
Allerdale Borough Council 
Planning Application 2/2017/0549

Proposed 
Development:

Demolition of existing building and erection of one new dwelling

Location: Mardale
William Street
Wigton

Applicant: Mr D Stanton

Recommendation: APPROVE

Summary/Key Issues

Issue Conclusion

Principle of 
development

The replacement dwelling is located on a similar footprint to 
existing achieving a satisfactory relationship with the built format of 
Wigton.

Design and 
appearance

The scale and appearance of the dwelling is considered 
acceptable.

Amenity issues The proposal will not significantly impact on the amenity of existing 
properties.

Parking and 
highway issues

The applicant has provided a plan that shows onsite parking can 
be achieved.

Flood Risk The application site lies within Flood Zone 2 and 3. The proposal 
seeks a replacement dwelling with the applicant fully aware of the 
flood risk and has included mitigation measures into the redesign 
of the dwelling.

Proposal

The applicant seeks consent to demolish an existing bungalow on the site and detached 
garage and erect a replacement two storey dwelling.

The dwelling will consist of living room, entrance hall, kitchen, utility room and toilet at 
ground floor with 3 bedrooms (one with dressing room and en-suite) and bathroom at first 
floor level. A single storey garage will be attached to the property.        

Site

The proposal site lies within the settlement of Wigton and forms part of the Conservation 
Area. The site is bonded by residential properties on all sides, modern bungalows to the 
south, 2 storey red brick dwelling to the west, a terrace of 3 properties set back from the 
road directly opposite and terrace properties to the north.   



The site itself houses a bungalow to the north of the site fronting the road with a large 
curtilage area with extensive garden to the rear and side (south). The garden houses a 
number of outbuildings and detached single storey garage close to the south boundary of 
the site. The garage is accessed by a vehicular access to the southeast corner of the 
site. There are a number of trees within the garden area, which has a small beck which 
runs along the southern boundary of the site. 

The site lies within Flood Zone 3. 

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
Delivering a wide choice of high quality homes
Requiring good design

Allerdale Local Plan (Part 1)
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 S27 – Heritage Issues
Policy S29 - Flood Risk and Surface Water Drainage
Policy S30 – Reuse of land
Policy S32 - Safeguarding amenity
Policy S35 – Protecting and Enhancing Biodiversity and Geodiversity
Policy DM14 - Standards of Good Design
Policy DM17 – Trees, Hedgerows and Woodland

Relevant Planning History

2/2013/0828 Replacement dwelling and erection of 2 additional dwellings – Withdrawn.

CAT/2014/0018 Section 211 Tree Works Application for the removal of 14 trees on site – 
Approved.

2/2014/0871 Demolition of existing dwelling and erection of single dwelling – Approved. 

Representations

Call In – Cllr Pitcher. Objector is concerned with a two storey house which could 
potentially overlook existing house.

Wigton Town Council – Not object



Environmental Health – The proposed site is in an area close to landfills. I have 
reviewed the Planning Branch Limited desk top study and accept the conclusions that a 
phase 2 investigation is not required. 

Cumbria Highways – No objections the access and parking are in line with the 
previously approved scheme.

LLFA –  The LLFA surface water map show flooding to the area and indicate up to 1 per 
cent (1 in 100) chance of occurring each year and the Environment Agency (EA) surface 
water maps indicate that the site is in flood zone 3. The applicant should consult with the 
Environment Agency regarding a flood risk assessment.

United Utilities – No objections subject to conditions.

The application has been advertised on site and in the local paper. Adjoining owners 
have been notified. 2 people have objected to the application on the following grounds:

 Overbearing nature of a two storey dwelling and the effects that this would have 
on nearby properties in terms of overlooking, loss of light and privacy.

 The large first floor windows will look directly in all of the front windows and front 
garden.

 The majority of the windows of the existing dwelling opposite are on the front 
which provides the natural light with the staircase been located to the rear of the 
property.

 Traffic and parking on William Street is already congested.

Main Issues:

Principle of development

Policy S3 supports new housing within the settlement of Wigton which is a Key Service 
Centre. This application would see no net gain in dwellings at the site with the existing 
bungalow to be demolished and replaced with a two storey dwelling. The proposed 
replacement dwelling will be sited on a similar footprint to existing and achieves a 
satisfactory relationship within the existing streetscene and settlement limits of Wigton.

The principle of a replacement dwelling has been considered and accepted as part of 
application 2/2014/0871, therefore the principle is considered acceptable and in line with 
Policy S3 of the Allerdale Local Plan.

Design and Appearance

The site has the benefit of a consented planning approval for the erection of a 
replacement 3 bed bungalow with accommodation in the roof space. The overall layout of 
the site has not altered much from this consent with the dwelling being sited on a similar 
location, fractionally back within the site with the access and parking arrangements 
matching those approved, served by a garage attached to the dwelling and parking and 
turning to the front of the property within the domestic cutilage. The remainder of the site 
would be domestic curtilage.



The applicant has confirmed the detached garage to the west of the site will be 
demolished as part of the current application to make way for the alternative parking 
arrangements proposed.

The main elements of this application relate to the scale and design of the proposed 
dwelling being 2 storey in scale and of modern design with large openings.  

The Conservation and Planning Officers considered the massing/footprint of the dwelling 
to be acceptable, being broken up vertically to reflect the approximate proportions of the 
traditional terraced houses adjacent and opposite. Concern was raised with the amount 
of visible roof on the front elevation as it was considered this may look incongruous and 
so would not help to reinforce and respect the existing development pattern and the large 
amounts of proposed composite panelling on the garage door, front door and wall above 
the front door, would not integrate well with existing development. 

The applicant has tried to address these issues by marginally changing the roof pitch to 
30 degrees and raising the eaves height on the front elevation. In turning to the materials 
to be used the dwelling will be finished in off white render under a natural grey slate roof. 
The windows and doors including garage door are to be composite with the panelling on 
the central element and between the windows at ground and first floor natural timber 
panels and inserts.

The design of existing dwellings within the area is mixed both in terms of design and 
materials. The dwellings to the west and south of the site are red brick modern dwellings, 
render two storey terraced properties opposite the site to the east set back from the 
highway, with terrace properties (some more traditional in design) along William Street on 
the approach to the application site located close to the footway constructed in a mix of 
red brick, sandstone and various finishes of render, with upvc installed in the area.  

Officers accept that more modern design is reflected within the area and the use of the 
materials proposed match those used in the surrounding streets. The roof pitch at 30 
degrees is comparable to the majority of housing nearby. Officers consider the design of 
the dwelling and materials proposed will not have a detrimental impact on this part of the 
Conservation Area.

Amenity Issues

Concerns have been raised by the public that a two storey dwelling on the site will impact 
the sunlight currently enjoyed by the properties opposite the site with the proposed 
dwelling being overbearing and will result in loss of privacy from the proposed first floor 
windows.

The applicant has submitted sectional drawings that demonstrate the overall scale of the 
proposed dwelling is in line with existing dwellings on the street, with the dwellings 
directly opposite and to the north of the site both been two storey in scale on both sides 
of the road.

In looking at the separation distances between the proposed dwelling and the terrace of 
three properties opposite the site a window to window separation distance of 29m has 
been achieved. Officers consider this is sufficient distance to protect the amenity of these 



properties from direct loss of privacy into the windows and will not significantly impact on 
the natural sunlight they currently enjoy. With regards to the loss of privacy to the garden 
area to the front these are either served by open driveways or low boundary treatments 
therefore they are open to overlooking as existing. 

No windows have been included on the garage side elevation with a separation distance 
of 33m, window to window from the dwellings to the rear. It is not considered these 
properties will be impacted. 

The application form sates the existing boundary treatments are to be retained with 
partial removal of the hedgerow to the front to create on-site parking. These are 
considered to be acceptable. 

Officers consider the siting of the dwelling has achieved appropriate separation distances 
from the existing dwelling to the rear and front, with the design of the dwelling not 
significantly impacting on the privacy and sunlight these properties currently enjoy. The 
proposal is considered to be in line with Policy S4 and S32 of the Allerdale Local Plan.

Parking and Highway Issues

The existing bungalow does have an existing vehicular access to the southeast of the 
site that serves an existing single garage. The applicant is proposing to remove a small 
section of hedgerow fronting William Street to create a vehicular access to the proposed 
garage and parking/turning area to the front of the dwelling.

Cumbria Highways Officers have assessed the proposal and raise no objections. Officers 
consider the provision of on-site parking is acceptable. To assist with reducing traffic 
congestion along the road highlighted by objections received a condition will be attached 
seeking the existing access that serves the garage to be permanently closed.

Flood Risk/Drainage

The majority of the application site lies within Flood Zone 3 as defined on the 
Environment Agency Flood Maps, which is defined as having a high probability of 
flooding in the National Planning Practice Guidance. Residential development in Flood 
Zone 3 is classified as more vulnerable development. A watercourse runs to the south of 
the site.

A Flood Risk Assessment has been submitted with the application. The FRA advises that 
due to the proposal now only been for a replacement dwelling there will be no significant 
increase in hard surface areas compared to that which are existing. The proposed 
development will utilise the flood resilient techniques recommended in the NPPF 
Technical Guidance which include wall sockets raised as high as is feasible and the 
ground floor constructed in concrete.

Officers consider the applicant has assessed the potential risks from flooding adequately 
and the proposed flood resilience techniques that are to be designed into the 
construction of the replacement dwelling will enhance the current flood measures in 
place. The drainage scheme is unaltered from the existing dwelling. The proposal for a 
replacement dwelling is considered acceptable in terms of flooding and drainage, in 



compliance with Chapter 10 of the NPPF and Policy S29 of the Allerdale Local Plan.

Other Issues:

Ecology/Trees

The applicant has gained consent under tree application CAT/2014/0018 for the removal 
of 14 trees. These works have been carried out. A number of trees still remain on the 
site, with an existing hedgerow to the front and side boundaries. The layout of the site 
mostly retains the existing hedgerow and the majority of the trees with the exception of a 
single tree along the frontage.

The applicant needs to remove a small section of hedgerow that measures approximately 
12m in length and a single tree too accommodate the vehicular access for the proposed 
parking arrangements. Although this tree offers amenity value to the streetscene, Officers 
consider the partial loss of the hedgerow and the tree is acceptable with the off street 
parking easing traffic along this part of the road. Additional landscaping can be provided 
to compensate for this loss which can be controlled via condition.

The applicant has submitted a Scoping Survey for European Protected Species. The 
report acknowledges that bats may be roosting behind the hanging tiles and 
recommendation on a working methodology and timing of works are proposed. Subject to 
the development been carried out in accordance with the proposed mitigation measures 
officers consider the proposal will not have  detrimental impact  on protected species in 
compliance with Policy S35 of the Allerdale Local Plan (Part 1), Adopted July 2014.

Contamination

The proposed site is in an area close to landfills. Environmental Health Officers have 
reviewed the Planning Branch Limited desk top study and accept the conclusions that a 
phase 2 investigation is not required.

Local Financial Considerations

Having regard to S70 (2) of the Town and County Planning Act 1990 (as amended) the 
proposal could attract New Homes Bonus. 

Conclusion

Officers consider the siting of a two storey dwelling on a similar footprint to the existing 
bungalow is considered acceptable. The design and materials used on the proposed 
dwelling reflect those in the area with a satisfactory separation distance between retained 
from existing residential dwelling. The proposal complies with local and national policies



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:
2017-104-10C - Site Layout and Streetscene (amendment received 19 January 
2018)
2017-104-11B revision B - Elevations and Floor Plans (amendment received 13 
December 2017)
17-104-12A Location Plan (amendment received 19 January 2018)
Application Form - Section 10 Boundary Treatments
Scoping Survey  Flood Risk Assessment
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 development shall not be brought into use until visibility splays providing  
clear visibility delineated by straight lines extending from the extremities of 
the site frontage with the highway to points 2.4 metres along the centre line of 
the access drive measured from the edge of the adjacent highway has been 
provided. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 2015 (or any Order revoking and re-
enacting that Order) relating to permitted development, no structure, or object 
of any kind shall be erected or placed and no trees, bushes or other plants 
which exceed 1m in height shall be planted or be permitted to grow 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: To ensure an acceptable standard of highway access during the 
construction and operational use of the site, in compliance with the National 
Planning Policy Framework and Policy S2 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.

4. Access gates, if provided, shall be hung to open inwards only away from the 
highway.
Reason: In the interests of highway safety.

5. The dwelling hereby approved shall not be occupied until the vehicular 
access, parking and turning requirements have been constructed in 
accordance with the approved plan and have been brought into use. The 
vehicular access, parking and turning provisions shall be retained and 
capable of use at all times thereafter and shall not be removed or altered 
without the prior consent of the Local Planning Authority.
Reason: To ensure a minimum standard of access, parking and turning provision 
when the development is brought into use.



6. Before the dwelling is occupied the existing access to the highway serving the 
garage shall be permanently closed and the boundary shall be reinstated in 
accordance with details which have been submitted to and approved by the 
Local Planning Authroity.
Reason: To minimise highway danger for construction or operational traffic and for 
the avoidance of doubt.

7. 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.

8. No part of the development hereby permitted shall be built above plinth level 
until there has been submitted to and approved by the Local Planning 
Authority a scheme of hard and soft landscaping which shall include 
indications of all existing trees and shrubs on the site, and details of any to be 
retained, together with measures for the protection in the course of 
development. All planting, seeding or turfing 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.

9.   The works shall be implemented solely in accordance with the 
recommendations and mitigation measures outlined in Section 5 of the 
Scoping Survey.

       Reason:  To safeguard the habitat of bats in compliance with the National Planning 
Policy Framework and Policy S35 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

10. The development permitted by this planning permission shall only be carried 
out in accordance with the approved Flood Risk Assessment (FRA) received 
dated November 2017 including its mitigation measures which shall be 
installed prior to the occupation of the dwelling. 

       Reason: To reduce the risk of flooding to the proposed development and future 
occupants in compliance with the National Planning Policy Framework and Policy 
S29 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:

The development site is with 20m of an ordinary water course River Flosh Beck (sealed 
Main River). No development shall commence until Land Drainage / Ordinary 
Watercourse consent has been granted for the proposed changes to the watercourse 
flowing through the site. Contact LFRM Consent LFRM.consent@cumbria.gov.uk for 
information and guidance.



Location plan



Site location plan showing larger view


