
Allerdale Borough Council

Planning Application FUL/2019/0014

Development Panel Report

Reference Number: FUL/2019/0014
Valid Date: 25/01/2019
Location: Firth View  Maryport
Applicant: Miss Joanne Fletcher 
Proposal: Siting of a static caravan as living accommodation

RECOMMENDATION

REFUSE

Summary

Issue Conclusion

Principle of Development The application site is located in the open 
countryside outside the defined settlement 
limit. The static caravan as residential 
accommodation represents an 
inappropriate and unsustainable form of 
development in the open countryside, with 
no essential need demonstrated,  contrary 
to policy S3 & DM2 of the Allerdale Local 
Plan (Part 1). 

Sustainability, Access and Parking The proposal would result in the 
intensification of a substandard access by 
way of insufficient visibility and the 
proposal is therefore considered 
unacceptable in terms of highway safety.

The proposal would constitute an 
unsustainable form of development due to 
the distance to local services and 
amenities along an unlit footpath to the 
opposite side of the A594, with no crossing 
facilities. The proposal would therefore 
result in an unsustainable reliance on car-
borne journeys to access services and 
facilities. 

Landscape and Visual Impact Development of housing at this location is 
considered to be sporadic development in 



this open and rural locality, that would 
adversely impact on the character and 
appearance of the area. The proposal 
does not relate to the built environment, 
resulting in an incongruous development 
that would have an adverse effect on the 
landscape character and visual amenities 
of the locality.  

The static caravan and the associated 
container structures and perimeter fencing 
all combine to provide a poor standard of 
design for a permanent dwelling in a 
sensitive and somewhat elevated rural 
location. 

The proposal therefore raises conflict with 
policy S4, S33 and DM14 of the ALP Part 
1.

Tilted balance The adverse impacts of permitting the 
development in this poorly accessible, 
unsustainable countryside location with an 
unacceptable access would significantly 
and demonstrably outweigh the benefit of 
providing just one dwelling when assessed 
against the policies in the Local Plan 2014 
and the NPPF 2019 taken as a whole.

Proposal

The application seeks retrospective planning permission for the siting of a residential 
static caravan on land at Firth View, between Dearham and Maryport. The plans include 
an additional storage shed and ISO container.  The applicant is presently living in the 
caravan on site and also seeks planning permission for the erection of boarding kennels 
for a proposed business use, which is being considered under planning application 
reference FUL/2019/0047.

The main plans for considertation are:-

JC-SC Planning 002 Rev B Caravan Details

JC SC Planning 001 Rev B Location and Block Plan

JC SC Planning 003 Rev B Storage Plans



Site Description

The application site is located off the A594 between the settlements of Maryport and 
Dearham, within an open countryside location. The static caravan and storage units are 
presently in situ and are being used for residential purposes. The site had previously 
been used for grazing land and is a former disused reservoir. It is the understanding of 
officers that the existing residential use of the site commenced in January 2016. A granite 
gravel driveway/parking area has been laid which extends from a field access.

Access to the site is from the A594.  The level of the land rises from the adjacent 
highway.  A timber fence forms the boundary to the front of the site adjacent to the A594 
with agricultural fields to the east, south and west. This existing fence does not benefit 
from planning permission. 

The site is in Flood Zone 1 and is at the lowest risk of flooding. There are no listed 
buildings, conservation areas or scheduled monuments near to the site. 

Relevant Planning History

None relevant. 

Representations

Councillor P Kendall has called the application in for a decision by the Development 
Panel.  

Town/Parish  Council

Raise concerns about how the site is being developed.

ABC Environmental Health

No objections.

Cumbria County Highways

Object to the proposed development for the following reasons:

- The existing access by which vehicles associated with this proposal would leave 
and re-join the county highway is unsatisfactory since the required visibility of 120 
metres x 2.4 metres cannot be achieved at the junction with the county highway 
and therefore, in the opinion of the Local Planning Authority the intensification of 
use which would result from the proposed development is unacceptable in terms 
of highway safety.

- The application site has insufficient frontage with the county highway to provide an 
access with adequate visibility for and of emerging vehicles, with consequent 



danger to all users of the county highway.

County Council Minerals and Waste

No objections.

The application has been advertised by press advert and site notice. No representations 
have been received to date.

Environmental Impact Assessment

The Town and Country Planning (Environmental Impact Assessment) Regulations 2017

 The development does not fall within Schedule 1 or 2 and, as such, is not EIA 
development.

Duties

None relevant. 

Development Plan Policies

Allerdale Local Plan 1999

Saved Settlement limits

Allerdale Local Plan (Part 1)

Policy S1 - Presumption in favour of sustainable development 
Policy S2 – Sustainable Development Principles
Policy S3 - Spatial Strategy and Growth 
Policy S4 - Design principles
Policy S5 – Development Principles 
Policy S7 - A mixed and balanced housing market 
Policy S22 - Transport principles 
Policy S29 - Flood Risk and Surface Water Drainage 
Policy S30 – Re-use of land
Policy S32 - Safeguarding amenity
Policy S33 – Landscape
Policy DM2 – Rural Workers Dwellings
Policy DM14 - Standards of Good Design
Policy DM16 – Sequential Test  for Previously Developed Land 



Other material considerations

Allerdale Borough Local Plan (Part 2) Submission Draft

National Planning Policy Framework (NPPF) (2019)

Allerdale Council Plan 2019 - 2023

Economic Opportunity and Growth

Support Allerdale businesses to thrive and grow, attract new businesses to the 
area and create quality jobs.

Quality Places to Live

Working to make sure that we have attractive and welcoming places and spaces; 
and the right homes in the right places to meet our resident’s needs and support 
well planned growth. 

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 (2019) 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. The majority of policies are considered to remain consistent. However, 
having regard to a further material consideration – the appeal decision for land at Great 
Broughton (PINs ref APP/G0908/W/17/3183948), it is considered that policies S3 and S5 
of the Allerdale Borough Local Plan (Part 1) 2014 are out of date and can no longer carry 
full weight insofar as they relate to the application of the existing settlement limits which 
date from the 1999 Plan and housing numbers. 

Paragraph 11 of the NPPF requires a presumption in favour of sustainable development. 
For decision taking this means approving development that accords with an up to date 
plan or where policies are out of date, granting permission unless:

i. The application of policies in the Framework that protect areas or assets of 
particular importance provide a clear reason for refusing the development, or

     ii.    Any adverse impacts of doing so would significantly and demonstrably outweigh    
the benefits, when assessed against the policies of the Framework taken as a whole. 



Point (ii) applies to this proposed development.

Whilst policies S3 and S5 are out of date in relation to the settlement limits, they are not 
considered to be out of date in all respects.  Nor does it mean that other Local Plan Part 
1 policies are out of date and should not be afforded substantial or full weight where they 
are consistent with the provisions of the NPPF 2019. In this instance, it is assessed that 
the settlement hierarchy within policy S3 can be afforded substantial weight given its 
consistency with the sustainability principles of the NPPF 2019 as can the criteria a) to f) 
of policy S5. Other polices within the Part 1 Local Plan maintain their full weight.

Paragraph 48 of the revised NPPF specifies that weight can be given to emerging plans 
according to their stage of preparation, the extent to which there are unresolved 
objections and the degree of consistency with the Framework. The revised settlement 
boundaries of the Allerdale Local Plan Part 2 are afforded limited weight at this stage. 

Assessment

Principle of development

Local Plan policy S1 sets out a presumption in favour of sustainable development which 
reflects advice contained within the revised NPPF. Local Plan policy S3 sets out the 
Council’s spatial strategy for growth over the plan period and sets out a scale of housing 
growth within a settlement hierarchy, to ensure development is delivered sustainably. 

The site lies in the open countryside, beyond the settlement limits of either Maryport or 
Dearham, as defined on the saved settlement limits of the 1999 Plan and as defined 
within the Part 2 Submission Draft. The application site does not lie close to or relate well 
to either of these established settlements. Policy S3 of the Allerdale Local Plan Part 1 
states that proposals outside of the defined settlement limits will only be acceptable in 
certain circumstances, defined by criteria (a) to (j). None of the criteria (a) to (j) are 
considered to be applicable in this instance. The proposed dwelling does not comprise of 
housing for a rural worker in the operation of a rural based enterprise. Whilst Officer’s 
note that an application has been made concurrently for a dog kennels business at the 
same site, Policy DM2 sets out clearly that new permanent rural workers dwellings will 
only be accepted where there is an established business unit that has been profitable 
and economically viable for three years. This is not the case in this instance. Further 
Policy DM2 states that the stationing of a caravan for a limited time period may be 
acceptable to establish whether a new rural enterprise is viable over a three year period. 
There is no established rural business in this instance, and the concurrent application for 
dog kennels is recommended for refusal. Nor has the applicant indicated that the 
permission for the siting of a caravan is on a temporary basis. As such, the proposal 
does not meet the criteria of Policy S3 or DM2 of the ALP Part 1 for housing in the open 
countryside essential for rural worker in a land based enterprise. 

The proposal is therefore considered to be inappropriate and unsustainable development 
in an open countryside location, contrary to policies S3 and DM2 of the Allerdale Local 
Plan and advice contained at paragraph 79 of the NPPF. Further, such inappropriate 
development would erode and be visually harmful to the open character of the 



countryside at this location, contrary to policy S33 of the ALP Part 1 and advice at 
paragraph 170 of the NPPF.   

Previously developed land 

Policy S5 ‘Development Principles’ states that, “where available and if appropriate the 
Council will encourage and prioritise the effective reuse of previously developed land and 
buildings or vacant and underused land”. Policy S30 ‘Reuse of Land’ states that “the 
Council will encourage and where appropriate prioritise the effective reuse of previously 
developed and vacant sites within the Plan Area”. 

These policy strands have consistency with the revised NPPF. The NPPF defines 
previously developed land as:- “Land which is or was occupied by a permanent structure, 
including the curtilage of the developed land (although it should not be assumed that the 
whole of the curtilage should be developed) and any associated fixed surface 
infrastructure. This excludes: land that is or was last occupied by agricultural or forestry 
buildings; land that has been developed for minerals extraction or waste disposal by 
landfill, where provision for restoration has been made through development 
management procedures; land in built-up areas such as residential gardens, parks, 
recreation grounds and allotments; and land that was previously developed but where the 
remains of the permanent structure or fixed surface structure have blended into the 
landscape.” 

In this instance, it is considered that the lawful use of the land is for grazing purposes and 
the proposal therefore does not respond to and, therefore, accrue the benefits derived 
from prioritising previously developed land in policies S5 and S30 of the adopted Local 
Plan and from the NPPF. 

Sustainability, Access and Parking

Policies S2 and S22 of the ALP (Part 1) seek to ensure that new development is located 
in areas that help to reduce journey times, have safe and convenient access to public 
transport, improve travel choice and reduce the need to travel by private motor vehicles. 
These policies accord with Paragraph 32 of the NPPF which seek to ensure sustainable 
transport modes are maximised and development is safe and accessible. Policy S5 
requires that new development includes acceptable arrangements for car parking and 
access. Paragraph 109 of the NPPF states, ‘Development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe’. 

The Institution of Highways and Transportation (IHT) document 'Providing for Journeys 
on Foot’ (2000) considers acceptable walking distances for planning and evaluation 
purposes and indicates that for commuting/school a distance of 500m is desirable, 
1000m is acceptable and 2000m is the preferred maximum. For other journeys (such as 
shops), 400m is desirable, 800m is acceptable and 1200m is the preferred maximum.  

The site lies approx. 2.0km from the main thoroughfares of Senhouse Street and Curzon 



Street in Maryport and between 1 and 2km from the main amenities provided within the 
village of Dearham. With the exception of a small number of amenities, the majority of 
everyday needs are likely to be located at the preferred maximum or beyond. Whilst a 
regular bus service runs along the A594, the bus stops are not conveniently located to 
the site. No footpath is provided to the site frontage and whilst one extends from 
Maryport to Dearham on the opposite side of the road, this footpath is not lit for a 
significant distance in either direction and there are no crossing facilities for this busy 
thoroughfare. As such, the site is not considered to be in a sustainable location.  
In reality, the trips undertaken, especially during winter and times of inclement weather, 
are going to be made by car. Such substantial reliance on car borne trips is not 
sustainable. Journeys by car are not minimised and the proposal is therefore considered 
to be contrary to policy S22 of the ALP Part 1 and advice contained within the NPPF.  
 
Access to the site is from the A594 and utilises a field gate that was present before the 
static caravan was placed on site.  Cumbria County Council as the Highways Authority 
has recommended refusal of the application on the basis that the access from the A594 
site is considered to be unacceptable. They advise that the road has a bend in it which 
prevents the required visibility splay for a 40mph speed road, which should achieve 120m 
as a minimum, in both directions, 2.4m back from the edge of the carriageway. Further, 
the Highways Authority advise that the application site has insufficient frontage with the 
county highway to provide an access with adequate visibility for and of emerging 
vehicles, with consequent danger to all users of the county highway. 
Based upon the advice received from the Highways Authority, it is considered that the 
proposed development cannot achieve a suitable access, to the detriment of highway 
safety.  

Landscape and visual impact

Policy S4 ‘Design Principles’ states that achieving high quality design for all 
development is a key objective of the Local Plan. Policy DM14 ‘Standards of Good 
Design’ sets out guidance on housing density, design and layout of new development 
and landscaping within a development. Policy S33 ‘Landscape’ also requires landscape 
character and local distinctiveness to be protected, conserved and where possible 
enhanced. 

The application site is located within an open countryside setting clearly outside the 
settlement limit of any town. As discussed briefly above, development of housing at this 
location is considered to be sporadic development in this open and rural locality, that 
would adversely impact on the character and appearance of the area. The proposal 
does not relate to the built environment, resulting in an incongruous development that 
would have an adverse effect on the landscape character and visual amenities of the 
locality, eroding the identity and rural character of this location, contrary to policies S4 
and S33 of the ALP Part 1. 

Further, the proposal seeks the permanent stationing of a static caravan at this location. 
The static caravan and the associated container structures and perimeter fencing all 
combine to provide a poor standard of design for a permanent dwelling in a sensitive 
and somewhat elevated rural location. The proposal therefore raises conflict with policy 
S4 and DM14 of the ALP Part 1.



Benefits of the proposal

There would be benefits accrued from the proposal in terms of the contribution it would 
make to the provision of housing in the Borough. 

Local Financial Considerations

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

Conclusions

The location of the proposal within the open countryside without any essential need is 
considered to be an inappropriate and unsustainable form of development. Further 
adverse impacts of the proposal relate to harm to the landscape character and visual 
amenities of the locality, a poor standard of housing design and an unacceptable impact 
on highway safety. Future residents of the proposal would be highly reliant on the 
private car, adding further to the unsustainable nature of the proposal. The adverse 
impacts of the proposal are significant and are considered to demonstrably outweigh the 
benefits, when assessed against the policies in the Local Plan and National Planning 
Policy Framework taken as a whole. 

RECOMMENDATION

REFUSE AND PURSUE ENFORCEMENT ACTION TO SEEK REMOVAL OF 
CARAVAN AND ASSOCIATED STRUCTURES.



Annex 1

REASONS FOR REFUSAL

1. The proposal would constitute non-essential housing development within an 
open countryside location, with insufficient justification of any need to meet the 
criteria of policies S3 or DM2 of the Allerdale Local Plan Part 1. The proposal is 
therefore considered to be an inappropriate and unsustainable form of 
development.

2. The proposal would constitute an incongruous and unsympathetic urban 
encroachment into an open countryside location, of poor quality and standard of 
design. The proposal would be un-related to the built environment and would 
result in erosion of the distinctive rural and open character of the landscape, 
harmful to the visual amenities of the locality. The proposal is therefore 
considered to be contrary to policies S4, S32, S33 and DM14 adopted Allerdale 
Local Plan Part 1 – 2014 and the provisions of the National Planning Policy 
Framework 2019.

3. The proposal would constitute an unsustainable form of development due to the 
distance to local services and amenities along an unlit footpath to the opposite 
side of the A594, with no crossing facilities. The proposal would therefore result 
in an unsustainable reliance on car-borne journeys to access services and 
facilities contrary to policies S1, S2 and S22 of the adopted Allerdale Local Plan 
Part 1 – 2014 and the provisions of the National Planning Policy Framework 
2019.

4. The proposal would result in the intensification of an existing substandard access 
by way of a lack of achievable visibility. The site is considered to have insufficient 
frontage with the highway to provide an access with adequate visibility for and of 
emerging vehicles. The proposal will therefore have an unacceptable impact on 
highway safety, contrary to policies S5 and S22 of the adopted Allerdale Local 
Plan Part 1 – 2014 and the provisions of the National Planning Policy Framework 
2019.






