
State, a temporary permissive pedestrian  footpath shall be made available for 
immediate public use through the site from Bellbrigg Lonning in the west 
(adjacent to 36 Bellbrigg Lonning) to PRoW 223003 at the eastern boundary, 
until such time as the permanent permissive route through the site as shown 
on drawings PROW Strategy Rev A, received on the 3rd January 2019, is made 
available for use along its entire length. The temporary footpath route shall 
either follow the alignment of PRoW 223003 as presently exists across the site, 
or the temporary route as shown on Management Layout Plan Rev C.
Reason: To ensure that a permissive pedestrian footpath through the site connecting 
Bellbrigg Lonning to PROW 223003 is retained and at all times.

18. Prior to the stopping up of PRoW 223003 where it crosses the site, a detailed 
Footpath Management Plan shall be submitted to and approved in writing by 
the Local Planning Authority. The Footpath Management Plan shall detail how 
the temporary permissive footpath through the site from Bellbrigg Lonning in 
the west (adjacent to 36 Bellbrigg Lonning) to PRoW 223003 at the eastern 
boundary as specified in condition 17 will be managed through all phases of 
the construction of the development, including details of any temporary 
closures, signage and notification to the public. The development shall be 
completed only in accordance with the approved Footpath Management Plan.
Reason: To ensure that any closure of the temporary permissive footpath is 
minimised, that sufficient notice and publicity is provided to the public and that the 
safety of pedestrians is duly considered.

19. Prior to development commencing on the permissive footpath route hereby 
approved, details of the design of the 'motif' to be inlaid within the permissive 
footpath route shall be submitted to the Local Planning Authority for approval 
in writing. The approved motif shall be inlaid within the permissive footpath 
route as approved and in accordance with the locations specified on drawing, 
Amended Plan SH Footway Signage Plan 07.12.18, and shall be maintained and 
retained thereafter for the lifetime of the development.



Reason: To secure the outstanding detail for the permissive route and to ensure the 
route achieves a good standard of design.

20. Within 1 month of the construction of the permissive footpath, the signage 
shown on drawing 'Amended Plan SH Footway Signage Plan 07.12.18', shall be 
erected as approved and shall be maintained and retained thereafter for the 
lifetime of the development.
Reason: To ensure that the permissive footpath through the site connecting to PRoW 
223003 is adequately signposted.

21. Notwithstanding the approved plans, revised house types shall be submitted to 
the    Local Planning Authority for approval in writing for plots 30,57,23, 24, 5, 
6, 71 and 74, which shall include additional window openings to the side 
elevations that serve to increase natural surveillance of the eastern footpath 
and/or internal roads. The development shall be completed only in accordance 
with the approved details. 
Reason: To ensure an appropriate level of natural surveillance to public routes to 
improve security and safety across the site, in accordance with policies S4 and DM14 
of the Allerdale Local Plan Part 1. 

22. A management plan, including management responsibilities and maintenance 
schedule for the permanent permissive footpath through the site shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
the occupation of any dwellinghouse. The footway shall thereafter be 
maintained at all times in accordance with the approved management plan.
Reason: To ensure the long term maintenance and management of the permanent 
permissive footpath in the event that it is not formally adopted.

NOTES TO APPLICANT – Attach comments from Environment Agency, United Utilities 
and Cumbria Constabulary.  








