
Allerdale Borough Council 
Planning Application 2/2017/0255

Proposed 
Development:

Erection of pub/restaurant (Class A3/A4) with associated living 
accommodation, car parking and landscaping, new access road, 
temporary site access and compound

Location: Land at
New Bridge Road
Workington

Applicant: Marstons Estates Ltd

Recommendation: APPROVE

Summary/Key Issues

Issue Conclusion

Principle of 
Development

The proposed use as a pub/restaurant is considered to be a ‘town-
centre’ use and as such the application is subject to a sequential 
assessment to discount other available sites within the town 
centre.

A sequential test has been undertaken which has satisfied Officers 
that there are no sequentially preferable sites which can 
accommodate the proposed development and business model.

The family pub/restaurant use is not heavily represented in the 
town. The proposals offer a different family restaurant experience 
with less emphasis on ‘pub culture’ and with the benefit of outside 
space. The proposals are therefore unlikely to compete directly 
with town centre pub/restaurants and unlikely to have any adverse 
impact on town centre vitality and viability.

Siting and Design The building is designed as a generic building that meets the 
business model of the pub/restaurant company. A number of 
amendments have been made at the request of the case officer to 
incorporate some local distinctiveness.

The building is sited central to the site to allow for the entrance 
access and parking area. The amount of parking is considered 
adequate and essential for this type of use at this location The 
scale and massing is considered appropriate and relates well to 
adjacent buildings.

Highway Issues The applicant has undertaken extensive pre-application discussion 
with the Highway Authority. A transport assessment and trip 
analysis has been provided with swept analysis drawings for large 
delivery vehicles.



The new access will form a junction with the highway at the foot of 
the road bridge over the river. This access provides adequate 
visibility splays and is supported by the Highway Authority.

A temporary access and associated site compound is planned for 
the duration of the works to serve construction traffic. 

Trip analysis has been provided to show cumulative and 
coincidental vehicle movements between the proposed pub and 
the existing supermarket. This has been accepted by the Highway 
Authority in the interests of assessing potential congestion and 
highway safety.

Standard highway conditions are required for further highway 
construction details and to safeguard the access and parking.

Drainage A drainage strategy has been provided regarding foul and surface 
water. Foul drainage is planned to the main sewer accepted by 
United Utilities

Surface water drainage meets the sequential approach of 
discharge to the River Derwent watercourse with managed 
discharge rates by attenuation. The site is within Flood Zone 1 with 
only a small area nearest the bridge and river bank within Flood 
Zone 2/3.

The Flood Risk Assessment is conclusive that there is no threat of 
flooding at the site or increases risk elsewhere. The Environment 
Agency offers no comment or objection. The Lead Flood Authority 
agrees the surface water drainage strategy with safeguarding 
conditions for implementation and maintenance.

The surface water to the river is not considered to impact upon 
general discharge of the river and the biodiversity will not be 
affected.

Contaminated Land The Desk Top Study and ground investigations have concluded no 
threat to public health from the development with a remediation 
and safeguarding condition regarding unexpected contamination 
considered appropriate.

Trees and 
Landscaping

The temporary access requires the felling of one tree at the 
boundary of the site and part of a small group with little landscape 
impact.

To compensate a comprehensive landscaping scheme 
incorporating remaining trees for the whole site will add to the 
visual appearance of the site and enhance biodiversity.

Biodiversity/River 
Derwent

Natural England has been consulted as the upper reaches of the 
river are designated as a SSSI. They have no objection to general 



surface water discharge but have requested a number of mitigating 
measures to prevent river pollution and safeguard wildlife during 
construction.
 
The applicant has provided extensive ecology reports that 
conclude some general habitat potential but with no significant 
harm identified to any species at or near the site. 

Proposal

Application for the erection of a public house/restaurant with associated manager’s living 
accommodation, on-site parking and temporary site access and compound. A new 
permanent access to the site is also planned.
Site

The site comprises undeveloped greenfield land to the north of Tesco adjacent to the 
river Derwent beyond the defined town centre of Workington. The site has a covering of 
grassland and scrub vegetation with some mature trees. A public right of way traverses 
the edge of the site leading to the rugby ground car park and designated as the Cumbria 
Coastal Path. There is an adjacent vehicular access that serves the Tesco delivery 
loading bay from the public highway.

Relevant Policies

NPPF

Building a strong, competitive economy
Meeting the challenge of climate change, flooding and coastal change
Conserving and enhancing the natural environment
Ensuring the vitality of town centres
Promoting sustainable transport
Requiring good design
Promoting healthy communities

Allerdale Local Plan Part 1 Adopted 2014

Policy DM14 - Standards of Good Design
Policy DM8 - Protecting Town Centre Vitality and Viability
Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S21 - Developer contributions (excluding viability)
Policy S22 - Transport principles
Policy S29 - Flood Risk and Surface Water Drainage
Policy S30 - Reuse of Land
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy S35 - Protecting and enhancing biodiversity and geodiversity



Policy S36 - Air, water and soil quality  

Relevant Planning History

PPA/2016/0036

Representations

Town Council – No objection in principle subject to satisfactory response from the 
Highway Authority
Highway Authority – No objections with appropriate conditions
Environmental Protection – No objections with standard conditions regarding 
verification of works to safeguard contamination
Natural England – No objections subject to conditions to safeguard biodiversity.
Coal Authority – No objections in principle
Highways England – No objections in principle
Environment Agency – No comment as Flood Zone 1.
Crime Prevention – Standard non mandatory comments regarding building security.

The application has been advertised on site and in the local press. Adjacent landowners 
where known have been notified.

Assessment

Principle of Development

The proposed use as a pub/restaurant is considered to be a ‘town-centre’ use and as 
such the application is subject to a sequential assessment to discount other available 
sites within the town centre in accordance with Policy S16 of the Allerdale Local Plan and 
the National Planning Policy Framework.

A sequential test has been undertaken which has satisfied Officers that there are no 
sequentially preferable sites which can accommodate the proposed development and 
business model.

Fourteen sites within, or edge of town centre have been considered by the applicant 
(Para 4.7 Table 1 Planning and Sequential Statement). The sites considered are 
discounted as being occupied by others, unavailable and not marketed or unsuitable due 
to size or other constraints. A number of the sites considered are out-of-town themselves 
and sequentially similar to the application site.

Consideration has also been given to retail impact from the proposals as the floorspace 
of 718 square metres exceeds the threshold within the Local Plan of 500 square metres. 
Given the use proposed and the type of uses which exist within the town centre, it is 
concluded that no significant adverse impact upon the town centre will result from the 
proposals.



The family pub/restaurant use is not heavily represented in the town. The proposals offer 
a different family restaurant experience with less emphasis on ‘pub culture’ and with the 
benefit of outside space. The proposals are therefore unlikely to compete directly with 
town centre pub/restaurants and unlikely to have any adverse impact on town centre 
vitality and viability.

The sequential test and retail impact assessments are considered to be satisfied. The 
proposals by their nature and location adjacent to an existing out-of-town retail site 
(Tesco) and well related to the sporting venue of the rugby ground and speedway are not 
considered to conflict significantly with plan wide policies regarding town centres, 
economic growth and sustainable development.

Siting and Design

The building is designed as a generic building that meets the business model of the 
pub/restaurant company. A number of amendments have been made at the request of 
the case officer to incorporate some local distinctiveness of roofing material and rendered 
elevations. The extensive use of red brick and red roofing material has been removed.

The building is sited central to the site to allow for the entrance access and parking area. 
The amount of parking is considered adequate and essential for this type of use at this 
location The scale and massing is considered appropriate and relates well to adjacent 
buildings.

Manager’s Accommodation

The proposals include a flat for the manager’s use which is typical of a use of this type. A 
planning condition to restrict occupancy for this purpose is considered necessary and 
reasonable.

Highway Issues

The applicant has undertaken extensive pre-application discussion with the Highway 
Authority. A transport assessment, travel plan and trip analysis has been provided with 
swept analysis drawings for large delivery vehicles.

The new access will form a junction with the highway at the foot of the road bridge over 
the river. This access provides adequate visibility splays and is supported by the 
Highway Authority. Site parking is provided for fifty three cars with disabled provision and 
cycle parking to meet current standards.

A temporary access and associated site compound is planned for the duration of the 
works to serve construction traffic. This requires the removal of one tree that forms part 
of a group of six trees on the boundary of the site, and a small area of a group of trees 
within the site. The tree loss and replacement is reported further below.

The Highway Authority accepts the temporary access with appropriate conditions for 
safeguarding traffic and its removal once the permanent access is implanted and brought 
into use.



Additional trip analysis has been provided to show cumulative and coincidental vehicle 
movements between the proposed pub and the existing supermarket. This has been 
accepted by the Highway Authority in the interests of assessing potential congestion and 
highway safety.

The need for a travel plan to review and monitor future vehicular activity to the site has 
been discounted as the retail floorspace of the pub/restaurant is below the trigger within 
national guidance. The Highway Authority does however request a number of standard 
conditions.

England Coastal Way

This footpath is on the site boundary but outside of the development site and unaffected. 
A safeguarding condition can ensure the path is unobstructed during development.

Drainage

A drainage strategy has been provided regarding foul and surface water.

Foul drainage is planned to the main sewer accepted by United Utilities

Surface water drainage meets the sequential approach of discharge to the R Derwent 
watercourse. Attenuation methods are planned including underground attenuation tank 
and hydro brakes to manage discharge rates to acceptable levels to avoid the threat of 
flooding. The site is within Flood Zone 1 with only a small area nearest the bridge and 
river bank within Flood Zone 2/3.

The Flood Risk Assessment is conclusive that there is no threat of flooding at the site or 
increases risk elsewhere from the development. The Environment Agency offers no 
comment or objection. The Lead Flood Authority agrees the surface water drainage 
strategy with safeguarding conditions for implementation and maintenance.

The surface water to the river is not considered to impact upon general discharge of the 
river and the biodiversity will not be affected as reported fully below.

Contaminated Land

The Desk Top Study and ground investigations have concluded no threat to public health 
from the development with a remediation and safeguarding condition regarding 
unexpected contamination considered appropriate.

Trees and Landscaping

The temporary access requires the felling of one tree from a group at the boundary of the 
site. These trees are part of a closely planted group of six, Swedish White Beam which 
provides an attractive and distinctive feature at the edge of town. Additionally further 
within the site, a group of less distinctive trees requires some moderate felling with little 
landscape impact.

On balance the loss of these trees is not considered to be significant with the remaining 



trees maintaining the landscape feature. To compensate a comprehensive landscaping 
scheme for the whole site will add to the visual appearance of the site and enhance 
biodiversity.

Biodiversity/River Derwent

Natural England has been consulted as the upper reaches of the river are designated as 
a SSSI. They have responded with no objection to general surface water discharge but 
have requested a number of mitigating measures to prevent pollutants reaching the river 
during construction and once in use. A Construction Environmental Management Plan 
(CEMP) has been provided that includes the requirements of Natural England meeting 
their expectations.

The applicant has provided extensive ecology reports of the site and adjoining river bank 
and watercourse. The reports conclude some general habitat potential but with no 
significant harm identified to any species at or near the site. Safeguarding measures are 
recommended during construction as included within the CEMP.

Crime Prevention

The Crime Prevention Officer has been consulted. The development is considered 
acceptable with no identified concerns from the proposed use. A number of standard 
security measures are suggested that are not considered mandatory or subject to 
planning conditions and can be self-regulated by the developer.

Conclusion

The proposals can be supported for the reasons above with appropriate conditions 
repeated and consistent with the previous consent.

Local Financial Considerations

There are considerations regarding the potential for increased business rates (NNDR) 
payable to the Council. This has carried no weight in the determination of the application.



Annex 1

Conditions/Reasons

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

2. The development hereby permitted shall be carried out solely in accordance 
with the following plans:Construction Environmental Management Plan 
3/7/2014
Ray Parry Play Equipment
J16047/MC/4 Remediation Strategy 21/11/2016
J16047/MC/1 8/9/2016 Gas and Water Addendum 
40 Rev B Proposed Manhole Connection
50 Rev A Pre cast Concrete Headwall Detail
0068/15/0203 Proposed Floor and Roof Plans
0068/15/0204 Rev A Proposed Elevations (amendment 3/7/17)
0068/15/0205 Rev B Proposed Boundary Treatments
0068/15/0206 Rev B Temporary Works Plan
0068/15/0207 Rev C Location Plan
100 Rev B Proposed Site Levels
210 Rev A Gas Main and Protection Details 
348-22-M-01 P1 Mechanical Details
13091 500 Rev E Proposed Drainage Layout (amendment 20/7/2017)
D30523/JM/B Lighting Design 
MR-16-103-101 Rev A Soft Landscaping Design
SK001 Rev D Proposed Site Access (amendment 16/6/2017)
A093505 104 P1 Temporary Site Access (amendment 20/7/2017)
13091 Schematic GA (amendment 20/7/2017)
13091 SW Calcs (amendment 20/7/2017)
AMS TPP Rev B Arboricultural Method Statement Tree Protection Plan 
(amendment 3/7/2017)
0068 15 02 02 Rev D Proposed Site Plan (amendment 3/7/2017)
0068 15 14 25 Rev D Construction Compound Plan (amendment 3/7/2017)
348 22 M 01 Rev P1 Ventilation Plant Details
Reason: In order to ensure that the development is carried out in complete 
accordance with the approved plans and any material and non-material alterations 
to the scheme are properly considered.

3. The developmenrt hereby approved shall be undertaken only in full 
accordance with the recommendations and measures contained within the 
approved Construction Environmental Management Plan.
Reason : In order to safeguard the interests of biodiversity, general public amenity 
and highway safety. 

4. The development shall be undertaken only in full accordance with the 
drainage strategy and details submitted. The development shall not 
commence until details of future maintenance and operation of the surface 
water drainage system are agreed in writing with the Local Planning Authority. 
The development shall not be brought into use until the works are fully 
installed and operational and shall be maintained as such for the lifetime of 



the development.
Reason : In order to achieve a sustainable means of drainage in the interests of 
minimising the threat of local flooding.

5. The temporary access and site compound shall be constructed before 
development commences and shall be removed before the development is 
brought into use.
Reason : In the interests of highway safety and visual amenity

6. All hard and soft landscaping works shall be carried out in accordance with 
the approved landscaping plan. The approved scheme shall be fully 
implemented within the first planting season following the first use of the 
development approved and any trees or plants which within a period of five 
years from the completion of the development die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season 
with others of 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.

7. The development hereby approved shall be undertaken only in full accordance 
with the recommendations and measures contained within the Tree Protection 
Method Statement
Reason : In order to safeguard the trees existing on the site.

8. The manager's residential accommodation approved as part of the 
development shall be occupied only by someone employed at the premises 
and their dependants.
Reason : It is considered that the residential accommodation is not appropriate for 
occupation by someone not actively employed at the premises with regard to the 
standard of residential amenity.

9. The approved strategy (GEA gas and water addendum (J16047/MC/1) dated 
8/9/16 and the GEA Remediation Strategy (J16047/MC/4) dated 21/11/16) shall 
be implemented and a verification report submitted to and approved in writing 
by the Local Planning Authority, prior to the development being brought into 
use.
Reason: To minimise any risk arising from any possible contamination from the 
development to the local environment in compliance with the National Planning 
Policy Framework and Policy S30 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

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



11. The internal and external carriageway, footways, footpaths, cycle-ways, refuge, 
etc. shall be designed, constructed, drained and lit to a suitable standard and in 
this respect further details, including longitudinal/cross sections and safety audits, 
shall be submitted to the Local Planning Authority for approval before work 
commences on site. No work shall be commenced until a full specification has 
been approved. Any works so approved shall be completed before the 
development is brought into use.
Reason: To ensure a minimum standard of construction in the interests of highway 
safety.
12. The development shall not commence until visibility splays providing clear 
visibility of 70 metres in both directions, measured 2.4 metres down the centre of 
the access road and the nearside channel line of the major road have been 
provided at the junctions of the access roads with the County highway. 
Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order) relating to permitted development, no structure, vehicle or 
object of any kind shall be erected, parked or placed and no trees, bushes or other 
plants shall be planted or be permitted to be grown within the visibility splay which 
obstruct the visibility splays. The visibility splays shall be constructed before 
general development of the site commences so that construction traffic is 
safeguarded.
Reason: In the interests of highway safety.
13. The use shall not be commenced until the access and parking requirements 
have been constructed in accordance with the approved plan. Any such access 
and or parking provision shall be retained and be capable of use when the 
development is completed and shall not be removed or altered without the prior 
consent of the Local Planning Authority.                                                                    
Reason : To ensure a minimum standard of access provision when the development is 
brought into use.

Proactive Statement

Application Approved Following Revisions

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






