
Allerdale Borough Council 
Planning Application 2/2017/0334

Section 106

Proposed 
Development:

Variation of condiitions 2 (approved plans) and 7 (landscaping) on 
application 2/2014/0089 for the erection of detached 3 bedroom 
dwelling

Location: Land at
Longcroft House
Grayson Green
High Harrington
Workington

Applicant: Mr S Sandelands

Recommendation: Approve

Summary/Key Issues

Issue Conclusion

Design and siting The design, siting and materials are considered to be acceptable 
for the dwelling and the associated boundary treatments. 

The dwelling has been partially re-sited; 1 metre closer (8m 
distant) from the neighbouring dwelling known as ‘The Farm 
House’. This is the north east gable elevation. Overlooking from 
windows could be prevented by obscure glazing secured by 
planning condition.

Access No objections from Cumbria Highways. Amendments proposed to 
re-site and reduce the height of the boundary wall will improve 
access to the lane for neighbours and users of the land and will be 
more aesthetically pleasing.

Drainage Foul drainage – To mains.
Surface water drainage – To soakaway. This is on third party land 
and will require a section 106 to secure future maintenance 
arrangements.

Public Rights of 
Way

 No adverse impact on the public right of way.

Residential 
amenity and 
landscaping

The proposed landscaping and boundary arrangements are 
considered acceptable however there have been neighbour 
objections regarding the position of the boundary wall adjacent to 
the lane. 

The alterations to the dwelling itself are considered to be minor 
alterations to that which was approved under 2/2014/0089 and 



residential impacts are considered to be acceptable.
Mitigation provided to prevent overlooking of neighbouring 
properties includes screening of the rear balcony, and obscure 
glazing to the north east elevation. There will be tree and shrub 
planting and the removal and reduction in height of the boundary 
wall to the access lane to the north east elevation.

Proposal

Variation of conditions 2 and 7 on planning approval 2/2014/0089. Variation to reposition 
house, and minor alterations to building and landscaping. The proposal is substantially 
retrospective with the dwelling house nearing completion.
Site

The site was historically the ‘sunken garden’ area of Longcroft House which is a large 
Victorian house. The new build dwelling subject to this application, is now a part 
constructed residential dwelling; following the approval of planning application 
2/2014/0089 for a detached dwelling.  The 2014 application was a resubmission of a 
previously approved detached dwelling under planning application 2/2012/0543.

The original topography of the site was a sloping site and therefore the house is two 
storey to the frontage (with a similar scale to the adjacent Longcroft House), however as 
proposed, the rear of the new dwelling can provide 4 storeys of residential 
accommodation (comprising a basement level, ground  floor, first floor and attic room 
within the roof space).

To the north of the site at a lower level is a residential barn conversion.  This has a cat 
slide roof. It is noted that at the time of the original planning approval (2/2012/0543) the 
neighbouring barn conversion had also received planning permission to demolish an 
existing conservatory/ side extension and to provide a modern two storey glazed balcony 
extension with fenestration details that are contemporary and similar to those in the 
current application under consideration. This scheme however has not been 
implemented.

A large ash tree historically was to the front of Longcroft House and would have screened 
the new build dwelling and although protected by a Tree Preservation Order 5/2012, 
October 2012 it became diseased and was removed in September 2014.This was 
allowed by the Council.  

A hedgerow was historically sited to the northern edge of the site adjacent to a lane that 
links onto public footpaths (FP 262023 and FP262035). The lane also provides access to 
neighbouring dwellings and agricultural land beyond. The hedgerow has since been 
removed and a concrete block wall has replaced it. This was constituted permitted 
development and did not require planning permission. 

The boundary details have been revisited by the applicant to address neighbour 
concerns and the scheme proposes a reduction in wall height. The applicant has also 
agreed to finish the wall in render and re-site the wall at the upper part of the lane to 



improve access arrangements down the lane for other users of the lane. 

The site is surrounded by a variety of dwellings comprising a large Victorian dwelling 
(Longcroft House), modern dwellings, cottages and barn conversions. The site is to the 
edge of the Harrington settlement and the hamlet is known as Grayson Green which is 
an elevated semi-rural location and commands views over the Solway.

To the north west of the site is agricultural land, over which a public footpath leads in a 
westerly direction towards Harrington.
Relevant Policies

National Planning Policy Framework

Meeting the challenge of climate change, flooding and coastal change 
Conserving and enhancing the natural environment 
Delivering a wide choice of high quality homes 
Requiring good design 
Promoting healthy communities 

Allerdale Local Plan Part 1 Adopted 2014

Policy DM14 - Standards of Good Design 
Policy S1 - Presumption in favour of sustainable development 
Policy S2 - Sustainable development principles 
Policy S29 - Flood Risk and Surface Water Drainage 
Policy S3 - Spatial Strategy and Growth 
Policy S30 - Reuse of Land 
Policy S31 - Reuse of rural buildings and replacement of dwellings in the countryside 
Policy S32 - Safeguarding amenity 
Policy S33 - Landscape 
Policy S35 - Protecting and enhancing biodiversity and geodiversity 
Policy S4 - Design principles 
Policy S5 - Development Principles 
Policy S7 - A mixed and balanced housing market  
Relevant Planning History

2/2014/0089 - Detached single dwelling approved (extant)
2/2012/0543 - Detached single dwelling approved

Representations

The application has been referred to Development Panel by Cllr Harrington. The reason 
for the matter being referred regard complaints by local residents.

Workington Town Council - No objections. Concern the dwelling has been re-sited and 
that there should be reviews during construction.



Cumbria Highways - The proposed changes do not affect the highway.

Rights of Way Officer - 2/2012/0543 comments set out that footpaths 262023 and 
262035 run adjacent to the site and must not be altered or obstructed by the 
development. 

The application has been advertised on site and adjacent properties have been notified.  
27 letters/email of objection.  

The concerns raised relate to:
The design of the house, the position, size, scale and height in relation to adjoining 
properties and the materials used are not traditional;
The shape and detailing of the prominent upper floor front window is out of place;
The dwelling towers over other dwellings;
There are wide variations in ground levels and traditional houses and barns have been 
built along these slopes with single storey at the higher levels and 2 storeys at the lower 
levels.
The dwelling is overbearing with large expanses of glass to the front and rear elevation;
The building blocks light, invades privacy and causes drainage issues;

The impact of the development on the character of the neighbourhood and the amenity of 
the residents;
The rear view looks like inner city flats and dominates the landscape;
Concern about the trees being planted.
The new dwelling blocks views over open countryside and the Solway;
The house is not screened by the more attractive Victorian landscaping to assist in the 
softening and blending of the scheme

The garden of Longcroft House had old features which were said to mark the boundaries 
of the original Grayson Green to include a hedge bank, a stone wall of terraces and an 
ash tree and the hedge between the Longcroft House former rose garden and the lane 
lead to Billy Watson’s Lonning to the rear of Grayson Green farmhouse.
The dwelling is too close to boundaries with an adjoining field and the lane at the back of 
the farmhouse;

Concern about the accuracy of plans and the delays in processing of the application.
The drawings are not accurate;

The former hedgerow and ash tree supported wildlife and should not have been 
removed;
The lanes and footpaths have been popular places to walk with views over the Solway;

New boundaries are ugly made from timber and breeze block walls. A new wall has been 
built to the edge of the former hedgerow (not the root line of the hedgerow) and therefore 
has claimed 12 to 18 inches of the land restricting access to farm vehicles that now need 
to reverse down the lane;
A hedgerow allows farm vehicles to pass more easily;
The top corner of the lane is difficult to negotiate;

Big tankers cannot get down the lane to empty a septic tank and smaller tankers must be 



used at an extra cost to existing residents;
Concern about surface water drainage arrangements and that surface water will flood 
neighbouring property.

Adjacent owner has no problem with principle of a dwelling on the site but is concerned 
about the access and drainage.

Planning History 

The site gained planning permission for a detached dwelling in 2012, planning application 
2/2012/0543 which by virtue of the access remains extant. This was for a dwelling that 
was two storeys to the front elevation and 3 storeys to the rear elevation and benefited 
from a rear second floor balcony and extensive rear glazing features. There were also 
chimney details associated with the scheme. There were no objections on the subject of 
the scale, mass, siting and external finishes from neighbours at Grayson Green or from 
the wider consultation process on these matters. There were 3 letters of objection to the 
2012 scheme regarding concerns over the impact on the access road, the limited parking 
and manoeuvring within the locality; concern about construction vehicles and any 
adverse effect on local dwellings during construction works from congestion and vibration 
and additional traffic will cause increased congestion.

The scheme was subsequently revised and approved in 2014, under planning application 
2/2014/0089. In 2014, 1 letter of objection was received, expressing concern regarding 
the access road, bank area, access and manoeuvring in the vicinity and concern about 
damage to the access lane from construction traffic. There were no objections regarding 
the scale, design or siting of the dwelling, with a rear balcony and extensive glazing from 
neighbour consultations. Levels were not provided as part of this scheme to establish the 
floor levels via datum levels.

Following the 2014 planning approval, a scheme to discharge conditions was approved 
under CON1/2014/0089. This related to conditions 3 (contamination), 7(landscaping) and 
9 (root protection of TPO) of planning approval 2/2014/0089. Subsequently the Ash tree 
became diseased and although initially protected by a TPO was removed under 
agreement with the planning authority. In the approved landscaping scheme the 
hedgerow adjacent to the lane was to be retained.

Assessment

The principal of a three storey dwelling as viewed from the rear was secured under the 
planning approvals of 2012 and 2014. This current scheme sets out the revisions to the 
2/2014/0655 scheme as built (2016) and these are detailed below.

South east elevation (Front)

Ridge: 6.9cm lower
Eaves 5.9cm higher
Width 3.4cm wider
Position 10.2cm to right.
Windows: All windows 12.1cm taller and 28.4cm narrower. There are minor alterations in 



window positioning.

Porch: 44cm wider and 28.4cm higher and the porch window is 25cm narrower and 
33.1cm lower.

North west elevation (Rear)

Ridge: 1cm higher 
Eaves:18cm lower
Width 12.9cm wider
Windows: Centre window 27cm lower, 7cm shorter and 3.2cm narrower.
Right hand window 55cm lower down, 9.8cm wider, 20cm taller and 12cm to right.
Left hand window 55cm lower down, 9.8cm wider, 20cm taller and 32.6cm to left.
Minor alterations to doors and balcony.
The rear first floor windows have been lowered due to the flat roof construction of the 
rear balcony as required by building regulations. The rear transom to the upper window 
has been lowered for building regulation purposes

North east elevation (Lane side)

Porch: 29cm deeper
Lower door: 20cm to the right, 10cm higher, 3cm taller and 14.8cm narrower.
Ground floor (left): 2.1cm narrower, 5.1cm shorter, 30cm up and 13.3cm to left.
Ground floor window (right): 2.1cm narrower, 5.1cm shorter, 30cm up and 49.1cm to 
right.
First floor window: 2.1cm narrower, 5.1cm shorter, 37.1cm up and 20.7cm to left.
Privacy wall 49cm taller.

Windows to the north east elevation to be obscure glazing and a lower level door is 
shown on plans to basement.

South west (garden side)

Minor alterations to window and balcony floor 62cm higher.

It is considered the alterations to the built 2016 scheme are minor when compared to the 
approved 2014 scheme and therefore do not cause adverse impacts from an amenity 
point of view. It is also noted mitigation is provided to prevent overlooking from the north 
east elevation including obscure glazing and a balcony screen wall. The design, scale, 
massing and materials of the 2016 dwelling as built, are considered to be acceptable for 
the locality although contemporary in nature.

The proposed landscaping scheme and boundary alterations and treatments (a reduced 
land side boundary wall) will further soften the development. The wall is to be re-sited at 
the top of the lane and this will part address matters relating to neighbour concerns over 
accessing of the adjacent lane.

Foul drainage will be discharged to the mains in the 2016 scheme as established in the 
2012 and 2014 scheme. 



Surface water will be discharged to a soakaway scheme on neighbouring third party land. 
The implementation and maintenance of the soakaway will be secured through a section 
106 legal agreement.  Surface water discharge is further considered in building 
regulations and it is noted that surface water in the 2012 and 2014 schemes were 
proposed to be discharged to soakaways. 

The most recent plans received 18 December 2017 show minor alterations to boundary 
treatment adjacent to the lane, (whereby the existing boundary wall is part removed). 
Officers have informally notified residents and objectors of this minor alteration to the 
plans however it is noted that the existing wall adjacent to the lane is permitted 
development. Nevertheless the removal of the wall is welcomed by officers in response 
to previous neighbour concerns regarding the existing wall. Officers consider the partial 
removal of the wall and its substitution with soft landscaping (a hedge) will provide a 
more attractive visual appearance to the entrance of the dwelling site and also responds 
to neighbour concerns regarding the ease of vehicular access around the top corner of 
the lane.

The re-siting of the dwelling is not considered to cause an adverse impact on residential 
amenity.
 
Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, Local Financial 
Considerations relate to the New Homes Bonus.

Conclusion

The alterations to the dwelling are considered to be relatively minor in nature in terms of 
the dwelling itself to what was approved in 2014. The proposed boundary treatment 
alterations, landscaping and surface water arrangements seek to address neighbour 
concerns. As such the scheme is favourably considered and subject to a s106 to address 
the surface water drainage details is recommended for approval in accordance with 
planning policies as set out within the report.
  



Annex 1

Section 106
Surface water arrangements on third party land

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:
SM/DWELL/SP1 - Site location plan (2/2014/0089)
LON-001001-A  Detailed Comparison Plan Approved and Built 20September 
2017
B8239 SK600D Proposed Landscape Plan  received 15 December 2017
B8239 SK601D Proposed Surface Water Plan received 15 December 2017
B8239 SK700D Proposed NE Elevation (swept wall) received 18 December 
2017
LON-001-002 Topographical detail received 18 December 2017
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. No part of the development hereby permitted shall be occupied until there 
has been the completion of the boundary treatments in accordance with 
drawing numbers B8239SK600D Proposed Landscape Plan and B8239 
SK700D Proposed NE elevation (swept wall). All planting comprised within 
the scheme shall be carried out in the first planting season following 
completion of the development and any trees or plants which within a period 
of 5 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 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.

4. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or in any Statutory Instrument revoking 
or re-enacting that Order with or without modification) no development 
falling within Part 1 and Part 2 of Schedule 2 of the said Order shall be 
carried out without the prior written permission of the Local Planning 
Authority upon an application submitted to it. 
Reason: The Local Planning Authority wishes to retain control over any proposed 
alterations/ extensions and boundary treatments in the interests of the appearance 
of the site and safeguard the amenities of adjacent properties.



5. The approved level 5 obscure glazing to windows to the north east elevation 
(lane side) hereby approved under NE elevation drawing B8239/SK700 D 
shall be fully implemented prior to the occupation of the dwelling approved 
and shall be retained at all times thereafter unless agreed in writing with the 
Local Planning Authority.
Reason: To safeguard the residential amenity of the occupiers of neighbouring 
dwelling houses, in compliance with the National Planning Policy Framework and 
Policies S4, DM14 and DM15 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

6. Only foul drainage shall be connected to the public sewer.
Reason: To ensure a sustainable means of drainage from the site and minimise 
the risk of water pollution to the local water environment, in compliance with the 
National Planning Policy Framework and Policy S2 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

7. The approved balcony privacy wall (elevation drawing B8239/SK700D 
relating to the lane side (north east elevation), shall be fully implemented 
prior to the occupation of the dwelling approved and shall be retained at all 
times thereafter unless agreed in writing with the Local Planning Authority.
Reason: To safeguard the residential amenity of the occupiers of neighbouring 
dwelling houses, in compliance with the National Planning Policy Framework and 
Policies S4, DM14 and DM15 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

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.  

Notes to Applicant:



Location of application proposal



Location of application proposal showing larger area


