
Allerdale Borough Council 
Planning Application 2/2017/0411

Proposed 
Development:

Outline application for new dwelling

Location: PT Field 0038
Harris Brow
Great Broughton
Cockermouth

Applicant: Mr  Allison

Recommendation: REFUSE

Summary/Key Issues

Issue Conclusion

Principal Notwithstanding the fact that the site lies outside of the saved 
settlement limit for Broughton, the site lies directly adjacent to the 
saved settlement limit. The scale of development proposed is not 
considered to be disproportionate to the size of the settlement nor 
its role as a Local Service Centre. 

The council can demonstrate a 5-year supply of housing and 
therefore the policies for supply of housing contained within the 
adopted Local Plan are to be considered up-to-date. 

Officers consider the site as unsuitable for development for a 
dwelling, due to the unsafe proposed vehicular access 
arrangements and the adverse visual and landscape impact of the 
housing development on this elevated site at the entrance to the 
village.

There are local concerns regarding the adverse impact of 
developing this green field site for residential development. 
Concerns relate to adverse impacts on visual amenity, the adverse 
impact on the character of the locality at this ‘gateway site’, the 
loss of agricultural land and existing rights of way into the nearby 
fields and the Derwent Valley.

Access The access arrangements are not considered to be safe by 
Cumbria Highways due to the restricted visibility within the locality 
and proximity to nearby junctions.

Siting, Design, 
materials

This is an outline planning application however the vehicular 
access arrangements are to be considered at this stage. Matters 
relating to appearance, landscaping, layout and scale are planning 
matters to be dealt with subsequently as reserved matters. 



Hedgerows  A significant length of hedgerow would be required to be removed 
to secure the visibility splays. Part of the visibility splay would 
require hedgerow removal not in the applicant’s land ownership.

Landscape and 
Visual impact

Officers consider the development of this undeveloped and 
elevated site for a housing development would have an adverse 
impact on the landscape and visual character of this gateway site 
to the village.

Drainage A public sewer crosses the site and United Utilities will not allow 
development within 3m either side of the centre line of the sewer. 
The proposal indicates that foul sewage will be disposed of mains 
and surface water will be disposed of to an existing water course.

Proposal

The scheme is an outline planning application for single detached dwelling on this 
undeveloped site. Matters relating to the access to the site are to be considered at this 
outline stage but reserved matters relating to appearance, landscaping, layout and scale 
will be dealt with as subsequent reserved matters.

The proposed access details outline a 2.4m x70m splay to the west and 2.4m x 100m to 
the east, and are sited within the village’s 30mph speed limits. 

The proposal would involve the removal of approx. 150m of existing hedgerow abutting 
the highway which would be replaced with a new hedgerow behind the alignment of the 
visibility splay. 

Site

The site is an undeveloped site on the southern edge of the Great Broughton settlement 
currently used for agricultural activities and an informal pedestrian access to the river 
Derwent appears to traverse the site. The site is outside the settlement boundary but 
directly adjacent to the southern boundary and an existing a row of bungalows that fronts 
onto the village road.

The site would be accessed off the main village access road but within close proximity to 
junctions onto Crags Road and Harris Brow. The road is narrow and bound by hedgerow 
and slopes down from the main body of the village from the west, towards the east 
direction leading towards the valley bottom and roads that lead off towards Papcastle, 
and the main village access that traverses a bridge and provides access to and from the 
A66 beyond the River Derwent.
 
To the south of the site are agricultural fields sloping into the River Derwent Valley to 
which this site overlooks. The site is elevated with regard to views from roads to the 
south and east of the village.

Immediately to the north of the site beyond the village road is a mature hedgerow and 
fields.



Relevant Policies

National Planning Policy Framework (March 2012) 

Chapter 6: Delivering a wide choice of high quality homes  
Chapter 7: Requiring good design  

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 S6 - Area Based
Policy S7 - A Mixed and Balanced Housing Market 
Policy S8 - Affordable housing 
Policy S22 - Transport Principles
Policy S29 - Flood Risk and Surface Water Drainage 
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 – Standard of Good Design 
Policy DM17 - Trees, hedgerows and woodland
Relevant Planning History

No planning history in last 10 years but an historic previous refusal in 1999 for a dwelling.

Representations

The application has been ‘Called In’ for referral to Development Panel by Cllr Cockburn 
on matters of concerns relating to the site being outside the village boundary and it is 
considered to be residential creep into the open countryside.
Broughton Parish Council - Pedestrian and highway safety concerns due to the 
location of proposed access/ egress point on a narrow and already identified dangerous 
stretch of road with very limited visibility. In addition, there is no pedestrian provision for 
safe access either up into the village/ down towards the bridge, increasing the safety 
concerns about this stretch of road.

This proposed development is outside of the current approved settlement boundary as 
part of the Allerdale Local Plan Part 1 (the currently adopted version) and as such should 
be refused.

The proposed development site is on good quality agricultural land which is used by 



locals for access to the bridge to avoid the aforementioned dangerous road. This land 
was recognised in the Allerdale Local Plan as ‘land important for recreational and 
amenity use’.

Local knowledge suggests that a mains sewer for part of the Parish runs either under or 
near to the proposed development site. United Utilities opinion to be sought by Allerdale 
as part of the planning process, as it is contrary to standard UU policy to allow 
development over the top of a mains sewer.

Increase pressure on A66 Broughton/ Brigham Junction.  This development would add 
additional vehicles to the already under pressure A66 junction, which is recognised as a 
problem junction by Highways England.

No safe location for the stopping of construction/ delivery traffic. Any delivery to this site 
would effectively block and close the main access/ egress road for Great and Little 
Broughton which would be unacceptable in terms of emergency services provision/ 
diversions in the event of an issue elsewhere on the A66/ A595.

Environmental Health - No objections subject to planning conditions relating to 
contamination.

Cumbria Highways - The submitted information does not demonstrate that the access 
arrangement as shown would be acceptable in terms of visibility and proximity to a 
substandard junction.  Concern that further development along this road given the lack of 
footways connecting the site to village facilities and the increase in turning movements of 
vehicles on a busy stretch of road. It is also not clear how this site relates to the emerging 
local plan and the precedent this could set for further similar proposals coming forward in 
the future along this road. Taking the above points in to consideration it is recommended 
that the application, as submitted, should be refused for the following reasons:-

1) Increased Danger The Local Planning Authority considers that the proposed 
development would interfere with the free flow of traffic with consequent danger to 
highway users by virtue of its proximity to existing junctions.
To support Local Transport Plan Policy: LD7, LD8

2) Proximity to a Junction
The use of the site access resulting from the proposed development would be likely to 
increase the conflict of traffic movements close to a junction which has restricted visibility 
for emerging vehicles resulting in additional danger and inconvenience to all users of the 
highway.
To support Local Transport Plan Policy: LD7, LD8

3) Inadequacy of Submitted Information
Inadequate information has been submitted to satisfy the Local Planning Authority that 
the proposal is acceptable in terms of …
a) visibility splays
b) its effect on local traffic conditions and public safety
To support Local Transport Plan Policy: LD7, LD8

Fire Officer - No representations received to date



Natural England - No comment. Refer to standing advice

Cumbria Wildlife - No representations received to date

United Utilities - No objections subject to planning conditions relating to foul and surface 
water drainage. Also a public sewer crosses this site and UU may not permit building 
over it and will require an access strip width of six metres, three metres either side of the 
centre line of the sewer which is in accordance with the minimum distances specified in 
the current issue of "Sewers for Adoption", for maintenance or replacement. Therefore a 
modification of the site layout at the applicant's expense may be necessary. Deep rooted 
shrubs and trees should not be planted in the vicinity of the public sewer and overflow 
systems.

The application has been advertised on site and adjacent neighbouring properties have 
been notified. 34 letters of objections have been received and 1 letter of support. Matters 
of concern relate to:

- The site is outside the settlement boundary on prime agricultural land;
- Unacceptable visual impact on rural character of locality contrary to policy S32 

ALP;
- A gateway site to the village;
- The site would be a blot on the landscape of the Derwent Valley;
- Brownfield sites are available;
-
- Development Panel refused a housing development to north of Broughton Park 

2/2016/0751;
- Dwelling has been refused on the site previously in (1999) as the site is outside 

the village boundary and the site was considered an important recreational and 
landscape and visual amenity space for the village and other users;

-
- Highway safety issues and the road is narrow and used by cyclists including Coast 

to Coast cyclists;
- No footpath or lighting;
- Close to existing junctions at Craggs Road and the Harris Brow junction;
- There are public rights of way across the site.
-
- A public sewer crosses the site;
- Increased storm flows;
-
- Would require the removal of an historic  hedgerow with impact on wildlife habitat;

One letter of support has been received, that considers that the removal of the hedgerow 
would improve visibility in the locality.
   
Assessment

 Broughton is classed as a Local service centre under the settlement hierarchy of Policy 
S3 of the Allerdale local Plan. Under this policy the settlement, along with other local 



service centres is expected to deliver 20% of the local plans housing supply.

The council currently benefits from a five year land supply. 

The site concerned is sited outside the local plans settlement limits for the village. Any 
revised boundaries under Part 2 of the plan are at such an early stage that little weight 
can be attached to its details. 

Officers note the site is an elevated site at an important gateway location to the 
settlements of Great Broughton and Little Broughton. The site is prominent and elevated 
when viewed from approach roads to the south and east of the site and officers consider 
the development of this particular site would have an adverse impact on the character of 
this semi-rural locality and wider views within the Derwent Valley.

The site access would be close to substandard junctions and the main village road at this 
point is narrow, without lighting and footpaths. The route is also frequently used by Coast 
to Coast cyclists who pick up speed when travelling down the hill from the village towards 
the east and onto the roads towards Papcastle and the A66.  Albeit the visibility splays 
have been submitted within the application site’s red line, the issue of the applications 
land ownership certificate is being challenged as it may affect land in the neighbour’s 
ownership. 
 
Officers attach significant weight to the consultation response of the highway authority 
and their objections relating to the lack of information on the visibility splays/highway 
assessment plus the hazards associated with the siting of the access to the plot and its 
proximity to other existing highway junctions.  

The proposed access would also require the removal of a significant stretch of mature 
hedgerow on the northern boundary of the site and this would have an adverse impact on 
the rural character of the area and biodiversity within the locality. 

It would also appear that hedgerow would also need to be removed outwith the 
applicant’s ownership to enable the securing of safe visibility arrangements, and 
therefore the required visibility splays are unlikely to be achieved. It is noted the 
neighbouring property owner has objected to the scheme.

The existing hedgerow constitutes an important landscape feature in the approach to the 
village. No information has been submitted with the application on its landscape  (i.e is it 
an important hedgerow?) or ecological value 

With regard to the public sewer that traverses the site, this would need to be diverted to 
implement the scheme. This could be conditioned. 

Comments on neighbour concern:

Officers conclude that the development of this site would have an adverse impact on 
highway safety given the current physical constraints of the site to include, the 
narrowness of the road, the lack of pavements and lighting, the fact the road is a busy 
local road, in close proximity to sub-standard junctions and the village road is also used 
regularly by cyclists. There is poor visibility due to existing mature hedgerows and 



officers consider that the removal of these hedgerows would have an adverse impact on 
the rural character of the locality and it is noted that part of the hedgerow required to be 
to be removed to secure visibility splays is not within the applicant’s ownership.

With regard to the informal pedestrian access arrangements across the site, the access 
is not a public right of way and therefore no legal rights are in place at this stage to 
provide a formal pedestrian access across the site; that has been formalised.

Any development over a public sewer would need to divert the sewer following 
consultation and agreement with United Utilities. 

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, local financial 
considerations relate to a New Homes Bonus.

Conclusion

Cumbria Highways have advised that vehicular access to the site is considered to be 
unsatisfactory and would interfere with the free flow of traffic with consequent danger to 
highway users by virtue of its proximity to existing junctions. The use of the site access 
resulting from the proposed development would be likely to increase the conflict of traffic 
movements close to a junction which has restricted visibility for emerging vehicles 
resulting in additional danger and inconvenience to all users of the highway.  

Furthermore, inadequate information has been submitted to satisfy the Local Planning 
Authority that the proposal is acceptable in terms of visibility splays and its effect on local 
traffic conditions and public safety.

The applicant has set out that the dwelling would be a 4 bedroom dwelling and due to the 
elevated nature of the site, even a single storey 4 bedroom dwelling would be likely in 
scale to be a structure that will have an adverse visual impact on users of the local roads 
and footpaths within the locality and on the distinctive character of the River Derwent 
valley, at this highly visible gateway site at the south eastern entrance to the village. 
As such officers consider the scheme to be contrary to policies S2, S22, S32, S33 and 
Policy DM17 of the ALP (part 1) adopted July 2014 and the scheme is recommended for 
refusal accordingly.

Annex 1

Reasons

1. Inadequate information has been submitted to satisfy the Local Planning Authority 
that the proposed access is acceptable in terms of providing and securing satisfactory 
visibility splays, its effect on local traffic conditions and public safety. As such the 
proposal is contrary to Policy S5 and S22 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.



2. The proposed access for the dwelling, in the absence of evidence to the contrary, 
would have an adverse impact on highway safety by virtue of that the proposed 
development would interfere with the free flow of traffic with consequent danger to 
highway users due to its proximity to existing junctions. The use of the site access 
resulting from the proposed development would be likely to increase the conflict of 
traffic movements close to a junction which has restricted visibility for emerging 
vehicles resulting in additional danger and inconvenience to all users of the highway. 
The proposal is contrary to Policy S5 and S22 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.

3.  A dwelling and loss of hedgerows would have an adverse visual impact on users of 
the local roads and footpaths within the locality and on the distinctive character of the 
River Derwent valley, at this highly visible and elevated gateway site at the south 
eastern entrance to the village. As such officers consider the scheme to be contrary 
to policies S22, S32, S33 and Policy DM17 of the ALP (part 1) adopted July 2014 and 
the scheme is recommended for refusal accordingly.

4. Insufficient evidence has been submitted on the landscape/ecological value of the 
hedgerow to be removed to provide the proposed access visibility splays contrary to 
Policies S33 and S35 of the Allerdale Local Plan (part 1)

Proactive Statement

Application Refused Without Discussion

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying matters of planning policies, constraints, stakeholder 
representations and concerns with the proposal and determining the application within a 
timely manner, clearly setting out the reason(s) for refusal, allowing the Applicant the 
opportunity to consider the harm caused and whether or not it can be remedied by a 
revision to the proposal.  The Local Planning Authority is willing to meet with the 
Applicant to discuss the best course of action and is also willing to provide pre-
application advice in respect of any future application for a revised development.  








