
Allerdale Borough Council 
Planning Application 2/2017/0385

Proposed 
Development:

Hybrid application for full conversion of Ellenbank Hotel into 16 
flats and outline permission for 5no. dwellings as detailed (access 
and layout) - Resubmission of 2/2016/0461.

Location: Ellenbank Hotel
Birkby
Maryport

Applicant: Mr & Mrs  Mitchell

Recommendation: Grant permission subject to conditions.

Summary/Key Issues

Issue Conclusion

Principle of 
Development

There is policy support in principle for both the conversion of the 
existing building and enabling development, where it is 
demonstrated that this would be the most appropriate way to 
secure the future of a heritage asset and where the benefits of 
such would outweigh any adverse impacts in respect to 
sustainability. 

The Ellenbank Hotel has both aesthetic and community value 
sufficient to be considered a non-designated heritage asset. 

Sufficient marketing information has been put forward to justify that 
the existing hotel use cannot be sustained.

Sufficient financial information has been put forward to 
demonstrate that the level of enabling development put forward 
(five dwellings) is the minimum necessary to make the 
development viable. 

The benefits of securing a future use for this non-designated 
heritage asset are considered to outweigh any adverse impacts. 

Sustainability, 
Access and 
Parking

Albeit the site has relatively good access to a regular bus route 
and cycle routes are accessible, pedestrians (and cyclists to some 
extent) are likely to be discouraged by the busy A596, the need to 
cross this busy road to gain access to the pedestrian footpath, a 
lack of street lighting for a stretch of 400m and the distance to 
most services and facilities approaching 2km (some of which are 
uphill). As such, it is considered that future residents of the 
development are likely to rely heavily on the use of the private car. 



As such, whilst the site is not considered to be entirely 
unsustainable, the development is unlikely to reduce the need to 
travel by private car, contrary to Policy S22.

The Local Highways Authority has raised no objections to the 
continued use of the existing access subject to conditions to 
ensure visibility splays, an extended footpath to the bus stop and a 
crossing island for the A596. 

Parking provision within the scheme is acceptable.  

Impact on 
Heritage Assets

Historic England are satisfied that the proposal will not adversely 
impact on the Outstanding Universal Value of the Hadrian’s Wall 
World Heritage Site.

The site is not within close proximity to any listed building and is 
not within a Conservation Area.

The proposal will retain the architectural interest of the host 
building. There will be some further erosion of the setting of this 
non-designated heritage asset through the construction of the five 
dwellings within its grounds. 

Loss of Trees The proposal will result in the loss of 13 trees, most of which are 
unclassified, one tree is category C. Whilst the number of trees is 
significant, the impact on the character of the area will be minimal 
given the extent of trees on site. At the site visit, it was clear that 
new tree planting has been undertaken and therefore no mitigation 
planting is considered necessary. 

Protected Species Survey information suggests that the main building has been used 
by bats as a small roost. The submitted survey suggests that the 
roost can be avoided during the conversion. The recommendations 
of the Bat Survey would be secured by condition. 

Affordable 
Housing

Whilst the proposal exceeds the threshold for the provision of an 
element of affordable housing, such provision would impact on the 
viability of the scheme and would ultimately require further 
enabling development. The benefits of seeking affordable housing 
provision as part of the scheme are not considered to outweigh the 
harm of further enabling development, outside of the settlement 
within an unsustainable location. Therefore no affordable housing 
provision has been sought by Officers. 

Proposal

The proposal is a hybrid application and seeks full planning permission for the conversion 
of the Ellenbank Hotel into 16 flats and outline planning permission for the construction of 



5no. detached dwellings within the grounds of the hotel, including the details of access, 
layout, scale and appearance at the outline stage. Only the details relating to the 
landscaping of the site are reserved for determination at a later date. 

The conversion of the hotel and annex would provide for 1 x one bed flat, 12 x two bed 
flats and 3 x three bed flats. 

The proposed conversion of the main hotel largely works within the existing layout and as 
a result requires limited external alterations. 

The external works to the original hotel are summarised as follows: 

 Revised glazing and door opening to the arched opening within the rear courtyard
 Introduction of three new windows to the north east elevation at ground floor within 

rear courtyard
 Excavation to create an external access to the basement for the proposed 

basement flat to the side of the main front facade with metal balustrade at ground 
floor level.  

 Two conservation roof lights

The hotel annex (dating from the 1980s) would be modified to a greater degree and 
would include the re-configuring of internal floor levels to achieve a fourth floor in the 
roof. External alterations include amended fenestration to all elevations, introduction of a 
lift shaft to the rear elevation (including excavation of ground levels to allow for this and 
an outdoor patio/garden area with retaining wall), replacement windows in powder coated 
grey aluminium and glazed balustrades to new balconies. 

The proposed five detached dwellings would each provide four bedroom accommodation. 
Two units are proposed to the east of the main hotel within an area of 
parking/landscaping and three units are proposed to the west within an area of parking. 

The proposal provides for a total of 42 parking spaces generally (including three disabled 
bays), with a further parking space and garage to each detached dwelling. 

The submitted tree report recommends the removal of 10 trees within the grounds of the 
hotel. Three further trees would also be felled within the locality of the parking area, 
septic tank and annex.

During the processing of the application, revised plans have been received and additional 
information has been provided relating to viability, ecology and heritage. 

Site

The Ellenbank Hotel holds an elevated and prominent position on the approach to 
Maryport when travelling from Crosby along the A596. The hotel sits within landscaped 
grounds which extend from the A596 to the north, with land levels rising upwards. The 
original hotel is an attractive red sandstone building dating from the Victorian era, with 
limited external alterations to the original building. The building includes a number of 
architectural features externally including some stained glass windows, slender timber 



windows with fine and distinct glazing bars, stone carved mullions to all windows, 
castellated detailing to original stone dormer windows to first floor level, large stone 
detailed chimneys and intricate fretwork to the porch. 

To the rear (northeast) of the original building are three mews cottages, which appear to 
have been formed from an original coach house. A large extension is attached at the rear 
of this coach house.  Further extensions have been attached to the south west elevation, 
one of which is single storey and constructed of stone, the second is a large annex 
building, three storeys high, finished in render. A long, tree lined driveway extends from 
the A596, with parking to the front and side of the building. The hotel use has recently 
ceased. A telecom mast is located to the northeast corner of the site. The hotel is not a 
listed building and it does not lie within a conservation area. 

To the south west of the site is Ellenbank Lodge which appears to be within separate 
ownership of the hotel, but which historic maps suggest would have been a gatehouse 
and access point to Ellenbank when originally constructed as a residential property. As 
such, it appears that the original access to the house has been altered over time. 

Open agricultural land is located to the surrounding area, with some individual dwellings. 
The river Ellen is located to the south of the A596 at a distance of approx. 180m. The site 
lies outside of the settlement of Maryport, approx. 0.5km from the settlement boundary at 
its closest point.  

Relevant Planning History

2/2016/0461 - Hybrid planning application for the conversion of hotel into 16 flats and 
outline permission for 8 no dwellings including access and layout, Withdrawn.

This earlier application was withdrawn following concerns raised by Officers as to a lack 
of information relating to marketing, viability, drainage, loss of trees, ecological survey, 
highway visibility and the number, design and layout of the proposed houses.

Representations

The application has been advertised by site notice, neighbour letter and press advert. 

No representations have been received from the public.

The application has been called in for determination by the Development Panel by Cllr 
John Colhoun. 

Crosscannonby Parish Council

1. Raise concerns with overdevelopment outside of the village boundaries and that 
this would set an inappropriate precedent.

2. Lack of safe play areas. Children playing on the open land to the front of the site 
could easily run onto the A596 after a stray ball etc. 



3. Access approach is inadequate and requires widening to accommodate 
emergency vehicles, refuse and delivery vehicles. 

4. Support the intention to maintain the façade of the original building. 

Maryport Town Council

No objections.

Cumbria County Highways Authority/LLFA

First response - Requires amendments to parking layout and turning arrangements for 
refuse vehicles. Recommends conditions relating to a footway provision and crossing 
point to connect to the bus stop on the A596. Works would be secured through a s278 
Agreement. Advise that the Local Planning Authority check the surface water attenuation 
details. The existing sign and overgrown bushes will need to be removed/trimmed back 
to secure the visibility splays at the access point.

Second Response - Revised plan addresses concerns relating to parking and turning.  

ABC Environmental Health

Recommend a condition to secure sound proofing measures within the conversion of the 
existing hotel. 

Environment Agency

Provide advice on the size of private treatment plant necessary to serve the development 
and the requirement for a Permit. Indicate that it may be worth considering connection to 
the new sewage works at Birkby, approx. 800metres away. 

Historic England

Advise that the proposal is not considered to impact on archaeological remains 
associated with the Hadrian’s Wall WHS, nor will the location and scale of development 
harm the understanding and appreciation of the setting of the Roman frontier. 

Cumbria Wildlife

No comments received. 

United Utilities

Recommend conditions to secure drainage measures and maintenance. 

Cumbria Constabulary

Provides advice on security measures to reduce the risk of burglary.



The Coal Authority

Proposal does not fall within a High Risk Area.

ABC Housing Services

Provide advice on the affordable housing need within the locality. 

Access Officer

Advises that new build dwellings to have level access and entrance doors having a clear 
opening width of 775mm.

Natural England

First Response

Where evidence exists that bats may be using a site proposed for development, 
appropriate ecological surveys should be conducted to establish if any bats are present, 
and if so the extent that they may be affected by the development. These surveys should 
be undertaken before any planning consent can be granted to ensure the plan 
incorporates any necessary mitigation measures (action to reduce the damage or 
compensate for it). In this particular case, as both of the surveys have indicated the 
presence of Whiskered bat roosts, the planning authority needs to decide if it has 
sufficient information to inform a planning decision. If there is doubt then further 
information may be necessary to clarify the situation.  

Alternatively the planning authority in this scenario may wish to take a view on the 
information provided to date and pursuant to duties under the Natural Environment and 
Rural Communities Act 2006 to conserve biodiversity may wish to impose conditions on 
the planning decision which ensure adequate consideration or protection of bats.
If the ecological survey demonstrates the proposed activity is reasonably likely to result in 
an offence under the Habitats Regulations, and where all other alternative ways of 
avoiding impacts on species have been dismissed, the developer will need to apply for a 
licence to carry out the development work. Natural England, the licensing authority in 
England, may insist as a condition of issuing a licence on mitigation/compensation 
measures to reduce or offset damages caused by of the proposed activity on the 
protected species. This may require particular timing of operations, protection of existing 
roosts or the creation of new roosts to replace ones being lost.

Second Response

The most recent survey by Envirotech was undertaken in November, at a time when bats 
are less active. A building survey at this time of year would not rule out the use of the 
building as a maternity roost, the likely presence of which was identified in the original 
survey. Therefore, activity surveys should be carried out in the spring / summer when the 
bats are most active to identify specifically how the bats are using the space before any 
conclusion can be drawn on whether the proposed activity is reasonably likely to result in 
an offence under the Habitats Regulations, and if a license will be required for the 
proposed works.



Third Response

The bat survey report has been updated with qualifying data and information, and the 
mitigation proposed is adequate.  Natural England therefore has no objection to the 
proposal as there is no impact on designated sites or species.  

Duties

Regulation 9 (1) of the Conservation of Habitats and Species Regulations 2010 requires 
all public bodies to have regard to the requirements of the Habitats Directive in the 
exercise of their functions, particularly when determining a planning application
for a development which may have an impact on European Protected Species ("EPS"), 
such as bats, great crested newts or otters. 

Development plan policies 

Allerdale Local Plan 1999

Saved settlement limits 

Allerdale Local Plan (Part 1) – Adopted July 2014

Policy S1 - Presumption in favour of sustainable development
Policy S2 – Sustainable Development Principles
Policy S3 - Spatial Strategy and Growth 
Policy S4 - Design principles
Policy S5 – Development Principles
Policy S7 - A mixed and balanced housing market 
Policy S8 – Affordable Housing
Policy S21 – Developer contributions
Policy S22 - Transport principles
Policy S27 – Heritage Assets
Policy S28 – Hadrian’s Wall WHS
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 DM12 – Sustainable Construction
Policy DM14 - Standards of Good Design
Policy DM15 – Extensions and alterations to existing buildings and properties
Policy DM16 – Sequential Test for Previously Developed Land
Policy DM17 – Trees, Hedgerow and Woodland



Other Material Considerations

Allerdale Local Plan Part 2 (Draft) 

National Planning Policy Framework July 2018

Allerdale Borough Council Plan:

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

• Enhancing our Towns – Making our towns attractive and welcoming

Maryport Plan 2018

Historic England guidance, ‘Enabling development and the conservation of 
significant places’.

Policy weighting 

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 Local 
Plan 1999 saved settlement limits and the Allerdale Borough Local Plan (Part 1) 2014 
policies have primacy.

A material consideration is the provisions of the revised NPPF. Paragraph 213 of the 
revised NPPF (2018) advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with this framework (the closer the policies 
in the plan to the policies in the Framework, the greater the weight that may be given). 

The Allerdale Local Plan (part 1) policies pre-date the revised NPPF and therefore full 
weight can only be afforded to those policies that are considered consistent with the 
revised NPPF.  The majority of policies are considered to remain consistent. However, 
having regard to a further material consideration – the appeal decision for land at 
Broughton (PINs ref APP/G0908/W/17/3183948), it is considered that policies S3 and S5 
of the Allerdale Borough Local Plan (Part 1) 2014 are out of date and can no longer carry 
full weight insofar as they relate to the application of the existing settlement limits which 
date from the 1999 Plan and housing numbers.  The provisions of paragraph 11 of the 
NPPF 2018 and the ‘tilted balance’ are therefore engaged.

However, this does not mean that policies S3 and S5 are out of date in other respects, 
nor does it mean that other Local Plan Part 1 policies are out of date and should not be 
afforded substantial or 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 maintain their full weight.

Assessment 

Principle of Development/Presumption in favour of sustainable development 

Local Plan policy S1 ‘Presumption in Favour of Sustainable Development’ confirms that 
“the Council will take a positive approach... in favour of sustainable development” and 
that it will “secure development that improves the economic, social and environmental 
conditions in the area...”  It reflects advice at paragraph 11 of the revised NPPF, which 
requires that development in accordance with an up to date Plan be approved without 
delay; or where there are no relevant policies, or the most important policies are out of 
date, grant planning permission, unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits. 

Local Plan policy S3 ‘Spatial Strategy and Growth’ considers the provision of housing 
over the plan period and sets out the level of provision within a settlement hierarchy, 
which is based on the sustainability of those settlements. Based on the existing 
settlement limits and the proposed revisions put forward within the draft Part 2 of the 
Local Plan (Pre-Submission draft), it is noted that the site falls outside of the existing and 
proposed settlement boundary of Maryport – being approximately 550m north east at the 
nearest point. Although the settlement limits are afforded little weight, this is clearly a 
location that is in the open countryside and lacking in sustainability. As a result, even 
applying the tilted balance, it is considered that there needs to be benefits beyond just 
the provision of housing to outweigh the demonstrable and significant impact of the 
unsustainability of the location. 

Policy S3 provides for a number of circumstances where development outside of the 
settlement limits will be supported. Relevant to this proposal are criterion d) support for 
development that would secure the optimal viable use of a heritage asset or appropriate 
enabling development to secure the future of heritage assets and criterion h) the 
conversion or re-use of a suitable existing building. These exceptions to policy S3 
accords with Paragraph 79 b) and c) of the revised NPPF and are therefore considered 
to carry full weight.

As such, there is policy support in principle for both the conversion of building and 
enabling development, where it is demonstrated that this would be the most appropriate 
way to secure the future of a heritage asset and where the benefits of such, would 
outweigh any adverse impacts in respect to sustainability, in accordance with Policy S3 
d) and i) of the ALP Part 1 and Paragraph 79 b) and c) of the NPPF 2018. This will be 
considered more fully below.

Conversion of the hotel to apartments

The proposed conversion of the hotel to apartments would result in the creation of 16 
residential units, providing a mix of one, two and three bedroom apartments. Whilst this is 
a significant number of units to allow in the open countryside, the existing hotel is large, 
and can easily accommodate the number of proposed units. To a large extent, the 



proposed internal layout responds to that of the existing buildings. 

Policy S3 of the ALP Part 1 offers support for the conversion and re-use of suitable 
existing buildings within the open countryside. The revised NPPF also adopts a positive 
approach to the conversion of redundant or disused buildings. Further, policy S3 and S27 
of the ALP Part 1, seek to conserve and enhance heritage assets within the Plan area. 

The hotel is not listed and does not fall within a Conservation Area. However, as detailed 
above, the Ellenbank Hotel is considered to be an attractive historic building dating from 
the Victorian era, which has retained much of its architectural detailing. As such, it is 
considered to have aesthetic value. Further, a Heritage Statement provided with the 
application details that the property is likely to have been constructed and owned by the 
Ritson family, most likely Robert Ritson, a local shipbuilder and magistrate/justice of the 
peace. As a result, the property has further historic value arising from these connections 
to the Ritson family. More recently, the hotel has likely given rise to some community 
value given its more recent use for social events, including weddings. It is a memory box. 
As such, it is considered appropriate to consider the Ellenbank hotel as a non-designated 
heritage asset of local value.

Despite some unsympathetic extensions, the building retains a prominent position when 
viewed from the A596, elevated within landscaped grounds, with those elements of value 
not significantly diminished by the later additions.  The hotel is considered to be a non-
designated heritage asset worthy of retention. The proposed works to secure the 
conversion of the historic part of the hotel are considered to be sensitive to those 
architectural details that externally add to its value, with limited external alterations to the 
external historic fabric. 

The plans indicate more significant changes to the annex building adjoining the original 
hotel. This part of the hotel is not sensitive to change and it is not considered that the 
proposed external changes would impact on the significance of the original building to 
any greater extent than the existing annex has already impacted. The original building 
would remain the prominent building within the landscaped grounds.
 
As such, it is considered that the conversion of the hotel would be supported by policies 
S3 and S27 of the ALP Part 1 and the securing of a future use for this non-designated 
heritage asset is a significant benefit of this scheme.  

Loss of the hotel use as a Community Facility

Policy S26 of the ALP Part 1 seeks to protect existing community facilities which provide 
for people’s day to day, social and cultural needs. Proposals which would result in the 
loss of such facilities will be refused unless alternative provision is available or there is no 
known demand for the continued community use. Policy S26 does not list hotels as a 
community use, but the policy is explicit that the uses identified are not an exhaustive list. 
It is anticipated that the hotel in the past will have been used for social and community 
needs. 

Part of this proposal also seeks permission for the construction of five dwellings. These 
dwellings would be located within open countryside and in simple terms, would not be 
justified in planning policy terms if considered in isolation. They have been put forward as 



‘enabling development’, on the basis that the conversion of the hotel to 16 apartments 
alone would result in a financial deficit. Historic England guidance for the consideration of 
enabling development in association with heritage assets requires that, 

‘Before any enabling development is considered, the applicant normally needs to 
demonstrate that real efforts have been made, without success, to continue the 
present use or to find compatible alternative uses for the place. This should 
normally include the offer of the unrestricted freehold or long leasehold (125 years 
or more) on the market at a realistic price reflecting the condition of the place, and, 
so far as ownership allows, with an appropriate curtilage.’

There is therefore an overlap between the requirements of Policy S26 and the guidance 
associated with enabling development in requiring a demonstration that the existing use 
is not sustainable.  In order to be satisfied that the loss of the hotel as a community 
facility is justified and to be certain that any enabling development is justified, it is 
necessary for the applicant to first demonstrate marketing of the existing use at a 
reasonable price and for a reasonable period to demonstrate that there is no reasonable 
prospect of the existing hotel use continuing. 

For personal reasons, the present owners have no intention of continuing the existing 
hotel business and during the course of this application the hotel business has closed. 

Supporting information has been provided with the application relating to the ongoing 
marketing of the hotel business and site as a whole. This confirms that the hotel and 
grounds, including the three cottages and telecom mast, has been marketed since 
2010/11, originally by Donald Scott Estate Agents for £1,100,000 and subsequently by 
PF&K.  The information provided indicates that PF&K originally marketed the property for 
£1,100,000 and this price was twice reduced to try to attract a purchaser.  The final 
reduction was made 2-3 years ago to £875,000 and this property is at present being 
marketed based on this asking price.

Details of the forms of adverting undertaken included the preparation of sales particulars, 
direct mailing, website advertising (including Rightmove, Zoopla and the Times), window 
display and local press. Over the period since 2011, it is understood that there have been 
no genuine offers for the hotel.  According to the submission, two interested parties have 
commenced discussions; ultimately one was unable to finance the purchase and the 
second offer was derisory. It has been clarified that this second offer was below the 
asking price and funding was not available.  The marketing information has been 
reviewed externally for the Council and the appointed chartered surveyor concludes 
that appropriate marketing and advertising has been undertaken to secure the sale of the 
hotel over the period.

In terms of the asking price for the property this has been reduced from £1,100,000 to 
£875,000.  The reasonableness of this figure has also been externally appraised by 
chartered surveyors on behalf of the Council. It has been clarified that this price would 
include three separate cottages and a yield from a telecom mast located within the 
grounds. Keppie Massey (on behalf of the Council) considered this asking price in the 
context of other hotels and large houses for sale within the locality and other houses for 
sale similar to the cottages. Regard has also been had to the present condition of the 
hotel and ongoing liabilities. Keppie Massey conclude that, 



‘Based on the further information that has now been provided and in the context of the 
evidence of comparable sales and asking prices for both hotels and large character 
detached properties in the area, then the asking price of £875,000 for the application 
property appears to be reasonable’.

Officers are therefore satisfied that the existing hotel has been advertised for an 
acceptable period and at a reasonable price, sufficient to demonstrate that genuine 
efforts have been made to sell the property and that there is no known demand for the 
continued use of the property as a hotel. As such, criteria b) of Policy S26 is considered 
to be met. Alternative hotel facilities are available within Maryport which is the closest 
town to the proposal and therefore criteria a) of Policy S26 is met. 

In relation to the Historic England guidance relating to enabling development, the 
information presented is considered sufficient to demonstrate that there is no reasonable 
prospect of the existing hotel use continuing.  

Justification for Enabling Development

It is accepted in the section above, that the original Ellenbank dwelling and coach house 
and grounds (now hotel), are worthy of consideration as a non-designated heritage asset. 
As part of the proposals to convert the existing hotel to apartments, the application also 
seeks the construction of five dwellings as ‘enabling development’. Enabling 
development is development that would be unacceptable in planning terms but for the 
fact that it would bring public benefits sufficient to justify it being carried out, and which 
could not otherwise be achieved. The key public benefit to significant places is usually 
the securing of their long-term future.
 
The submission contends that the conversion of the existing hotel to apartments would in 
isolation, not be financially viable and that the construction of five dwellings within the 
grounds of the hotel is justified as ‘enabling development’ to ensure that viability of the 
re-development. To support this, the applicant has provided a viability report for the 
proposal that includes a breakdown of the costs and revenues associated with any 
development, along with other information. This viability appraisal, along with the 
marketing information for the site, has been reviewed externally in part by Keppie 
Massey Chartered Surveyors and internally by Officers.  

Historic England’s detailed policy on assessing enabling development is as follows:

Enabling development that would secure the future of a significant place, but contravene 
other planning policy objectives, should be unacceptable unless:

A) it will not materially harm the heritage values of the place or its setting
B) it avoids detrimental fragmentation of management of the place
C) it will secure the long-term future of the place and, where applicable, its continued 

use for a sympathetic purpose
D) it is necessary to resolve problems arising from the inherent needs of the place, 

rather than the circumstances of the present owner, or the purchase price paid 
E) sufficient subsidy is not available from any other source 
F) it is demonstrated that the amount of enabling development is the minimum 



necessary to secure the future of the place, and that its form minimises harm to 
other public interests

G) the public benefit of securing the future of the significant place through such 
enabling development decisively outweighs the disbenefits of breaching other 
public policies. 

This detailed policy is considered as follows:

A) Impact of the enabling development on the heritage asset

Extensive discussions have been held with the applicant regarding the design and 
layout of the proposed enabling development, which has culminated in the 
submission of revised plans that have secured an alternative layout and design of 
the individual dwellings. Dwellings to the west of the main hotel have been 
positioned to achieve a courtyard arrangement with the hotel and its annex. The 
position ensures that the new builds would not project forward from the main hotel 
elevation and they would be subservient in scale. The design incorporates stone 
to the front elevations and some architectural detailing that takes reference from 
the hotel. 

Dwellings to the east would be positioned at a higher level than the main hotel, but 
their position would be largely screened by mature trees retained to the immediate 
south.

The proposed enabling development would not impact directly on the original 
building, nor the architectural value it possesses. However, it would impact on the 
setting of this building within its landscaped grounds. The new build dwellings to 
the west particularly would be clearly visible when viewing the heritage asset from 
main vantage points on the A596 and they would further erode the open cultivated 
gardens surrounding the original building, already harmed by extensions forming 
the annex in particular. However, it is considered that the original building would 
retain its prominence in this setting, with much of the landscaped gardens in the 
foreground of the hotel retained. 

As such, whilst it cannot be concluded that the proposal will result in no harm to 
the significance of this non-designated heritage asset, the degree of harm is 
considered to be outweighed by the benefits of securing a longer term use and re-
development of the main building. 

B) Avoids detrimental fragmentation of management of the place

The proposal would see the fragmentation of the hotel building through the sale of 
individual apartments, however this would primarily be internal to the building. 
Further fragmentation of the external setting would arise from private ownership of 
the new build dwellings and their curtilage. However, much of the landscaped 
grounds to the foreground of the hotel would remain unaltered and would require 
comprehensive management, most likely through an appointed grounds 
maintenance arrangement. The management of open space could be controlled 
by condition, should Members be minded to approve the proposal and a condition 
is recommended in this regard.  As such, whilst there will be some adverse 



fragmentation, this is not considered to outweigh the wider public benefit of 
securing the future of this non-designated heritage asset. It is clearly less than 
substantial harm. 

C) It will secure the long-term future of the place and, where applicable, its continued 
use for a sympathetic purpose

Residential use of the site is considered to be the most realistic prospect to ensure 
long term use of the site, given the lack of interest arising from the marketing to 
date.

D) It is necessary to resolve problems arising from the inherent needs of the place, 
rather than the circumstances of the present owner, or the purchase price paid 

The site has not yet been sold. Whilst it is partly the personal circumstances of the 
present owner that have resulted in the closure of the hotel, it is clear from the 
marketing exercise that the continued use of the site as a hotel by an alternative 
provider has not given rise to any interest in the site. The hotel would require 
significant investment to bring it up to modern standards, sufficient to be 
competitive in the current market. 
  

E) Sufficient subsidy is not available from any other source 

Following research, officers are not aware of any alternative subsidies to secure 
the future of this non-designated heritage asset. 

F) It is demonstrated that the amount of enabling development is the minimum 
necessary to secure the future of the place, and that its form minimises harm to 
other public interests

The application has been supported by a Viability Appraisal that has been subject 
to a number of revisions during the course of the application, following internal 
review by Officers and external review of the original report by Keppie Massey. 
Keppie Massey has provided advice specifically on the costs and revenues 
associated with the development and have run their own viability appraisals. 
Following the advice of KM, the latest report is now considered to include 
considerably more detail and a more robust assessment of all costs associated 
with the development.

The final version of the appraisal provides costings for the conversion of the hotel 
compared to revenue, which indicate a deficit for the conversion in isolation 
approaching - £300,000. The Viability Appraisal then includes costs and revenues 
for the proposed conversion including the construction of the enabling 
development - five dwellings. This includes a residual land value for the hotel of 
£380,851, which falls below the market value of the hotel (when the three cottages 
and mast are deducted), estimated by Keppie Massey to be £450,000. However, 
in their review, KM consider £380,000 is likely to be appropriate when on-going 
liabilities of the hotel business are taken into account. 

Incorporating the costs and revenues of the proposed five dwellings, provides an 



overall positive figure of £511,463. This final figure would equate to the 
developer’s profit as it has been confirmed that it is the intention of the owners to 
sell the site, not to development the scheme themselves. This figure equates to 
just over 15% of the construction costs, which is acceptable, given that a 
developer’s profit normally ranges from 15-18%. 

Whilst these figures are not an exact science, it is considered that sufficient 
information has been provided to demonstrate that the conversion in isolation 
would not be viable and that the five units proposed would be the minimum 
development required to ensure a viable scheme.  

G) The public benefit of securing the future of the significant place through such 
enabling development decisively outweighs the disbenefits of breaching other 
public policies. 

This will be discussed below, following further analysis of the proposal in the 
context of other relevant policies. 

To conclude on this matter, it is considered that sufficient financial information has been 
provided to justify the enabling development proposed and that the form of this enabling 
development is acceptable in design/heritage terms, following the revisions received. The 
enabling development therefore complies with Policy S3 of the ALP Part 1. 

Sustainability, Access and Parking

Policies S2 and S22 of the ALP (Part 1) seek to ensure that new development is located 
in areas that help to reduce journey times, have safe and convenient access to public 
transport, improve travel choice and reduce the need to travel by private motor vehicles. 
These policies accord with Paragraph 32 of the NPPF which seek to ensure sustainable 
transport modes are maximised and development is safe and accessible. Policy S5 
requires that new development includes acceptable arrangements for car parking and 
access.

The Institution of Highways and Transportation (IHT) document 'Providing for Journeys 
on Foot’ (2000) considers acceptable walking distances for planning and evaluation 
purposes and indicates that for commuting/school a distance of 500m is desirable, 
1000m is acceptable and 2000m is the preferred maximum. For other journeys (such as 
shops), 400m is desirable, 800m is acceptable and 1200m is the preferred maximum.  

The application site is approx.0.9km from Netherhall School, 1.6km from Camp Road 
Junior School and 1.9km from the bottom of Senhouse Street in Maryport (town centre). 
Other than these two schools and a church, most shops and facilities and places of 
employment would be in and around the town centre or further afield. As such, the 
majority of day to day needs would be within or around the preferred maximum distance 
for schools and commuting, or further than the preferred maximum for other trips. 
At present, there is no footpath to the northern side of the A596 at this location. An 
adequate footpath exists to the opposite side of the road, but would require crossing of 
the A596 which is a 60mph limit at this point. The footpath has no street lighting for a 
distance of approx. 400m, at the point where the speed limit reduces to 30mph. The 
Highways Authority has indicated the need to provide a footpath to the bus stop on the 



northern side of the carriageway and a pedestrian refuge point to improve crossing the 
road. If this refuge point were positioned adjacent to the site entrance, then it may also 
assist pedestrians walking into Maryport. Whilst no detail is provided at this stage, these 
measures could be secured by condition. 

The site is on a bus route and the nearest bus stops are within close proximity, albeit as 
noted above, an extension to the footpath and crossing point would be required to aid 
access. The 300/301 serves the adjacent stops and is an hourly service, connecting to 
Carlisle, Maryport, Workington and Whitehaven.

For cyclists, a local cycle route commences at Netherhall School which then connects to 
the National Cycle Route 72 (Cumbrian Coast and Hadrians Cycleway). 

Albeit the site has relatively good access to a regular bus route and cycle routes are 
accessible, pedestrians (and cyclists to some extent) are likely to be discouraged by the 
busy A596, the need to cross this busy road to gain access to the pedestrian footpath, a 
lack of street lighting for a stretch of 400m and the distance to most services and facilities 
approaching 2km (some of which are uphill). As such, it is considered that future 
residents of the development are likely to rely heavily on the use of the private car. As 
such, whilst the site is not considered to be entirely unsustainable, the development is 
unlikely to reduce the need to travel by private car, contrary to Policy S22. This adverse 
impact of the development would need to be balanced against identified benefits in the 
round. 

The Local Highways Authority (LHA) has raised no concerns with the existing access to 
the development from the A596, subject to the clearing of some vegetation to achieve the 
necessary visibility, the provision of a footpath linking the site entrance to the northbound 
bus stop and a pedestrian island to aid crossing to the south bound bus stop. This 
pedestrian island would also assist pedestrian movements into the town across the A596. 
The location of the proposed pedestrian island would be informed by a Stage 1 Road 
Safety Audit and the LHA is satisfied that these measures can be secured by condition.

The concerns of Crosscannonby Parish Council are noted in relation to access provision 
for emergency vehicles, but the advice of the LHA is that the development is acceptable 
subject to the recommended conditions and on this basis, the proposal is not considered 
to have an unacceptable impact on highway safety, having regard to Paragraph 109 of 
the NPPF 2018.  

With regards to parking provision and turning facilities, the Local Highways Authority are 
satisfied with the scheme as revised. The proposal will provide for 42 shared parking 
spaces (including three disabled bays), and nine additional in-curtilage spaces for 
residents of the proposed houses.  This exceeds the maximum parking requirements of 
Cumbria County Council, but given that the proposal utilises largely the existing parking 
area of the hotel, it is not considered necessary to seek a reduction. 

Re-use of land

Policies S5 and S30 of the ALP Part 1 seek to encourage and prioritise the re-use of 
previously developed land and vacant sites. The proposal predominantly involves the 
conversion of the existing building and development within its curtilage, albeit, the 



proposed three houses to the west of the hotel would encroach onto agricultural land, not 
previously developed. In part therefore, the proposal responds to and accrues the 
benefits derived from prioritising previously developed land in policies S5 and S30 of the 
adopted Local Plan and from the NPPF. 
 
Heritage Impacts

Policy S27 of the Allerdale Local Plan seeks to protect all heritage assets in a manner 
that is appropriate to their intrinsic historic value and significance, reflecting the advice of 
the NPPF. Also of relevance to this proposal is Policy S28 of the ALP Part 1, which seeks 
to ensure that new development within the buffer zone to the Hadrian’s Wall World 
Heritage Site (WHS) does not have an adverse impact on its Outstanding Universal 
Value. 

The World Heritage Site is an international designation and such assets are considered 
to be of the highest significance. As the proposal lies within the buffer zone of the 
Hadrian’s Wall WHS, Historic England’s advice on the proposal has been sought. Historic 
England advises that the proposal is not considered to impact on archaeological remains 
associated with the Hadrian’s Wall WHS, nor will the location and scale of development 
harm the understanding and appreciation of the setting of the Roman frontier. On this 
basis, the proposal is considered to be acceptable in relation to policy S28 of the ALP 
Part 1 and advice contained at paragraphs 193 and 194 of the NPPF 2018. 

There are a number of listed buildings within the wider locality, the closest at Ellen Grove, 
170m to the south west. Having regard to the details of the proposal and the physical 
relationship between the application site and this listed building, it is not considered that 
the proposal would impact on the setting of this listed building or any others, and as a 
result the duties under section 66 of the Planning (Listed Building and Conservation 
Area) Act 1990 are not engaged. 

The site does not fall within a Conservation Area and therefore the duty under s72 of the 
Planning (Listed Building and Conservation Area) Act 1990 is not engaged.

It is concluded above that there is justification to consider the Ellenbank Hotel as a non-
designated heritage asset. Further, the impact of the proposed development on the host 
building, the Ellenbank Hotel has also been discussed above, where it is concluded that 
whilst there will be some harm to and erosion of the setting of this non-designated 
heritage asset, the harm has been minimised as far as possible by the siting of the 
development and the design, and any residual harm is considered to be outweighed by 
the benefits of securing a further use for the asset going forward. To conclude therefore, 
the public benefits of the proposal are considered to outweigh any identified harm, having 
regard to policies S27 and S28 of the ALP Part 1. The harm is less than substantial.

Loss of Trees

Policy DM17 of the ALP Part 1 seeks to protect existing trees where they are considered 
important to the community or contribute positively to the character of the area or nature 
conservation. The site consists of a number of mature trees and small woodland areas 
that have a positive impact on the visual appearance of the area. 



The application has been supported by an Arboricultural Report which considers and 
assesses 22 trees within the vicinity of the proposed five houses, driveways and septic 
tank. The report concludes that 1 tree is category B, 8 trees are category C and the 
remainder are unclassified. 

Trees 1 – 17 are within the vicinity of the proposed two houses to the east of the hotel. 
The report indicates the removal of ten trees within this area, 7 Scots Pines, 1 Oak, 1 
Sycamore and 1 Horse Chestnut. These trees are all unclassified within the submitted 
tree assessment and the recommendation for removal relates to their condition and 
safety. Whilst the removal of 10 trees is a significant number, this is within an area of 
woodland, where their loss will be mitigated to a large extent by the retention of other 
trees adjacent and in the foreground. Given the classification of these trees, the loss is 
considered to be acceptable. 

Trees 18 – 22 are within the locality of the parking area, septic tank and annex. Three 
trees are recommended for removal, a Horse Chestnut, an Ash and a Sycamore. The 
Horse Chestnut is located within the existing parking/turning area of the hotel and holds a 
relatively prominent position. However, the assessment concludes that this tree has been 
monitored for over 5 years and is suffering from Horse Chestnut Canker and is in severe 
decline. The assessment recommends removal on safety grounds. The Ash tree has 
been assessed as unclassified and the Sycamore a category C. The latter is growing 
very close to existing buildings. Again, whilst the loss of these trees will be visible within 
the wider area, the impact will be minimal given the number of trees to be retained across 
the site, with no significant impact overall on the character of the area. 

The Council would normally seek replacement planting where mature trees are to be 
removed. However, at the site visit it was clear that a substantial number of trees have 
been recently planted at the site and no additional planting is considered to be 
necessary. 

It is considered appropriate to condition measures for tree protection and management 
during the course of construction, should Members be minded to support the proposal. 

Ecology (Bats)

In addition to the duty under Regulation 9 (1) of the Conservation of Habitats and 
Species Regulations 2010 as set out above, Policy S5 requires that new development 
will not incur any significant harmful effects on environmental assets, habitats or wildlife, 
which cannot be successfully mitigated. Policy S35 requires new development to protect 
and enhance key ecological habitat and wildlife corridors, maintenance and where 
appropriate, enhancement of priority habitats and species, and contribute to green 
infrastructure.

The application has been supported by a Phase 1 Habitat Survey and separate Bat 
Survey and a Tree Assessment for use by Bats and Red Squirrels. 

The Phase 1 Habitat Survey includes a number of recommendations relating to trees, red 
squirrels and breeding birds. It is considered appropriate to condition that the 
development is undertaken in accordance with the recommendations of this report, 



should planning permission be granted.

The updated Bat Survey confirms that there is a medium to high potential for the site to 
be used by bats. The survey work undertaken includes desk study, building survey and 
emergence survey. Additional information has been provided which considers a bat roost 
first surveyed in the roof void of the building in 2013 (Whiskered bats), which suggests 
that use of the roost has declined between 2013 and 2016. The report concludes that the 
works to the building to secure the proposed conversion can be achieved, avoiding any 
harm to this existing roost, which is the preferred course of action when dealing with 
protected species. Natural England has considered this additional information and 
confirm that the mitigation measures proposed are acceptable and should avoid any 
adverse impacts. 

The assessment of trees for use by bats and red squirrels concludes the site has a low 
potential for use by bats for roosting. The removal of trees on the site is unlikely to 
significantly affect the foraging potential of the local area. Surveys revealed no evidence 
of use of the site by red squirrel.

Subject to appropriate conditions, it is considered that the proposal would not have any 
significant adverse impacts on ecology, with the exception of the loss of trees identified 
above. 

Drainage

Policy S29 requires that new development should be avoided in locations at risk of 
flooding and should not result in an increase in flood risk to others. Policy S36 of the ALP 
Part 1 seeks to ensure that new development does not have an adverse impact on water 
quality. 

In relation to disposal of foul drainage, the existing hotel is served by septic tank and the 
information provided suggests that a new septic tank will be provided as part of the re-
development. No specific information has been provided other than the general 
information sheets for the septic tank proposed. The installation of private sewage 
treatment plants is regulated by DEFRA. Given that the existing hotel has operated using 
a private system in the past, this method of disposal does not raise any significant 
concerns. The Environment Agency has raised no objection to the proposal and advise 
on the size of the system necessary. They also recommend considering connection to 
the new sewage works at Birkby, approx. 800 metres away. 

In relation to surface water disposal, the submission indicates that surface water 
presently discharges to the watercourse (the River Ellen) and that this will continue to be 
the case at an attenuated rate (to greenfield run-off rate equivalent). Limited detail has 
been provided and as such, it is considered appropriate to condition the details of this, 
should planning permission be granted as parts of the river Ellen are subject to flooding 
and it will need to be ensured that the proposal does not exacerbate this. 

The site itself is in flood zone 1 and not at any direct flood risk. 

Subject to the recommended conditions, the proposal is considered to be acceptable in 



relation to Policies S29 and S36 - flood risk and water/soil quality. 

Affordable Housing

Policy S8 of the ALP Part 1 sets out the requirements for affordable housing provision in 
the Plan area, albeit this policy is not fully compliant with the revised NPPF and therefore 
cannot carry full weight. Nevertheless, the revised NPPF requires the provision of an 
element of affordable housing on major development of 10 units or more. The proposal is 
therefore of a scale where an affordable housing contribution would normally be sought 
and Housing Services advise of the need within this area.

However, as can be seen from the viability appraisal outlined above, the development is 
only viable as the result of enabling development. Seeking an affordable housing 
provision under these circumstances would give rise to the need for further enabling 
development, i.e. more than five houses outside of the settlement, within an 
unsustainable location. As such, it is considered that appropriate justification exists in this 
particular case to waive any affordable housing provision in this instance. These 
circumstances are specific to this proposal and would not set a precedent for other 
development coming forward. 

Other Issues:

None

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, the proposal would have 
financial considerations in terms of New Homes Bonus, Council Tax Revenue and the 
loss of Business Rates Revenue. These financial considerations have no significant 
weight in the determination of the application. 

Conclusion

The proposal provides an opportunity to secure an alternative and viable use for the 
existing, now closed, Ellenbank Hotel. The original building is considered to be of local 
significance, for both its architectural qualities and historical community value, sufficient 
to be considered a non-designated heritage asset. The retention and securing of a viable 
use for this heritage asset is considered to bring a wider public benefit. Other social 
benefits of the proposal include the provision of additional housing to the Maryport 
locality, (with a mix of unit sizes) and the related economic benefits associated with new 
housing for the construction industry and in part, re-use of previously developed land. 
Albeit outside of Maryport, the development of new housing and the enhancement of the 
town by bringing a prominent vacant building back into use, would also make a positive 
contribution to the objectives of the Council Plan and the Maryport Regeneration Project, 
particularly that relating to ‘Historic Mayport’ as it would secure an alternative use for this 
heritage asset of local importance, thereby reducing the likelihood that the building will 
remain vacant. 



The adverse impacts of the proposal relate primarily to the loss of trees, (albeit some 
trees are likely to be lost regardless of the proposal, due to disease/safety etc), a lack of 
sustainability given the location of the proposal and a likely reliance on the private car, 
the loss of some agricultural land, and some harm arising from the further erosion of the 
non-designated heritage asset. 

Having regard to the requirements of Paragraph 11 of the NPPF and relevant policies of 
the Allerdale Local Plan Part 1, it is considered that the identified adverse impacts of the 
proposal would not significantly and demonstrably outweigh the benefits.  Therefore the 
recommendation is for approval, subject to the recommended conditions.



Annex 1

Conditions/Reasons

Time limit for the full planning permission for the conversion of the existing hotel 
to 16 flats:

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.

Time limit/submission of reserved matters for the outline application for five 
dwellings:

2. Before any development commences details of the landscaping of the site 
(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.

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 3 years from the date of the grant of this permission, or 
(b) The expiration of 2 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.

Pre-commencement conditions

4. 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 site and staff traffic, off site parking, turning and 
compound areas; 
(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) A written procedure for dealing with complaints regarding the
construction or demolition; 
(e) Measures to control the emissions of dust and dirt during construction 
and demolition (including any wheel washing facilities); 
(f) Programme of work for Demolition and Construction phase; 
(g) Hours of working and deliveries; 
(h) Details of lighting to be used on site. 
(i) Highway signage / Haulage routes 
The approved statement shall be adhered to throughout the duration of the 
development.

Reason: In the interests of safeguarding the amenity of the occupiers of 
neighbouring properties during the construction works of the development hereby 
approved, in compliance with the National Planning Policy Framework and Policy 
S32 of the Allerdale Local Plan (Part 1), Adopted July 2014 and in the interests of 
highway safety.

5.     Prior to the commencement of works, details of the disposal of surface water 
drainage from the site (including attenuation measures), shall be submitted to 
and approved in writing by the Local Planning Authority. The submitted 
details shall set out arrangements for ongoing management and maintenance 
of the drainage system over the lifetime of the development. The approved 
surface water drainage scheme shall be fully implemented before any part of 
the development is brought into use and shall be managed and maintained 
thereafter in accordance with the approved details.
Reason: To ensure a satisfactory means of surface water drainage and minimise 
the risk of flooding, in compliance with the National Planning Policy Framework and 
Policy S29 of the Allerdale Local Plan, Part 1, 2014.

6.      No development shall commence until full details and cross sections 
demonstrating any re-profiling of ground levels and any retaining structures 
across the site (including details of the external finish to the retaining 
structures) have been submitted to and approved in writing by the Local 
Planning Authority. The development shall be completed only in accordance 
with the approved details.
Reason: To ensure a satisfactory standard of development which is compatible with 
the character of the surrounding area, in compliance with the National Planning 
Policy Framework and Policy S4 of Allerdale Local Plan (Part 1) Adopted July 2014.

7.     No development shall commence until a phasing of works schedule has been 
submitted to the Local Planning Authority for approval in writing. Unless 
otherwise agreed in writing by the Local Planning Authority through 
submission of the schedule, the phasing of works schedule shall specify that 
all necessary works to convert the existing hotel to flats shall be completed 
before development commences on the construction of the third, fourth or 
fifth dwelling houses hereby approved above ground floor level. The 
development shall only be completed in accordance with the approved 
phasing of works schedule.

        Reason: To ensure that the conversion of the existing hotel is secured before the 
completion of all enabling development in accordance with Policy S3 of the 
Allerdale Local Plan Part 1.



Accordance with approved details 

8.    The development hereby permitted shall be carried out solely in accordance 
with the following plans:
Amended Dwg 04102 Rev 14 Proposed Site Plan 5 no detached units 
submitted 29-5-18
Amended Dwg 04203 Rev 06 Proposed Type A1A Dwelling submitted 29-5-18
Amended Dwg 04205 Rev 04 Proposed Type A2A Dwelling submitted 29-5-18
Amended Dwg 04206 Rev 06 Proposed Type A3 Dwelling submitted 29-5-18
Amended Dwg 05100 Rev 03 Sectional Elevation of Proposed New Houses 
submitted 29-5-18
Amended Drawing 34001 03 Balcony Details submitted 18.1.18
Amended Drawing 05002 04 Elevations submitted 2 18.1.18
Amended Drawing Window details submitted 18.1.18
Amended Drawing Railings submitted 18.1.18
Amended Drawing 05001 03 Elevations submitted 18.1.18
Amended Drawing 04012 03 Proposed ground floor hotel submitted 18.1.18
Amended Drawing 04011 03 Proposed ground floor annex submitted 18.1.18
Amended Drawing 04006 01 Basement plan submitted 18.1.18
Amended Drawing 04001 06 Proposed ground floor plans submitted 18.1.18
Dwg 04017 Rev 01 - Proposed third floor - function room
Dwg 04015 Rev 01 - Proposed second floor - function room
Dwg 04013 Rev 01 - Proposed first floor function room
Dwg 04003 Rev 04 - Proposed second floor
Dwg 04002 Rev 04 - Proposed first floor
Dwg 01005 Rev 02 - Location 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.

Post commencement/Pre – start conditions for certain elements:

9.      No part of the development hereby permitted shall be constructed above 
ground floor level until details and representative samples of all hard 
surfaces, external and roofing materials have been submitted to and 
approved by the Local Planning Authority. The development shall be 
constructed in accordance with the approved details.
Reason: To ensure a satisfactory standard of development for the external 
appearance of the approved scheme which is compatible with the character of the 
surrounding area, in compliance with the National Planning Policy Framework and 
Policy DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

10.   Before any part of the development hereby approved is constructed above 
ground floor level, a plan shall be submitted to the Local Planning Authority 
indicating details of all new door and window openings to the north east 
facing elevation of the existing building, including the basement flat within 



the former hotel. The details shall include cross sections of glazing bars, to a 
scale of not less than 1:20. The works shall be implemented solely in 
accordance with the approved door and window details.
Reason: To ensure that the external appearance of the building / structure is 
acceptable, in compliance with the National Planning Policy Framework and Policy 
DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

11.    Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution 
in accordance with policies S29 and S36 of the Allerdale Local Plan Part 1.

12.   No works for the installation of the private treatment plant for foul drainage     
shall commence until the siting of the private treatment plant has been 
submitted to the Local Planning Authority for approval in writing. The 
development shall be completed only in accordance with the approved 
details.

Reason: To ensure that the development is completed in a manner that minimises 
damage to existing trees, in accordance with Policy DM17 of the Allerdale Local 
Plan Part 1.

13.   Before any part of the coversion of the hotel commences, a scheme of sound 
proofing showing measures to deal with sound insulation of floors and 
ceilings between the various floors of the building shall be submitted to and 
approved in writing by the local planning authority. The approved measures 
shall be implemented  prior to the occupation of any part of the converted 
hotel.
Reason: To ensure an appropriate standard of residential amenity for future 
occupiers in accordance with Policy S32 of the Allerdale Local Plan Part 1.

14.    All works to trees shall be undertaken in accordance with the 
recommendations contained within the submitted Tree Report prepared by 
Planning Branch Ltd, dated July 2017 (Revised) and shall include the 
submission to the Local Planning Authority of a method statement detailing 
any works proposed within or adjacent to the Root Potection Area of any 
retained tree for approval in writing. The method statement shall include the 
method of construction and types of materials to be used, and the location of 
protective fencing. All works to trees shall be undertaken in accordance with 
British Standard 5837, 2012: Trees in Relation to Construction.
Reason: To minimise any damage or disturbance to those trees to be retained, in 
accordance with Policy DM17 of the Allerdale Local Plan Part 1 2014.

15.   The development shall be undertaken in accordance with the 
recommendations contained within the submitted Phase 1 Habitat Survey and 
the Updated Bat Survey received 22nd August 2018, prepared by Envirotech. 
Reason: In order to ensure that protected species are adequately considered during 
the conversion of the buildings, in accordance with policy S35 of the Allerdale Local 
Plan.



Before Occupation conditions:

16.   Notwithstanding the submitted plans, details of the siting, height and type of 
all means of enclosure (including boundary treatment and bin store) shall be 
submitted to and approved by the Local Planning Authority prior to the 
occupation of any flats/dwelling(s). Any such means of enclosure shall be 
constructed as approved prior to the development being brought into use. 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.

17.    Prior to the occupation of the development , a detailed lighting scheme shall 
be submitted to the Local Planning Authority for approval. The lighting 
scheme shall be accompanied by a lighting impact assessment undertaken by 
a suitably qualified engineer and shall include consideration of wildlife. The 
lighting scheme shall include for approval the hours of operation and levels 
of illumination. The approved lighting scheme shall be adhered to at all times 
during the operational phase of the development. 

        Reason: To safeguard the visual amenity of the locality and to ensure that 
ecological interests are appropriately protected, in compliance with the National 
Planning Policy Framework and Policies S32 and S35 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

18.    Prior to the occupation of the dwellings (flats or houses) hereby approved, a 
1.8m footway shall be provided extending from the existing access to the bus 
stop along the A596 heading towards Birkby.  The footway shall be 
constructed in accordance with details submitted to and approved in writing 
by the Local Planning Authority before construction of the footway 
commences.
Reason: To ensure satisfactory facilities for pedestrians in the interests of highway 
safety and in accordance with policies S5 and S22 of the Allerdale Local Plan 2014.

19.    Prior to the occupation of the dwellings (flats or houses) hereby approved, a 
crossing point over the A596 to the bus stop on the opposite side of the road 
shall be provided in accordance with details that have been submitted to and 
approved in writing by the Local Planning Authority before construction of 
the crossing point commences. The location of the crossing point shall be 
informed by a Stage 1 Road Safety Audit. 
Reason: To ensure satisfactory facilities for pedestrians in the interests of highway 
safety and in accordance with policies S5 and S22 of the Allerdale Local Plan 2014.

20.    Flat 1 of the hotel conversion hereby approved shall not be occupied until the 
detail and extent of obscure glazing to bedroom 1 and bedroom 2 has been 
submitted to and approved in writing by the Local Planning Authority and the 
obscure glazing has been installed as approved.
Reason: To ensure an appropriate standard of residential amenity in accordance 
with Policy S32 of the Allerdale Local Plan Part 1.



21.    A landscaping management plan including management responsibilities and 
maintenance schedules for all landscape areas, other than small privately 
owned domestic gardens, shall be submitted to and approved by the Local 
Planning Authority prior to the occupation of any flats or dwellinghouses 
hereby approved.  The development shall thereafter be maintained at all times 
in accordance with the approved management plan.
Reason: To ensure the long term maintenance and management of public open 
space within the residential estate.

22.   The development shall not be brought into use until visibility splays providing 
clear visibility of 2.4 metres x 215 metres towards Birkby and 2.4m x 160m 
towards Maryport measured down the centre of the access road and the 
nearside channel line of the major road have been provided at the junction of 
the access road with the county highway. 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.
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.

Post construction conditions:

23.   All planting, seeding or turfing comprised within the subsequently approved 
landscaping scheme (reserved matter) 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.

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.

NOTES TO APPLICANT

Attach Comments from Cumbria Constabulary

BATS 
All British bats and their roosts are protected by law under the provisions of the 
Wildlife and Countryside Act 1981 (as amended) and they should therefore always 
be taken into account when any work is being done on buildings which are known to 
be used by bats or have potential as bat roosts. Should bats be found on site you 
are advised to cease works and contact Natural England for further advice.



Location plan



Location plan showing larger view


