
Allerdale Borough Council 
Planning Application 2/2018/0214

Proposed 
Development:

Outline consent for erection of dwellinghouses

Location: Land at
Abbey Road
Abbeytown
WIgton

Applicant: APUK15002 Limited

Recommendation: That the decision to grant permission subject to conditions be 
delegated to the Head of Place Development upon the 
expiration of the statutory publicity period and the completion 
and signing of a s106 agreement that delivers the equivalent 
of 25% of the homes as Affordable (within the definition of the 
National Planning Policy Framework 2018), such delivery 
being in the form of a minimum of one on-site discounted 
affordable ownership home (max of 70% of OMV) and the 
remaining requirement comprising of a financial contribution 
towards off site affordable housing within the Borough.

Summary/Key Issues

Issue Conclusion

Principle of 
development 

Abbeytown acts as a Local Service Centre in the settlement 
hierarchy under Policy S3 of the Allerdale Local Plan. The site 
occupies a central, sustainable location within the village.. 

Relationship to its 
surroundings 

This area of open land is surrounded on all four of its boundaries 
by existing residential development; therefore it is considered to be 
a sustainable site, well related to the built environment of the 
settlement

Highway 
considerations 

The site is served by a single vehicular access onto Abbey Road 
(B5307). The highway authority raises no objections to the 
proposed details subject to highway conditions.

Affordable housing The applicant is agreeable to secure 25% of the sites housing 
under a s106 legal agreement.

Landscape The Council have protected the two mature oak trees sited on the 
western boundary of the site. The site, by virtue of its enclosed 
location  in the village, would not have an adverse impact on the 
surrounding landscape 

Tilted Balance Substantial weight is afforded to the benefits of delivering this mix 
of housing types which make a meaningful contribution to the 
Council’s need and growth strategy identified in the 2014 Local 



Plan. These benefits outweigh the limited adverse impacts arising 
from the development. 

Proposal

The application seeks outline consent for residential development with all matters 
reserved. Access is via the sites existing field access off the B5307 highway. No 
quantum of homes has been specified. 

Site

The application site is a level paddock area of overgrown grassland located within the 
centre of the village. The eastern perimeter is bordered by bungalows (The Glebe) with 
an intervening garage court on the boundary. 
The northern (excluding the access) and southern borders are bounded by residential 
development. The western edge abuts a local footpath with another small rear curtilage 
paddock on the opposite side of the footway.
Two large mature oak trees are sited on the western boundary which have been 
protected by a Tree Preservation Order 

Relevant Planning History

2/2014/0053-Outline planning consent for residential development -APPROVED

Representations
Parish Council 

No reply to date

Cumbria County Highways Authority

Initially objected to the application on the grounds of it resulting in increased conflicting 
traffic movements and obstructing visibility for the nearby road junction. Following the 
submission of an amended plan, they withdrew these comments recommending no 
objections subject to the highway conditions of the former consent plus an additional 
condition relating to surface water drainage. The highway authority also recommended 
that the existing access to the neighbouring garages is incorporated into the new access 
to avoid conflicting traffic movements.

United Utilities  

No objection subject to drainage conditions 



Cumbria Police

Acknowledge the proposal is for outline consent with no details relating to layout house 
types etc. The planning statement refers to an informal path crossing the site and this 
should be preferably formalised. If approved they request to be consulted on any future 
detailed application.

Environmental Health - No objections subject to conditions re; Construction 
Management Plan and assessment of any contamination.

County Archaeologist

The site has been subject to an earlier archaeological geophysical survey and a small 
excavation. This work identified that buried remains survive of an iron-working site that 
once lay in the outer precinct of the nearby medieval abbey. These archaeological assets 
will be disturbed by the construction of the proposed development. 
The earlier planning consent for a residential development on the site (2/14/0053) had an 
archaeological condition attached (number 15) requiring the implementation of a 
programme of archaeological work. To my knowledge this work has not taken place and 
so I recommend that, in the event planning consent is granted, the site is subject to 
archaeological investigation and recording in advance of development. I advise that this 
work should be commissioned and undertaken at the expense of the developer and can 
be secured through the inclusion of a condition in any planning consent. 

Residents/other representations

The application was advertised on site
Thirteen letters of objection were received on the grounds of;

 Loss of sunlight and privacy to neighbouring properties - too close to existing 
boundaries

 Poor narrow access- bottleneck with limited visibility
 Increased traffic in the village with narrow roads and existing  heavy traffic and 

parking – congestion - recommend traffic survey
 Question the need for additional housing - existing empty properties 
 The village will become overdeveloped
 Lack of details
 The principle of the development is inappropriate and the existing use of the land 

should not change
 Loss of mature trees
 Adverse impact on sewage capacity with the existing infrastructure backing up in 

recent floods
 Disturbance to properties during construction-what controls are to be applied to 

control air quality, dust and vibration?
 Impact on wildlife and nature conservation
 Is there the need for an Environmental Impact Assessment 
 How are historic and archaeological interests to be safeguarded?
 Large scale of the development
 What sustainable solutions are to be provided re drainage, transport , education 



and leisure? 
 Devaluation of properties (Not a material planning consideration)

Duties 

Section 66 of the Planning (Listed Buildings and Conservation Areas ) Act 1990 states “In 
considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority or, as the case may be, the Secretary 
of State shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses.”

Relevant Development Plan Policies

Allerdale Local Plan 1999

Saved settlement limits

Allerdale Local plan (Part 1) 2014

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S3 - Spatial Strategy and Growth
Policy S5 - Development Principles
Policy S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing  
Policy S27 - Heritage Assets
Policy S29 - Flood Risk and Surface Water Drainage
Policy S30 - Reuse of land  
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy DM16 - Sequential Test for Previously Developed Land
Policy DM17 - Trees, hedgerows and woodland

Other material considerations

Draft Allerdale Local Plan (Part 2)

National Planning Policy Framework – July 2018

Allerdale Council Plan – Objectives

 Strengthening our economy - Supporting the development of new homes where 
they are needed.

Allerdale Housing Strategy 2016-2021

The Setting of Heritage Assets (2nd Edition) – Historic England – December 2017

Policy weighting 



Notwithstanding the duty under section 66 of the Listed Building Act, section 38(6) of the 
Planning and Compulsory Purchase Act 2004 requires that, if regard is to be had to the 
development plan for the purpose of any determination to be made under the planning 
Acts, the determination must be made in accordance with the plan unless material 
considerations indicate otherwise. This means that the Allerdale Borough Local Plan 
1999 saved settlement limits and the Local Plan (Part 1) 2014 policies have primacy in 
decision making.

A further material consideration is the appeal decision for land at Little Broughton (PINs 
ref APP/G0908/W/17/3183948) which specifically addressed the weighting afforded to 
development plan policies in the context of paragraphs 215 and 14 of the former NPPF.

In the decision for this appeal the inspector commented that we are now within the 
medium term of the 2014 Local Plan’s delivery period. Within this time it was expected 
that new allocations, within part 2 of the Local Plan and beyond the 1999 settlement 
limits, would come forward for delivery to meet the planned housing delivery trajectories. 
However, no allocations have been made and the emerging Part 2 Local Plan is not 
anticipated to be adopted until 2019.  The significant contributions to housing supply 
anticipated from allocated sites have therefore not yet come to fruition. Other housing 
sites, including on land outside of the 1999 settlement limits, need to come forward to 
meet the 2014 Part 1 Local Plan’s medium terms growth objectives. 

Although the Inspector’s decision predated the publication of the 2018 NPPF, 
comparisons of paragraph 14 of the 2012 version and paragraph 11 of this latest 
publication reveal that it is only rational to still afford significant weight to the decision as 
a material consideration. 

Consequently, for these reasons, the settlement limits from the 1999 Local Plan are out 
of date as are policies S3 and S5 of the 2014 Part 1 Local Plan to the extent where they 
refer to the 1999 settlement limits and the housing numbers for each settlement. As a 
consequence little weight is afforded to the settlement limits and these parts of policies 
S3 and S5. The provisions of paragraph 11 of the NPPF 2018 are therefore engaged.

However, this does not mean to say that other Local Plan Part 1 policies are out of date 
and should not be afforded substantial or even full weight where they are consistent with 
the provisions of the NPPF 2018. In this instance, it is assessed that the settlement 
hierarchy within policy S3 can be afforded substantial weight given its consistency with 
the sustainability principles of the NPPF 2018 as can the criteria a) to f) of policy S5. 
Other polices within the Part 1 Local Plan also maintain their full weight with the 
exceptions detailed in this report.

Paragraph 48 of the NPPF advises that weight can be afforded to emerging plans, that 
weight dependent on the stage of preparation, the extent of unresolved objections and 
consistency with the provisions of the Framework. In this instance Part 2 of the Local 
Plan is at an early stage of preparation and is afforded very little weight in the 
assessment. 



Assessment:

Principle

The Council is committed to taking a positive approach in the determination of planning 
applications and will always seek to approve proposals unless material adverse effects 
would significantly and demonstrably outweigh the benefits (Policy S1). This is 
consistent with the overall aim of the u p d a t e d  NPPF and its core planning 
principles to achieve sustainable development through strengthening the economy 
whilst supporting the needs of the community and protecting and enhancing the 
natural, built and historic environment. 

Para 78 of the updated NPPF, in specific reference to rural housing, advises:- 

“To promote sustainable development in rural areas, housing should be located where it will 
enhance or maintain the vitality of rural communities. Planning policies should identify 
opportunities for villages to grow and thrive, especially where this will support local services. 
Where there are groups of smaller settlements, development in one village may support 
services in a village nearby. “

This proposal is located within the former adopted saved settlement limits for 
Abbeytown, which was a fundamental planning consideration in the approval of the 
earlier outline permission. Although these are accepted as being out–of–date officers, on 
balance, consider the development represents a sustainable windfall site within the 
original former limits of the earlier plan (demonstrating its relationship to the settlement) 
and therefore is compliant with the objectives of Policies S3 and S5. 

Specifically, policy S5 states that new development will be concentrated within the 
physical limits of Principal, Key and Local Service Centres (PSC, KSC and LSC). 
Abbeytown is a Local Service Centre under the settlement hierarchy of policy S3, serving 
a rural hinterland of smaller villages and hamlets. The functional character of Abbeytown 
as a LSC means that the proposed site is reasonably located in terms of access to 
service and facilities. 

Therefore the principle of the development is considered acceptable contributing to the 
Council’s housing supply at a sustainable location. Its physical relationship to its 
surroundings being enclosed by existing residential development reinforces the sites 
sustainability credentials, as being well related to the settlement. 

The delivery of a meaningful supply of housing is afforded substantial weight to be 
applied in the tilted balance. 

Quantum and density 

Officers were concerned at the original description of a density of up to 20 residential 
dwellings, as there would be the need to qualify that this scale and density of housing 



could be achieved at the site. In response the applicant has omitted the reference of the 
number of units. 
The site is constrained by its backland character, access, the relationship with adjoining 
dwellings (with consequent issues of residential amenity) and the presence of protected 
mature trees. In this context it is considered necessary to set an upper quantum of 
development at this outline stage rather than rely on approval of reserved matters. 
Taking the constraints of the site into account it is considered that no more than 15 
dwellings could be accommodated as an absolute maximum. A condition is therefore 
recommended. In the absence of such a condition a quantum of development in excess 
of 15 units would result in adverse impacts that demonstrably and substantially outweigh 
the benefits. 

The scale of the development and its respective constraints do not trigger the thresholds 
for assessment under the Environmental Impact Assessment regulations.

Highway considerations 

The only existing means of vehicular access to the site is via the site’s existing field 
entrance onto the B5307 (Abbey Road). The site is in proximity to this B-road’s junction 
with the “Barrocks“ highway.
The applicant, in response to the highway authority’s original objection and officers 
seeking evidence of the proposed visibility splays, submitted an amended indicative plan.
The highway authority considers the revised details are satisfactory. 

Although the scale of the development is proportionally large for the village it does not 
exceed the criteria necessitating additional supporting transport evidence with the 
application, and the site is located well within the villages designated speed limits. The 
highway merits of the scheme are therefore considered acceptable. 

Affordable housing 

The former approved scheme included a s106 requiring the delivery of 20% of affordable 
housing as part of the overall scheme. 
The current scheme requires reconsideration under the parameters of both Policy S8 of 
the Local Plan and the updated NPPF.

The very recent updated NPPF 2018 represents an up-to –date and more specific 
planning policy position on the government’s objectives in the delivery of affordable 
housing. Although the Allerdale local Plan (Part 1)2014 policies were compliant with the 
former NPPF document 2012, it is considered that chronologically greater weight should 
now be applied to the new NPPF document as the most recent statutory policy 
document. However Policy S8 (which increases the proportion of affordable housing to 
25%) is still afforded moderate weight.

Para 64 of the updated NPPF introduces a new criteria that at least 10% of new housing 
on major developments should be available for affordable home ownership. However 
Policy S8 of the Local plan seeks the provision of 25% local affordable housing on major 
developments, with a ratio of 75% social rented and 25% intermediate affordable units.
Officer consider that, to be consistent with the NPPF,  40% of the affordable housing 
(10% of the overall quantum) should be low cost home ownership  with the remaining 



60% (15% of the overall quantum) be offered as per the tenure split of Policy S8. The 
applicant is agreeable to the s106 and therefore it is recommended that this be 
incorporated as an integral part of any decision to reflect the latest planning policy 
revisions. However, with an overall quantum of 15 units, this would only leave 2 dwellings 
as social rented or intermediate units under policy S8. This is too low a quantum to be 
taken on by a Registered Provider and so it is reasonable and appropriate to require an 
off-site contribution instead. As such this would leave the following mix if the maximum 
number of dwellings was delivered

 14 open market value dwellings
 1 discounted affordable ownership dwellings (70% of OMV) 
 Offsite contribution calculated on the basis of 2.25 dwellings.

The 70% of OMV limit is derived from the Council’s Housing Strategy and what has been 
determined to be affordable in Abbeytown. Given that a reserved matters application 
could provide for fewer dwellings, it is recommended that the s106 secures at least 1 
discounted affordable ownership dwelling with the remaining affordable requirement 
made up from the off-site contribution. 

Landscape 

The site’s enclosed location within the built fabric of the settlement pattern does not have 
any adverse impact on the countryside including the Solway Coast’s AONB which is 
located 150m north of the site. Receptors are very much limited to the dwellings 
enveloping the site with glimpses between these houses and along the access route. The 
sense of enclosure and lack of views into the site are a particular result of the long 
terrace of two storey houses on Friars Garth and, to a lesser extent, the terrace on Abbey 
Road. There is a footway abutting the western boundary. This is a sensitive visual 
receptor with relatively high levels of footfall given its surfacing and the fact that it links 
two areas of the village. However, with the quantum limited to 15 dwellings, it is 
considered that the development can respond to this sensitivity and that of the trees and 
accord with the principles of sustainability detailed in development plan policy and the 
NPPF.
To recall, the two large mature trees on the boundary have been protected and a 
condition applied to safeguard it during construction

Heritage issues

The site is located approx. 100m distance west from the Grade 1 listed building and 
scheduled monument of Holme Cultram Abbey/St. Mary’s Church. The listing describes 
the asset thus:-

“Cistercian Abbey now Parish Church. Founded 1150 with early C16 addition and 
alterations dated 1730; 1884-5 vestry and 1913 restoration; 1973 ambulatory. Large 
blocks of red sandstone (brought across the Solway from Scotland). Graduated 
greenslate roof, Welsh slate on porch and vestry. West porch and ambulatory extension; 
6-bay nave/chancel, formerly the nave of the Abbey Church (originally of 9 bays) with 
aisles removed; west twin bellcote and north vestry/organ chamber. 2-storey porch has 
round arch with Latin inscription to Robert Chambers, Abbot 1507 and his coat of arms. 



Upper floor rebuilt to form vestry, dated 1730 with Latin inscription. 2-light lancet windows 
flank inscription. Flanking statue recesses of 1507 appearance; the right one has door 
giving access to small chamber. Ambulatory to right, linking with adjoining library and 
shop, has lead-paned windows in chamfered surrounds. Side walls of nave of 1730 have 
round-headed casement windows with glazing bars on 2 levels. West wall projects at 
either side and has been stepped to give the appearance of buttresses. Perpendicular 
east window c1604, moved to its present location in 1730, flanked by former nave aisle 
columns. Interior of porch and ambulatory have grave slabs to various abbots and 
members of the Chambers family of Raby Cote. Heavily moulded west portal with 4 
orders of shaft columns and enriched waterleaf capitals. Interior: arcades have piers of 
clustered columns, with waterleaf capitals, and pointed arches now blocked to form north 
and south walls. Pre-Reformation open timber roof moved to a lower level in c1604. 
Restoration dated MCMXIII on corbel. Norman gallery at west end now gives access to 
former vestry. Royal Arms of Queen Victoria. Free-standing bust of Joseph Saul by 
Joshua Anderson. Jacobean carved oak chair and 2 C15 or early C16 oak muniment 
chests. C20 furnishings and fittings. Late C19 and early C20 stained glass. After the 
Dissolution the Abbey was granted to Oxford University.”

The neighbouring church parish rooms and cottage are also listed in their own right under 
a separate listing as a Grade 2 listed building.
Under section 66 of the Listed Buildings Act the Council has a duty to ensure that new 
development preserves the setting of listed building and its features.

The significance of the Church is much derived from the architectural and historical 
features it possesses. The listing outlines these details. However, undoubtedly the setting 
also contributes to the significance. The building is now the parish church and has been 
since the Dissolution. Its functional setting therefore is primarily now the parish of 
Abbeytown, including the site, as well as some surrounding settlements. However, there 
are a limited number of tourist visistg which also contribute to the functioning of the asset. 
This functional setting is much diminished from that when it was originally built as an 
Abbey and falling congregation numbers mean that it has diminished more recently in the 
late twentieth and early twenty-first century.
The physical setting has changed, especially in the twentieth century with the 
development of residential areas such as The Glebe and Friars Garth. This has certainly 
resulted in some harm to that setting and the proposed development must be seen in that 
context. 
The parish rooms and cottage are very much subservient assets that contribute positively 
to the setting of the Church. 

In assessing the degree of any impact on the setting officers have considered the large 
detached scale of the traditional Abbey building which dominates its locality at the corner 
junction. There would be a direct line of sight between the Abbey and the development 
site but any visual contrast will be negated by both the separation distance and the 
modern semi-detached bungalows (The Glebe) which are sited in the intervening gap 
fronting onto the junction. The development site itself also has a relatively narrow 
frontage facing towards the Abbey building.  The development of housing has the 
potential to contribute positively to the functional setting of the Church.

The Church, which was recently restored following a fire, is still in operational use for 
ecclesiastical purposes and is also a historic tourist asset due to its heritage. It is 



considered the development of the site would not encroach on either of these activities 
with the Church and the parish rooms forming a distinctive self-contained landuse on the 
corner of edge of the village, set within its own grounds with little interaction with the 
other neighbouring land uses around it. Similarly the church and its parish rooms would 
continue to retain their tourist value as part of the oldest historic fabric of the region which 
derives from the history and architecture of the existing buildings themselves. The setting 
would retain the immediate open grounds of the foreground to the Church which adds to 
the character and setting of the building and its ancillary church rooms.
Consequently officers consider the proposal will continue to preserve both the physical 
and functional setting characteristics of the listed building with less than substantial harm 
to the significance of the assets. The public benefits of the housing far outweigh this 
impact.   

Ecology

The only records relating to wildlife is its location within a wider goose and swan 
designation which covers the wider locality of the surrounding area. Given the overgrown 
characteristics of the site and its encirclement and proximity to built development it is 
considered to have little potential for foraging by these bird species. 

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal would have 
local financial consideration through the council obtaining New Home bonus and council 
tax revenue for the development. However this is of little weight in the determination of 
the application.

Conclusion

The principle of the development is considered acceptable contributing to the Council’s 
housing supply at a sustainable location. Its physical relationship to its surroundings 
being enclosed by existing residential development reinforces the sites sustainability 
credentials, as being well related to the settlement. The delivery of a meaningful supply 
of housing is afforded substantial weight to be applied in the tilted balance. The adverse 
impacts of the development are very limited and can be mitigated by conditions and do 
not significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the Local Plan and National Planning Policy Framework taken as a whole. 
 

 



Annex 1

Conditions/Reasons
1. Before any works commence, details of the layout, scale and appearance, 

access and landscaping (hereinafter called 'reserved matters') shall be 
submitted to and approved by the Local Planning Authority.

       Reason: The application has been submitted as an outline application, in 
accordance with the provisions of the details of the Town and Country Planning 
(Development Management Procedure) Order 2015. 

2. The development hereby permitted shall be carried out in accordance with the 
following plans:

       5640-001 - Location plan 
       5640-002 Rev B (amendment 26/07/18)
       Amended e-mail dated
       Reason: In order to ensure a satisfactory standard of development.

3. The submission of all reserved matters applications shall be made no later 
than the expiration of 3 years beginning with the date of this permission and 
the development shall begin no later than whichever is the later of the 
following dates: 

      a) The expiration of three years from the date of the grant of this permission, or
      b) The expiration of two years from the final approval of the 'reserved matters' 

or, in the case of approval on different dates, the final approval of the last 
such matter to be approved.

       Reason: In order to comply with Sections 91 and 92 of the Town and Country 
Planning Act 1990.

4.     The development hereby approved is for a maximum of 15 dwellings.
       Reason: This is considered the maximum number of dwellings that can 

acccommodated on site to reflect the prevailng densities in the area, preserve 
residential amenity and the amenity value of the trees protected by the Tree 
Preservation Order and to accord with policies S32 and S33 of the Allerdale Local 
Plan(Part 1) 2014.

5. Provision shall be made in the submission of any 'reserved matters' 
application for  parking spaces for each individual dwellinghouse. In 
compliance with the parking standatrds within the County Councils Cumbria 
Ddesign Guide 

       Reason: To ensure that a minimum standard of off-street parking provision is made 
for the development and in the interests of highway safety, in compliance with the 
National Planning Policy Framework 2018 and Policy S22 of the Allerdale Local 
Plan(Part 1) 2014.

6. The carriageway, footways and footpaths shall be designed, drained and lit to 
a standard suitable for adoption and in this respect further details, including 
longitudinal/cross sections, shall be submitted to the Local Planning Authority 
for approval before any part of the development hereby permitted is 
commenced. No work shall be commenced until a full specification has been 



approved. 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 the development is completed.

       Reason: To ensure a minimum standard of construction in the interests of highway 
safety.

7. The development shall not be commence until visibility splays providing clear 
visibility of 43 measured along the nearside channel line of the B5307 public 
road from a position 2.4metres inset from the carriageway edge, on the centre 
line of the prospective access road, at a height of 1.05metres, have 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 development, 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.

       Reason: To ensure an acceptable standard of highway access, in compliance with 
the National Planning Policy Framework 2018 and Policy S4 and S22 of the 
Allerdale Local Plan(Part 1) 2014.

8.    Prior to the occupation of the development, a surface water drainage scheme   
based on the hierarchy of drainage options in the National Planning Practice 
Guidance with evidence of an assessment of the site conditions (inclusive of 
how the scheme shall be managed after completion) shall be submitted to and 
approved in writing by the Local Planning Authority. The surface water 
drainage scheme must be in accordance with the Non-Statutory technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards and unless otherwise agreed in writing by the 
Local Planning Authority, no surface water shall discharge to the public 
sewerage system either directly or indirectly. The development shall be 
completed, maintained and managed in accordance with the approved details.
Reason: To promote sustainable development, secure proper drainage and to
manage the risk of flooding and pollution.

9. No development approved by this permission shall commence until a desktop 
study has been submitted to and approved by the Local Planning Authority. 
Should the preliminary risk assessment identify any potential contamination 
which may affect human health, controlled waters or the wider environment, 
all necessary site investigation works within the site boundary must be carried 
out to establish the degree and nature of the contamination and its potential to 
pollute the environment or cause harm to human health. The scope of works 
for the site investigations should be agreed with the Local Planning Authority 
prior to their commencement.

       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 2018 and Policy S30 of the Allerdale Local Plan (Part 1) 2014.

10. Should land affected by contamination be identified under the desk top study 
under condition 9 be found which poses unacceptable risks to human health, 
controlled waters or the wider environment, no development shall take place 



until a detailed remediation scheme has been submitted to and approved in 
writing by the Local Planning Authority. The scheme must include an 
appraisal of remediation options, identification of the preferred option(s), the 
proposed remediation objectives and remediation criteria, and a description 
and programme of the works to be undertaken including the verification plan.

       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 2018 and Policy S30 of the Allerdale Local Plan (Part 1).2014

11. Should a contamination remediation scheme be required under condition 10, 
the approved strategy shall be implemented and a verification report 
submitted to and approved in writing by the Local Planning Authority, prior to 
the development (or relevant phase of development) being brought into use.

       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 EN9 of the Allerdale Local Plan (Saved).

12. 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 2018 and Policy S30 of the Allerdale Local Plan (Part 1) 2014.

13. No development shall take place until a Construction and Demolition Method 
Statement has been submitted to and approved in writing by the Local 
Planning Authority. The statement shall include the following:

       (a) Traffic Management Plan to include all traffic associated with the 
development, including the parking and turning facilities and off-street 
compound staff traffic;

      (b) Procedure to monitor and mitigate noise and vibration from the 
construction and demolition and to monitor any properties at risk of damage 
from vibration, as well as taking into account noise from vehicles, deliveries. 
All measurements should make reference to BS7445.

       (c) Mitigation measures to reduce adverse impacts on residential 
properties from construction compounds including visual impact, noise, and 
light pollution.

      (d) Mitigation measures to ensure that no harm is caused to protected 
species during construction.

       (e) A written procedure for dealing with complaints regarding the 
construction or demolition;

       (f) Measures to control the emissions of dust and dirt during 
construction and demolition;



       (g) Programme of work for Demolition and Construction phase;
       (h) Hours of working and deliveries;
        (i) Details of lighting to be used on site.
       The approved statement shall be adhered to throughout the duration of the 

development.
       Reason: In the interests of the amenity of the occupiers of neighbouring properties, 

in compliance with the National Planning Policy Framework 2018 and Policy S32 of 
the Allerdale Local Plan, (Part 1) 2014.

14. 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) An archaeological recording programme, the scope of which will be 

dependant upon the results of the evaluation.
      c) Where appropriate, a post-excavation assessment and analysis, preparation 

of a sitearchive 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 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.

15. Foul and surface water shall be drained on separate systems.
        Reason: To secure proper drainage and manage the risk of flooding and pollution

 

16. Prior to occupation of the development a sustainable drainage management               
and maintenance plan for the lifetime of the development shall be submitted 
to the local planning authority and agreed in writing. The sustainable 
drainage management and maintenance plan shall include as a minimum: 
a. Arrangements for adoption by an appropriate public body or statutory 
undertaker, or, management and maintenance by a resident’s management 
company; and 
b. Arrangements for inspection and ongoing maintenance of all elements of 
the sustainable drainage system to secure the operation of the surface water 
drainage scheme throughout its lifetime. 

The development shall subsequently be completed, maintained and 
managed in accordance with the approved plan. 

       Reason: To ensure that management arrangements are in place for the 
sustainable drainage system in order to manage the risk of flooding and pollution 
during the lifetime of the development.



17. No part of the development hereby permitted shall be commenced until a 
plan    has been submitted to and approved by the Local Planning Authority 
to show all existing trees which are to be felled or retained, together with the 
positions and height of protective fences, the areas for the storage of 
materials and stationing of machines and huts, and the position and width of 
temporary site roads and accesses. The details so approved shall be 
implemented prior to the commencement of the development and 
maintained at all times during the construction period.
Reason: In order to ensure that adequate protection is afforded to the existing 
trees  on the site prior to any excavation/construction works on the site.

1) Application Approved Following Revisions

The Local Planning Authority has acted positively and proactively in determining this 
application by, primarily identifying relevant development plan policies, any duties 
applicable as well as other material considerations that have been afforded weight, 
including emerging Local Plan policy, stakeholder representations and the National 
Planning Policy Framework.  In this context, having identified matters of concern 
with the application as originally submitted and, if applicable, following negotiations 
with the applicant, acceptable amendments and solutions to the proposal have been 
received.  As a result, the Local Planning Authority has been able to grant planning 
permission for an acceptable proposal.






