
Allerdale Borough Council 
Planning Application 2/2017/0382

Proposed 
Development:

Extension of existing residential caravan park for the siting of 42 
residential caravans

Location: Solway Holiday Village
Skinburness Drive
Silloth
Wigton

Applicant: Mr Sam Hagan
Hagan Leisure Group

Recommendation: APPROVE

Summary/Key Issues

Issue Conclusion

Principle Considered acceptable in terms of scale to support existing park 
homes

Siting Acceptable adjacent to existing development

Design and 
materials

Design and materials considered acceptable 

Residential 
amenity

No significant effects on residential amenity

Access and 
parking

Access through existing site and sufficient parking achievable

Drainage Consider a satisfactory scheme can be achieved

Archaeology Archaeological recording considered appropriate

Proposal

The proposed application is for the change of use of an area of land to extend an existing 
Park Home site Meadow View Park.  The application seeks permission for the placing of 
42 park homes on the land to be used for permanent residential use.

Site

The site is currently an agricultural field located adjacent to existing park home 
developments to the south east and north west of the site and the caravan holiday village 
to the north east and agricultural land to the south west.



Relevant Policies

National Planning Policy Framework

Building a strong, competitive economy
Meeting the challenge of climate change, flooding and coastal change
Conserving and enhancing the natural environment
Conserving and enhancing the historic environment
Promoting sustainable transport
Delivering a wide choice of high quality homes
Requiring good design

Allerdale Local Plan (Part 1) 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 S6e - Silloth
Policy S7 - A mixed and balanced housing market  
Policy S27 - Heritage Assets
Policy S28 - Hadrian's Wall World Heritage Site
Policy S29 - Flood Risk and Surface Water Drainage
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy S34 - Development in the Solway Coast Area of Outstanding Natural Beauty
Policy S35 - Protecting and enhancing biodiversity and geodiversity
Policy DM14 - Standards of Good Design

Relevant Planning History

2/2006/1013 - Change of use to residential mobile home site
2/2006/0649 – 34 Residential mobile homes - approved

Representations

Town council- No objections

Highways – No comments to the layout as the development is removed from the 
surrounding highway network.  The development will not have a significant impact on the 
surrounding road network.  Surface water ponding is an issue and would need to be 
addressed.  No objections subject to the inclusion of a condition relating to the 
submission of details of the surface water system.

Environment Agency - The proposed development will only meet the requirements of 
the National Planning Policy Framework if the following measure(s) as detailed in the 
Flood Risk Assessment dated April 2017 compiled by A L Daines & Partnership LLP 
submitted with this application are implemented and secured by way of a planning 



condition on any planning permission – Finished floor levels are set no lower than 7.5m 
AOD.

Environmental Health – No objections however the new units will have to comply with 
the attached 2008 Residential caravan site licence conditions and the remainder of the 
site may need to be upgraded so that it also meets this standard.  Timescales for this 
would need to be agreed between the applicant and the licensing authority, and may 
require additional planning permission.

This is a significant change to the Meadow View site and as such the applicant may be 
required to apply for a new licence for which they will be charged.

In terms of drainage on the site further information should be provided on the proposed 
drainage system for surface and foul water from this area and therefore I would 
recommend that a condition is attached relating to foul and surface water drainage.

Fire Officer – No objections

County Archaeologist – The site lies within an area of archaeological potential with the 
remains of a Roman camp and Roman field system in adjacent fields to the south west.  
A previous archaeological evaluation has identified archaeological assets and therefore a 
condition should be imposed to secure the implementation of a programme of 
archaeological works.

Natural England - The proposal is unlikely to impact on the interest features for which 
the adjacent Upper Solway Flats and Marshes SSSI and Upper Solway SPA are 
designated. However as stated in the submitted Ecology Report we advise a bat and 
great crested newt survey are conditioned as part of any subsequent planning 
permission.

The application has been advertised on site and neighbouring properties have been 
notified.

There have been 15 letters of objection which relate to the following issues:

 Poor drainage
 Pools of water after heavy rain
 Pools of water in gardens and garages
 Existing drainage system does not work
 The objectors rear garden would be developed
 Increase in traffic
 Existing road is too narrow and would be a struggle for emergency services
 Flooding on the site and adjacent sites
 Advised that the area would not be developed when they bought their property 

because of flooding and archaeology
 Question the need for retirement properties
 The existing sites are not maintained particularly the roads and drains
 Poor design of the existing road layouts
 No mention has been made with regards to the power supply



 Problems with the postal addresses
 Privacy issues
 Effects on living conditions 

Main Issues:

The previous applications adjacent to the site and in part covering this site utilised the 
existing private access road via the Solway Holiday Village tourist complex.  These 
applications were approved including a planning condition to ensure no vehicular access 
to the site via the existing Barracks Bridge access which has problems with visibility.  

The principle of residential mobile homes under planning application 2/2006/1013 has 
been established and approved under the former consent (2/2000/0649).  Therefore, 
given the former mobile home consent (2/2006/1013) there are no objections to the 
principle of the use of this site for residential mobile homes.  Part of the site is covered by 
the earlier approval which was not fully implemented.

Officers consider that the layout for 42 homes is acceptable with no adverse impact on 
the visual amenity of the site.  The application for park homes would fall under the 
Caravan Sites and Control of Development Act 1960 Section 5.  The layout generally 
conforms with the standards of the Model Standards for caravan sites, therefore officers 
consider that 42 units could be placed within the site whilst complying with the 
regulations which is a reduction in one unit from the original submission.

A small dilapidated building on the eastern boundary of the site would be removed as 
part of the overall development of the site.  The site boundary to the north of this building 
has been amended to remove an existing unit’s garden area.

Physically the site is sited between two sections of residential caravan units. It is 
therefore considered the proposal not intrude into the landscape of the surrounding area.
Therefore similar to the more recent consents for the neighbouring park homes 
development the proposal is considered a sustainable location for such development 
which would benefit from the multitude of services within the town 

Highways

Residents should normally expect similar standards of development to the existing 
Meadow View Park.  Therefore, whilst the road cannot be built to adoptable standards, it 
should be of a standard to the satisfaction of the Local Planning Authority (as conditioned 
on the former consent).  Indeed the specification of the road approved under the 
conditions of the earlier consent was of a higher standard than that on other mobile home 
residential caravan sites and therefore a similar standard would be required given it 
would be a continuation of the existing site.

Officers consider that given the substandard nature of the access onto the public 
highway from the adjoining Lido Village at Barracks Bridge a condition should be 
imposed to allow access to the development through Meadow View Park and out through 
the main entrance to the holiday park onto Skinburness Drive.  A similar condition was 
imposed on the previous approval.



Flood Risk

The site is located within flood zone 2 and the applicant has provided a flood risk 
assessment to support the application.  Park homes are considered to be a highly 
vulnerable development and therefore the applicant has examined land within their 
control surrounding the Solway Holiday Village as a whole.  No land is identified in a 
lower flood risk that could be developed for the use as park homes and mitigations to 
ensure the floor level of the property is at a suitable height above the ground level can 
ensure the risk of flooding to the property.

The caravans would be raised above the ground level and can be conditioned to ensure 
that the risk of flooding would be reduced

The Environment Agency has examined the proposal and has not raised any objections 
in relation to flood risk subject to the implementation of the measures within the flood risk 
assessment being undertaken.  Given the response from the EA and the conclusions of 
the submitted flood risk assessment it is considered that appropriate consideration has 
been undertaken in relation to the flood risk and a condition relating to the drainage from 
the site would ensure the risk of flood risk is not increased by the development.

Drainage

It is proposed that the foul drainage from the site would connect into the main foul sewer 
with a new pumping station installed to the eastern boundary of the site; no 
representations have been received from United Utilities on this issue.  Officers consider 
a condition is appropriate to ensure a satisfactory means of foul drainage is achieved 
from the development without compromising the existing foul drainage arrangement.

The surface water from the site would be drained to a soakaway; given there are known 
issues with standing water within this site and the objectors concerns relating to the 
existing system officers consider that a suitably worded condition can ensure a 
satisfactory means of drainage from the site.

The objectors have referred to issues of both foul and surface water drainage issues on 
the existing Lido Village and Meadow View Park sites.  The owner of the site would be 
responsible for any maintenance or upkeep of the existing systems and the issues 
cannot be rectified under this application.  The condition recommended for this 
application would ensure a satisfactory arrangement is provided on this site which would 
not increase the existing rates.   

The objectors have also commented that there is surface water within drives and 
garages, officers would comment that the actual layout is determined by the site licencing 
and garages are not indicated on this layout and these areas do not include habitable 
accommodation. 

Officers are satisfied as are the local lead flood authority that a satisfactory scheme of 
drainage can be achieved on this site by the inclusion of an appropriately worded 
condition.



Ecological

An ecological assessment has been undertaken which has not identified any protected 
species however the report recommends further surveys in relation to bats and great 
crested newts.  The report highlights that the possibility of bats using the site is low; 
however, best practice recommends that as the site is considered to offer ‘low’ roost 
suitability - a minimum of one activity surveys should be conducted to ascertain presence 
/ likely absence of bat roosts.  

There are also ponds within close proximity to the site but not within the site boundary 
itself; the submitted ecological report recommends that a great crested newt presence / 
likely absence survey is conducted to establish if Great Crested newts would be affected 
by the development.  Any survey should provide Impact Assessment and Mitigation 
Strategy (if required).

Natural England has indicated that a condition should be included as part of any approval 
to secure the further surveys outlined above.

Archaeology

The site is located within an area of archaeological potential and a survey has been 
undertaken previously on this site which has highlighted the presence of archaeological 
remains.  The county archaeologist has indicated that a programme of recording needs 
to be undertaken when the groundworks are being undertaken to ensure appropriate 
records are kept if any archaeological remains are disturbed by the proposed 
development.  

Other Issues

Objectors have raised inadequacies with the existing sites. Officers are to investigate any 
potential breaches relating to the earlier consents.  Officers are of the opinion that on its 
individual planning merits a satisfactory scheme for the proposal can be achieved without 
exacerbating problems on adjacent areas. 

The layout of the caravans is determined by the site licence and in general there would 
be a level of privacy similar to the existing development.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the following local 
finance considerations is relevant to the consideration of the application.  There will be 
benefits arising from the scheme through Council Tax revenue although this has been 
accorded little weight in judging the overall planning merits of the current scheme.

Conclusion

The proposed development is considered to be an appropriate extension to the existing 
park home development on Meadow View Park and approval is recommended. 



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:
HAG39-1-001A Location Plan 24-11-17 - Amended Plan received 24 
November 2017
HAG39-1-001 Location Plan 24-11-17Amended Plan received 24 November 
2017
16053-02G Proposed Layout 24-11-17- Amended Plan received 24 November 
2017
84 17 0740 Rev A - Elevations
84 17 0740 Rev A - Floor Plan
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 commenced until full 
details of the carriageway, footways and footpaths have been submitted to 
and approved by the Local Planning Authority in consultation with the 
Highways Authority. These details shall be in accordance with the standards 
laid down in the current Cumbria Design Guide. Any works so approved 
shall be constructed before any part of the development is occupied and 
shall not be removed or altered without prior consent of the Local Planning 
Authority.
Reason: To ensure a minimum standard of construction within the approved 
development in the interests of highway safety.

4. Prior to the occupation of any caravan hereby approved details of a 
management programme for the maintenance of the road shall be submitted 
to and approved by the Local Planning Authority. The road upon 
implementation shall thereafter be maintained in accordance with the 
approved maintenance scheme.
Reason: To ensure the long term maintenance and management of the approved 
highway details.

5. There shall be no vehicular access to or egress from the site other than via 
the approved access, unless otherwise agreed by the Local Planning 
Authority.
Reason: In the interests of highway safety and environmental management.

6. Each individual caravan shall not be occupied 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 that proper access and parking provision is made and 
retained for use in relation to the development.

7. Finished floor levels are set no lower than 7.50m above Ordnance Datum 
(AOD).
Reason:  To reduce the risk of flooding to the proposed development and 
future occupants.

8. Details of the siting, height and type of all means of enclosure/screen 
walls/fences/other means of enclosure shall be submitted to and approved 
by the Local Planning Authority prior to the occupation of any dwelling(s). 
Any such walls/fences etc shall be constructed prior to the approved 
building being brought into use/occupied. All means of enclosure so 
constructed shall be retained and no part thereof shall be removed without 
the prior consent of the Local Planning Authority.
Reason: To ensure a satisfactory standard of development which is compatible 
with the character of the surrounding area and safeguard the amenity of 
neighbouring properties.

9. No development shall commence within the site until the applicant has 
secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved in writing by the Local Planning 
Authority. The written scheme of investigation will include the following 
components.
(a) An archaeological evaluation;
(b) A programme of archaeological analysis, preparation of a site archive 
ready for deposition at a store approved by the Local Planning Authority, 
completion of an archive report, and submission of the results for 
publication in a suitable journal.
Reason: To afford reasonable opportunity (prior to the excavation/disturbance of 
the site and any loss/damage to any potential important remains) for an 
examination to be made to determine the existence of any remains of 
archaeological interest within the site and for the examination and recording of 
such remains.

10.No development shall commence until full details including calculations of 
the surface water system demonstrating that no flooding will occur on any 
part of the site for a 1 in 30 year event unless designed to do so, flooding 
will not occur to any building in a 1 in 100 year event plus 30 % to account 
for climate change, and where reasonably possible flows resulting from 
rainfall in excess of a 1 in 100 year 6 hour rainfall event are managed in 
conveyance routes (plans of flow routes) have been agreed in writing with 
the local planning authority. The proposed scheme should meet the 
requirements of Sustainable drainage systems: non-statutory technical 
standards (March 2015).
Reason: To ensure a satisfactory means of surface water drainage and minimise 
the risk of flooding from the development in comparison to an assessment of its 



existing undeveloped state, in compliance with the National Planning Policy 
Framework, Policies S29 and S2 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

11.Prior to the occupation of the dwelling(s) hereby approved details of the 
management and maintenance programme for the drainage works hereby 
approved  shall be submitted to and approved in writing by the Local 
Planning Authority. 
(i) The approved surface water drainage scheme shall be fully 
implemented prior to the occupation of any dwellinghouse, and maintained 
in accordance with the approved management and maintenance programme 
at all times thereafter. Prior to the occupation of the dwelling(s) hereby 
approved details of the management and maintenance programme for the 
drainage works hereby approved  shall be submitted to and approved in 
writing by the Local Planning Authority. 
(i) The approved surface water drainage scheme shall be fully 
implemented prior to the occupation of any dwellinghouse, and maintained 
in accordance with the approved management and maintenance programme 
at all times thereafter. 
Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution. This condition is imposed in light of 
policies within the NPPF and NPPG.

12.The development permitted by this planning permission shall only be 
carried out in accordance with the approved Flood Risk Assessment (FRA) 
Flood Risk Assessment (FRA) dated April 2017 compiled by A L Daines & 
Partnership LLP including its mitigation measures prior to the occupation of 
the development hereby approved detailed within the FRA.
1.  Identification and provision of safe route(s) into and out of the site to an 
appropriate safe haven.
2.  Finished floor levels are set no lower than 7.5 metres above Ordnance 
Datum (AOD).
Reason: To ensure safe access and egress from and to the site and to reduce the 
impact of flooding on the proposed development and future occupants in 
compliance with the National Planning Policy Framework and Policy S29 of the 
Allerdale Local Plan, Part 1, July 2014.

13.Prior to the commencement of works a presence/absences survey for great 
crested newts shall be underkaken between April - June by a qualified 
consultant shall be submitted to and approved by the Local Planning 
Authority. Any approved mitigation measures shall be fully implemented in 
accordance with the approved detailed scheme..
Reason: To minimise the development impact from construction works on any 
protected species, in compliance with the National Planning Policy Framework, 
Policy S35 of the Allerdale Local Plan (Part 1), Adopted July 2014

14.Prior to and within two years of the commencement of demolition works on 
site, details of a bat emergence survey, a dawn survey or automated bat 
survey and further internal and external inspection by a qualified consultant 
shall be submitted to and approved by the Local Planning Authority. Any 



approved mitigation measures shall be fully implemented in accordance 
with the approved detailed scheme.
Reason:  To safeguard any potential bat species during construction works at the 
application site, in compliance with the National Planning Policy Framework, 
Policy S35 of the Allerdale Local Plan (Part 1), Adopted July 2014.

15.Only foul drainage shall be discharged to the public sewer. No development 
shall commence until a scheme for the disposal of foul drainage from the 
site has been submitted to and approved by the Local Planning Authority in 
writing. The scheme shall be fully implemented as approved prior to the first 
occupation of the housing hereby approved and shall be maintained 
operational thereafter.
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

Proactive Statement

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


