
Allerdale Borough Council 
Planning Application 2/2017/0365

Proposed 
Development:

Proposed affordable dwelling

Location: Mill Barn
Wiggonby
Wigton

Applicant: Messrs  Taylor

Recommendation: REFUSE

Summary/Key Issues

Issue Conclusion

Principle of 
Development

The application site is located in the village of Wiggonby in an 
open countryside location outside any defined settlement limit. The 
proposed dwelling represents an inappropriate and non-essential 
form of development in the open countryside contrary to the 
provisions of Policy S3, S5 and S9 of the Allerdale Local Plan (Part 
1).

Layout, Scale and 
Appearance

It is considered that a suitable layout of the site and design of 
dwelling can be achieved on the site whilst safeguarding the 
amenity of adjoining properties.

Access It is considered an acceptable access and egress can be achieved 
for the site. 

Proposal

This outline application is for the erection of a single affordable dwelling on Land adjacent 
to Mill Barn, Wiggonby. The principle of allowing a dwelling on this site is to be 
considered as part of this application with the details of access, layout, appearance, 
scale and landscaping to be dealt with as reserved matters. The existing dilapidated 
agricultural buildings would be removed from site.

Site

The application site is located within the village of Wiggonby. The site itself forms an area 
of land measuring 0.08 hectares in size and currently houses two agricultural buildings 
with the one to the rear of the site in a very dilapidated state.  The site is accessed from 
the main road via an existing access, with the land gradually sloping upwards from the 
road to the rear of the site.

To the east of the site are residential units and agricultural fields to the west and south of 



the proposal site. The land levels of the adjacent sites follow that on the application site. 

Relevant Policies

National Planning Policy Framework
Building a strong, competitive economy
Delivering a wide choice of high quality homes 
Requiring good design 
Conserving and enhancing the natural environment

Allerdale Local Plan (Part 1) – Adopted July 2014

Policy S1 - Presumption in favour of sustainable development
Policy S2 – Sustainable Development Principles
Policy S3 - Spatial Strategy and Growth 
Policy S4 - Design principles
Policy S5 – Development Principles
Policy S7 - A mixed and balanced housing market 
Policy S9 – Rural Exceptions Sites for affordable housing
Policy S29 - Flood Risk and Surface Water Drainage 
Policy S32 - Safeguarding amenity
Policy S35 – Protecting and Enhancing Biodiversity and Geodiversity
Policy DM14 - Standards of Good Design

Representations

Councillor Call In – Cllr Macdonald – Earlier this year, an application for a dwelling on 
this site was refused permission by the development control panel, to the dismay of local 
people and the Parish Council. This is a different proposal and I am keen to ensure that 
the panel is presented with as much details as possible to enable them to reach their 
decision. 

Aikton Parish Council – No objections

Environmental Health – The proposed site is currently an agricultural use therefore 
there could be contaminants within the ground due to the previous use. I would therefore 
recommend contamination conditions. 

Cumbria Highways – It is considered that the proposal will not have a material affect on 
existing highway conditions. I can confirm that the Highway Authority have no objection 
to the proposal from a Highways perspective subject to conditions.

LLFA – The LLFA do not have any records of flooding on this site and the Environment 
Agency surface water maps do not indicate that the site is in an area of risk. However we 
suggest you include a condition relating to surface water drainage.

United Utilities – In accordance with the NPPF and the NPPG the site should be drained 
on a separate system with foul water draining to the public sewer and surface water 
draining in the most sustainable way.



Fire Officer – No response to date

Adjoining owners have been notified. No representations have been received to date.

Main Issues:

Background

Members may recollect an application 2/2017/0115 for a dwelling on this site was put 
before members at the panel meeting on the 11 April 2017. The application was 
recommend for refusal on the following ground:

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

Members considered the application and determined to refuse the application in line with 
officers recommendations.

The current application seeks permission for a single dwelling in line with the previous 
application but the dwelling is put forward as an affordable unit siting Policy S9 Rural 
Exceptions Sites.

Principle of Development

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

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

The application site lies with the village of Wiggonby which does not form part of the 
identified settlement hierarchy to accommodate additional new build dwellings. As the 
application site is outside any identified settlement within Policy S3 of the Allerdale Local 
Plan (Part 1) it is considered the application site is located within the open countryside. 
Figure 5 of Policy S3 highlights that proposals for housing outside defined settlements 
will be limited to:



a. Housing essential for rural workers in the operation of a rural based enterprise;
b. Housing following the rural exceptions policy;
c. An appropriate diversification of an existing agricultural or land based activity;
d. The optimal viable use of a heritage asset or appropriate enabling development to      

secure the future of heritage assets;
g. The replacement of an existing dwelling;
i. The conversion or reuse of a suitable existing building;

The applicants design and access statement highlights that the dwelling would meet an 
evidenced local affordable need for housing in the Wigton Housing Market Areas such 
that it should be supported in policy and allow for population growth to assist in ensuring 
the long-term viability of pupil numbers at the Wiggonby primary school. 

It is considered the evidence based for a dwelling in this location has not been 
demonstrated as part of the application and insufficient justification has been submitted 
with the application to show the development would fall within the limitation for 
development outside of settlements as highlighted in Policy S3. 

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

a) The development will meet or assist in meeting an identified evidence based need 
for affordable housing in the area, which would not be otherwise met;

b) The site is well-related and sympathetic to the form and character of the 
settlement, demonstrates good design and allows accessibility to community 
services and facilities within it;

c) The scale is in keeping with the settlement’s setting and its role in the hierarchy;
d) The site is considered to be the most suitable to meet the identified need;
e) The applicant enters into an appropriate legal agreement that ensures the 

accommodation will meet the need for local affordable housing in perpetuity.”

As officers have highlighted the site lies in the open countryside outside of any settlement 
where new build dwellings would be supported. This site would therefore fail to meet the 
identified settlement hierarchy for housing. 

The agent has made reference to the Allerdale 2016 Housing Study that identifies a net 
annual imbalance of 42 dwellings needed for 2-4 bed house. However, within the Locality 
of Wigton there a number of rural villages such as Oulton, Kirkbampton and Thursby 
along with the town of Wigton that could support Housing to address this need. The 
village does not have community facilities other than the school. The proposal for an 
affordable dwelling in this location would therefore not meet the settlement hierarchy, 
with no identified evidence provided for a dwelling in this village rather than the 
surrounding villages which could meet the affordable need.  

In considering approving dwellings in the village to support the viability of the school this 
was considered in full at adoption stage of the Allerdale Local Plan and was determined 
that a school on its own was not sustainable to seek the grown of the village of Wiggonby 
and thereby not been included in the villages for growth. The addition of a single unit 
alone will not significantly impact on the long-term viability of the school to warrant 



overriding the settlement hierarchy as outlined in Policy S3. The agent makes reference 
to siting dwellings outside of Wiggonby seems to encourage the use of cars whereas a 
dwelling in Wiggonby would not be reliant on the car to access the essential service of 
the school. Wiggonby, however offers no other facilities such as shops and therefore 
there would be a need to rely on cars to assess all other services with regular public 
transport not available. Furthermore the Council can now demonstrate the availability of 
an adequate supply of housing land taking into account the 20% buffer required by the 
NPPF in the light of previous delivery rates. 

The proposed dwelling and the contents in the planning statement do not satisfy any of 
the above criteria and therefore must be considered to be contrary to the provisions of 
policy S3, S5 and S9 of the Allerdale Local Plan (Part 1) with the proposal resulting in a 
non-essential dwelling in the open countryside. 

Layout, Scale and Appearance

The exact details of the layout of the site and the appearance of the dwelling would be 
considered as part of the reserved matters application. Existing dwellings in the form of a 
two storey dwelling is located to the north west of the site with a single storey dwelling 
located to the east fronting the highway. The site is bounded by agricultural land to the 
south and west. 

In assessing the development of the site officers consider an appropriate layout and 
design of dwelling could be achieved on site while safeguarding the amenity of nearby 
residential units and facilitating a scheme that would fit in with the existing streetscene.  

Access

The site has a single existing access which serves the site. The site plan submitted with 
the application includes visibility splays although the exact position of the access is 
reserved. Cumbria Highways have assessed the application and consider that the 
proposal will not have a material affect on existing highway conditions. Therefore they 
raise no objections to the proposal from a highway perspective subject to conditions.

Other Issues:

Drainage

A Drainage Assessment carried out by the agent has been submitted with the application 
that details they are proposing to discharge foul by way of a Package Treatment Plant 
and Surface water via water butts. However, officers and the LLFA consider insufficient 
information has been submitted to demonstrate that these forms of drainage are 
acceptable and the most appropriate means of disposing of drainage from the site. It is 
anticipated that a suitable form of drainage can be achieved for the site and therefore the 
details of the drainage scheme in line with the hierarchy drainage options in the National 
Planning Policy Guidance can be secured via condition.

Ecology

Given the materials and design of the existing modern agricultural buildings on the site 



officers do not consider that the buildings are suitable to house protected species and no 
ecology assessment is required for the loss of the buildings. 

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal could 
attract New Homes Bonus and future Council Tax.

Conclusion

Officers consider the proposed dwelling would not meet the requirements of Policy S9 of 
the Allerdale Local Plan relating to rural exception sites for affordable housing and would 
therefore result in non-essential development located within an open countryside location 
contrary to the provisions of Policy S3 and S5 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.



Annex 1

Conditions/Reasons

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

Proactive Statement

Application Refused Following Discussion – Where there is no Way Forward

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






