
Allerdale Borough Council 
Planning Application 2/2017/0246

Proposed 
Development:

Construction of 115 residential dwellings with associated parking, 
access and landscaping

Location: Land East of
Main Road
High Harrington
Workington

Applicant: Mr David Hayward
Story Homes

Recommendation: Grant, subject to conditions and the signing of a legal agreement 
to include:

Affordable housing provision (16 social rent units, 7 
discounted sale units). 

Commuted Sum for the ongoing monitoring of a Travel Plan 
(£6600.00)

Should the legal agreement not be satisfactorily completed in a 
timely manner, then it is requested that the powers to refuse the 
proposal be delegated to the Head of Service, on the basis that 
those measures necessary to make the development acceptable in 
policy terms have not been secured through the necessary legal 
agreement. 

Summary/Key Issues

Issue Conclusion

Principle High Harrington lies within the Principle Service Centre for the 
Borough within the Allerdale Local Plan Part 1 (ALPP1), to which 
the major new development is directed, including the largest 
proportion of new housing. The provision of an additional 115 
dwellings would contribute to and not exceed the requirement to 
be provided by the Principle Centre, and as a draft allocation with 
Part 2, it would not adversely impact on balance of the settlement 
hierarchy.  Whilst the proposal lies outside the existing settlement 
boundary, it is acknowledged that these boundaries are out of date 
and pending review. As the proposal adjoins the existing 
settlement boundary to the west, north and east, it is considered 
that the proposal is well related to the existing settlement. This 
scale of development is considered to be appropriate to the size of 
the settlement and the role it has been allocated as the Principle 
Centre within the adopted ALPP1.



Benefits The provision of 115 houses would contribute to strategic objective 
SO2c of the ALPP2, which seeks to ensure a deliverable supply of 
housing land that meets the needs of the community and local 
economy, as well as the Council Plan in terms of strengthening our 
economy - supporting the development of new homes where they 
are needed. 
The proposal would provide for 23 additional affordable houses for 
social rent and discounted sale, increasing access to affordable 
housing, in accordance with strategic objective SO2d of the ALPP1 
and the Council Plan’s priority of tackling inequality through the 
provision of more affordable housing.   

Sustainability, 
Access, Highway 
Network, Parking

The site is considered to have good access to a regular bus and 
rail route and can connect to a national cycle route.  Lit pedestrian 
footpaths exist to the north and south of the site, albeit some 
walkers may be discouraged by distance and the busy A597. 
Overall, the site is considered to be sustainable, given the level of 
access for pedestrians, cyclists and the proximity of a regular bus 
and train route.
The proposal is considered to provide adequate access 
arrangements and no concerns are raised by the Local Highways 
Authority in terms of impact on the adjacent road network. No 
concerns are raised by the Highways Agency with respect to the 
trunk road. 
The parking provision is considered to be acceptable having 
regard to the County Council’s Design Guide. 

Flood 
Risk/Drainage

Subject to conditions to secure a drainage scheme that accords 
with the principles of the submitted Flood Risk Assessment, then 
no concerns are raised by the Local Lead Flood Authority or 
United Utilities. Using a range of attenuation measures including 
an on-site pond, run-off will be restricted to the greenfield run-off 
rate and the system is designed to accommodate a 1 in 100 year 
event plus an allowance for climate change. 

Landscape and 
Visual Impacts

A development of this scale will undoubtedly have some landscape 
and visual impact. These impacts will be localised and contained 
to some extent by existing development to the north west and east. 
The main changes of note will be the loss of farmland and a further 
encroachment into the open countryside, the presence of 
development over the crest of the hill when approaching High 
Harrington from the south and the change in outlook for nearby 
residents. The adverse effects in this respect are not considered to 
be significant, sufficient to warrant refusal of the development. 

Design/
Appearance

The scheme is considered to provide a good quality scheme that 
responds appropriately to the surroundings. 

Residential 
Amenity

Subject to a number of recommended conditions relating to the 
treatment of levels across the site, the scheme is considered to 
provide a high standard of housing environment without having a 
significant adverse effect on existing occupiers. 



Ecology/Trees A suitable Ecological report has been provided for the proposal, 
the recommendations/mitigation measures of which are proposed 
to be secured by condition. 
The proposal will retain boundary hedging and trees, with the 
exception of the hedge to the site frontage. Additional tree planting 
and infill hedgerow is proposed to the southern boundary, secured 
by condition.

Amenity 
Greenspace/
Children’s Play 
Space

Generally compliant with the Council’s adopted Supplementary 
Planning Document. A condition is proposed to secure the 
provision of at least four pieces of play equipment which should 
provide for an age range for toddlers and juniors. Delivery is 
stipulated before the 50th plot. 

Affordable 
Housing Provision 

The proposal includes for 20% affordable units and a 70/30 tenure 
split (70% social rent, 30% discounted sale). The provision is 
considered to be acceptable by Housing Services. 

Education 
Services 

Cumbria County Council confirms that provision is available at 
Distington School up to Primary age, with places available at 
Stainburn Academy at Senior level. 

Other Matters Ground conditions can be adequately addressed by conditions.
No heritage impact concerns. 

Proposal

The proposal seeks planning permission for the erection of 115 dwellings.

The proposal would be accessed from Main Road, High Harrington (A597), opposite 
Whins Farm and approx 50m south of the existing Story’s housing estate adjacent Whins 
Farm. A second Emergency Vehicle Access route is also proposed off Main Road 
through an existing field to the south at a distance from the main entrance of 72m.  This 
would connect to the first cul de sac within the proposed scheme and would not be for 
general use, but emergencies only. 

The proposal includes a looped road layout off the main access, with a number of private 
drives and shared surface roads transecting and spurring off from this loop. Given the 
sloping nature of the site, the proposal would include some earthworks and regrading of 
levels. 

The proposed housing consists of:
 
92 Proposed Open Market Housing:

4 x 2 bed – including 4 bungalows
22 x 3 bed – including 2 bungalows
60 x 4 bed
6 x 5 bed



16 Affordable – Social rented:

4 x 1 bed flats
10 x 2 bed houses
2 x 3 bed houses

7 Discounted –Intermediate:

5 x 2 bed
2 x 4 bed

The density of the development, based on the gross site area, would be approx. 24.5 
dwellings per hectare. 

Three areas of open space are proposed within the site; one open greenspace to the 
eastern section of the site, one located to the central section of the site which includes an 
equipped play area and one within the northwest corner of the site that includes a SUDS 
pond. This pond would be battered down to a depth of 1.8m and would be fenced. 

Materials proposed are predominantly brick, with some render and a limited amount of 
stonework. 

A total of 317 parking spaces are proposed, which are provided through a combination of 
in curtilage spaces (263), garages (13), visitors’ spaces (8) and 33 on street spaces. 

The submitted Flood Risk Assessment indicates that surface water would connect to an 
existing watercourse at the north west corner of the site at an attenuated rate. Off-site 
foul sewers are proposed to connect along Harringdale Road to make a connection to the 
existing 225mm dia. foul sewer just prior to the junction with Scaw Road.

Amendments

Amended plans/supporting information has been provided during the consideration of the 
application, summarised as:

 Revised house types, increased separation distances and level changes to plots 
adjacent 147 and 143a Main Road. 

 Revised unit sizes for social rent and discounted sale properties.
 Re-positioning of affordable housing through the scheme.
 Provision of equipped play space on site. 
 Hedgerow Assessment
 Acoustic fencing details and positioning
 Accurate plans showing existing off-site housing
 Emergency Vehicle Access Route
 Additional Highway, Drainage and Parking information



Site

The application site is comprised of a number of small fields separated by hedgerows 
and is currently used for grazing animals. The site extends to approx. 4.7 ha. Land levels 
across the site slope from the south east down to the north/north west. Level differences 
on the site are significant with the south-east corner reaching 81.30m above ordnance 
datum (AOD) and falling away to 66.50m at the watercourse in the north-west corner. 
Levels where the site access is proposed are approximately 74.95m. The site is 
somewhat elevated and provides views across Workington to the Solway to the north and 
approaches a crest to the south where levels plateau. It is situated to the east of Main 
Road (A597) and is located to the south of the built-up area of High Harrington.

Access is directly from Main Road (A597) opposite Whins Farm. The site frontage onto 
Main Road is currently formed by hedgerow. The southern boundary is formed in part by 
existing hedges and wire fence. The eastern boundary is formed by the rear boundaries 
of properties on Seadown Drive. The northern boundary comprises of properties on 
Beaufort Avenue and Harringdale Road. Similarly, the western side of the site is bounded 
by properties on Crooklands and properties accessed directly from Main Road. Existing 
hedges and trees predominantly separate the fields from all of these properties except for 
small sections of fencing.

Relevant Planning History

None

Representations

Workington Town Council

First response:

Recommend refusal - Concerns were raised over the existence of only one exit and 
entrance to the site, no locally equipped area for play, lack of car parking spaces and an 
inadequate strategy for cycling from the site. 

A councillor highlighted discrepancies in the transport assessment supplied. Section 
3.2.6 states that the existing traffic on the Main Road is significantly below the one-way 
capacity of 1,300 vehicles. However, it was highlighted that, in Road Task Group – 
Technical note 10, unusually low levels of traffic can be directly linked to frequent exits 
and entrances or bottlenecking of traffic on the road. Councillors noted that a report from 
the Highways Authority had yet to be received. Therefore, on the basis of poor traffic 
management, the committee recommends refusal.

Highways Authority/LLFA

First response:



Request additional information relating to the submitted Transport and Drainage 
Information, including:

 Request for extended survey area to include - the roundabout A595/A597 (the 
majority of trips attracted/generated by the new development are expected to use 
the section of the A597 south of the development); the priority junction A597/W 
Ghyll Place; the junction at Moorclose Road and Church Road.

 HGV’s flows on the mini roundabout, Scaw Road/ Main Road A597, have not been 
considered in the junction modelling.

 An extension of the Lakes College in Lillyhall campus (ref No: 2/2017/0200) is 
expected to access/egress off the A597. This should be considered as a 
committed development and the trips attracted/generated included in the junction 
modelling.

 Request further consideration of parking provision and note proposal is below 
CCC standards.

 EVA required for development over 100 dwellings

 Surface Water Drainage Plan unclear

 Amendments required to plot arrangements

Recommend refusal pending the provision of this additional information. 

Second Response:

A further response from the Traffic Management Team Leader at CCC confirms that the 
pedestrian route from the application site to Distington village for school children is 
considered to be a ‘safe’ route. A pedestrian footpath extends the full length of the A597 
to its eastern side, where traffic lights cross the A595. A guardrail footpath then extends 
around the roundabout to where the unclassified and B road routes off the roundabout 
can be crossed. 

Third response:

Raise no objection to the proposal subject to conditions to secure appropriate highway 
arrangements (visibility splays, construction standards) and a final design and 
maintenance/management regime for surface water drainage.

A commuted sum is requested of £6600 for the monitoring of a Travel Plan.

A revised plan is requested by condition for the provision of visitor bays. 

Highways England

First and Second Response:



No objection.

Education Services (CCC)

Primary - There is no space in the catchment school of Beckstone Primary to 
accommodate the primary pupil yield of 29 places from this development. There are two 
further school within the statutory safe walking distance which are, St Mary’s Catholic 
School, Harrington [1.2 miles] which taking into account the net capacity at the school 
also has no space, and Distington Community Primary [1.9 miles], which has places 
available which will accommodate the yield from this development, therefore no 
contribution for primary education will be required.

Secondary - There are sufficient places available in the catchment school of Workington 
Academy to accommodate the secondary pupil yield from this development. Currently 
there are 301 places available; 136 places are required from other developments, which 
leaves space to accommodate the 20 places required from this development, therefore 
no contribution for secondary education will be required. Workington Academy is not the 
closest secondary school, the Energy Coast UTC is closer [1.7miles] however, as a 
technical college, intake at the school is from the age of 14. Also closer is the St Joseph’s 
Catholic High School [2.7 miles] but this does not have a defined catchment area.

Access Officer

First & Second Response:

No objections.

ABC Housing Services

First response:

Require 20% provision and tenure split in accordance with policy S8. 

Provide further information from the 2016 housing study and Choice Based Lettings. The 
former suggests a need for affordable housing in Workington and its adjoining parishes of 
Camerton, Great Clifton, Seaton and Winscales is mainly for four bed properties, 
followed by three bed properties suitable for older persons. There is a lesser need for 
one, two and five+ bed properties for older persons and 5+ bed properties for general 
needs.

The latter indicates that there is a large demand for two bed houses for rent, the demand 
for three bed houses is smaller than the demand for one bed flats and bungalows and 
two bed bungalows.

Request that the developer re-considers the proposed provision in line with the evidence 
base. 

County Archaeologist



First and Second Response:

No objections - The applicant has commissioned an archaeological desk-based 
assessment and geophysical survey of the site. The results indicate that there is a low 
potential for archaeological assets to be disturbed by the construction of the proposed 
development.

Natural England

First and Second response:

Refer to standing advice. 

Environmental Health

First & Second response:

Recommend conditions relating to noise mitigation, site investigation for contamination 
(including gas migration) and construction management. 

Cumbria Constabulary

First & Second Response:

Insufficient information to indicate how this development complies with the Local Plan on 
crime prevention and security issues. The dwellings are laid out to maximise
natural surveillance opportunities and enhance neighbourliness, without compromising 
privacy. But the public space identified as a likely attenuation basin is deliberately not
overlooked and the dwellings either side are specifically labelled as ‘Vista
Stopping Buildings’. To reduce the opportunities for anti-social or nuisance behaviour 
occurring in this space, it should be properly addressed by dwellings to improve views 
and to comply with DM14 Standards of Good Design. Further clarification required on 
boundary fences and burglar prevention measures.

Fire Service

Indicate that a development of 115 units does not require an EVA for their purposes. 
Instead the applicant must adopt a risk assessed approach. This may look at the 
possibility of domestic sprinklers being installed. An alternative approach may be to 
install a hydrant on the site to allow any incident to be dealt with by initially a single 
appliance crew.

Electricity North West 

First & Second Response:

No objection. The development could impact on ENW apparatus. Confirm that there is an 
11kV cable on the north side of the proposed development area. There is an overhead 
LV circuit on the southwest side of the proposed development area. Any structures 



and/or easements will need to be protected or diverted at the applicant’s extent. 

United Utilities

No objection. Following review of Flood Risk Assessment & Drainage Strategy, dated 
April 2017 ref: 30094/RDE proposing surface water discharging into watercourse, confirm 
the proposals are acceptable in principle to United Utilities. Recommend conditions to 
secure drainage for the development in accordance with principles set out in the 
submitted Flood Risk Assessment & Drainage Strategy, and conditions for maintenance 
and management. 

Northern Gas Networks

No objections. Plan provided for apparatus in the area. 
 

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

The application has been called in to Development Panel by Cllr Harrington. 

34 letters of representation have been received following the original advertisement of 
the application and re-consultation (up to 23rd November 2018), raising objection to the 
proposal.  The representations are summarised as follows:

 Harrington has more than its fair share of house building. Too much new build for 
the existing infrastructure to cope. 

 The roads through High Harrington are already very busy and congested with 
often queues of traffic waiting on Scaw Road and Crooklands trying to join the 
A597 as well as a large build-up of traffic on the A597 trying to join the A595 and 
A597 to the South and East respectively.

 Potential to impact on red squirrels, frogs and toads that are all noted to be using 
gardens adjoining the site. 

 Harm to privacy by way of overlooking, noise and disturbance. 
 Loss of view
 Overshadowing
 Vehicle pollution, particularly for children if required to walk to Distington.
 Local school promised money from Whins Farm and didn’t get any. 
 Local schools are full and amenities are poor and unable to support this level of 

development. 
 Too much building in such as small area.
 Houses aren’t affordable. 
 Adverse visual impact on the area
 Over-development/density too high. 
 Increased risk of accidents, limited crossing points for the A597. Road is already 

dangerous and heavily congested.  
 Exacerbate existing surface water flooding on Scaw Road
 Access appears to be on a blind brow, another dangerous junction. 
 Greenfield development yet again, not the numerous brownfield sites that exist in 



West Cumbria. 
 Hedges to be lost contain a number of mature trees and are used by wildlife such 

as red squirrels, bats, hedgehogs and various bird species as wildlife habitat and 
corridors which, on starting the development, will have a significant detrimental 
effect to the wildlife resident on the area.

 No provision for a play area on the plans. 
 Local area needs a zebra crossing at Brewery House for children crossing to 

school from former railway, outside classroom/classroom lodges, new software at 
school and literary resources, cast iron seats on harbour. 

 Housing need figures based on Central Government figure that has been plucked 
out of the air. No rationale for Allerdale to be increasing its provision. 

 Application made with obsolete or no data. 
 Plans provided do not show the proposal sufficiently in context. 
 Traffic Data is from 2014 and does not take account of recent development. A597 

is carrying a lot more traffic with congestion at Lillyhall roundabout and Beckstone 
Bridge. 

 Is the water supply adequate? Do the sewers have capacity? 
 Who are these houses for? What if Moorside suffers a long delay or cancellation?
 Harrington needs a bypass, people speed into the village all the time. 
 There should be no removal of mature trees along Crooklands. Significant trees 

and hedgerows would be removed. 
 Site floods during heavy rain with adjacent gardens waterlogged all winter.
 Main road not designed for the level of traffic using it. 
 Request an independent air quality and traffic assessment before any decision.   

Duties 

Regulation 9 of the Conservation of Habitats and Species Regulations 2017 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 S6 – Area Based



Policy S7 - A mixed and balanced housing market
Policy S8 – Affordable Housing
Policy S21 – Developer contributions
Policy S22 - Transport principles
Policy S24 – Green Infrastructure
Policy S25 – Sports, Leisure and Open Space
Policy S29 - Flood Risk and Surface Water Drainage
Policy S30 – Reuse of Land
Policy S32 - Safeguarding amenity
Policy S33 - Landscape
Policy S35 – Protecting and Enhancing Biodiversity and Geodiversity
Policy S36 – Air, Water and Soil Quality
Policy DM12 – Sustainable Construction
Policy DM14 - Standards of Good Design
Policy DM16 – Sequential Test for Previously Developed Land
Policy DM17 – Trees, Hedgerow and Woodland

Other Material Considerations

Allerdale Local Plan Part 2 (Pre-submission Draft)

National Planning Policy Framework July 2018

Allerdale Borough Council Plan:

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

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 the 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 Great 
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. In the absence of the applicability, in this 
instance, of the policies in the NPPF that protect areas or assets of particular importance, 
the provisions of paragraph 11 d. ii. of the NPPF  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

(a) Location 

High Harrington, along with Harrington, Seaton and Stainburn fall within the defined 
settlement of Workington, which is the Principal Service Centre within the Allerdale Local 
Plan Part 1 (ALPP1) and to which 35% of overall housing growth is directed by the 
ALPP1, amounting to 106 dwellings per year over the Plan period. 

Policy S5 states that new development will be concentrated within the physical limits of 
the Principal Service Centre. However, implicit to the policies of the ALPP1, is the 
understanding that the adopted settlement boundaries of the 1999 Plan would require 
updating and extending to accommodate the intended housing supply, certainly within 
the medium term of the Plan period as part of the preparation of the Allerdale Local Plan 
Part 2. It was accepted by the Inspector as part of the planning appeal at Great 
Broughton referenced above, that we are now within the medium term of the Plan period, 
whereby site allocations outside of the 1999 settlement limits should be on stream to 
provide for housing delivery. With Part 2 of the Local Plan still in advance of its 
submission and subject to objections, it is afforded little weight and there cannot be a 
reliance on the draft allocations contained within it. The 1999 settlement limits are 
therefore considered to be out of date and both policies S3 and S5 of the ALPP1 are not 
considered to carry weight insofar as they relate to these out of date settlement 
boundaries. 

The proposed development site lies outside of, but directly adjacent to, the 1999 
settlement limit for Workington, along part of the southern boundary to High Harrington, 
accessed directly off the A597. It would border existing housing development to the north 
and east and would therefore be compatible with the predominant land use.   The 
location of the proposal is considered to relate well to the existing settlement.  

As cited above, the Pre-Submission draft of the Allerdale Local Plan Part 2 which seeks 
to review existing settlement limits and provide strategic housing allocations for the 
remainder of the Plan period identifies the site for housing (Draft policies SA6 and SA9). 



At this stage of the plan making process, the pre-submission draft cannot be afforded 
significant weight, but it is noted that the proposal does not raise any conflict with this 
current draft in terms of the location of new housing. 

(b) Scale of development 

Policy S5 of the ALPP1 requires that the scale of development proposed be 
commensurate to the size of the settlement and reflect its position in the hierarchy. The 
application site is relatively large in scale and falling within the Principal Service Centre 
for the Borough As such the scale of the development is considered to be acceptable. 
The draft ALPP2 acknowledges that, within the Principal Service Centre, significant 
housing growth will be delivered through larger sites. 

Concerns of residents are noted relating to the scale of the proposal in relation to High 
Harrington itself, having regard to recently constructed and ongoing development of 
housing at Whins Farm (Storey Homes) and The Meadows (Thomas Armstrong) and the 
level of services and amenities unique to High Harrington itself. However, as an integral 
part of the Principal Centre, which benefits from a range of services and amenities, the 
scale of the proposal accords with the settlement hierarchy of the ALPP1. Whilst the site 
is not previously developed land, the majority of allocations proposed within the Pre-
submission draft are on greenfield sites, acknowledging that there is insufficient 
previously developed land to meet the identified need.  

To conclude, the scale of the development is considered to be appropriate for the 
Principal Service Centre and 115 dwellings equates to a density of 24.5 dwellings per 
hectare, which accords with parameters set down in draft policy SA9 of the ALPP2 and is 
consistent with the density of development to the north and east. 

(c) Housing supply 

Policy S3 of the ALPP1 identifies that Workington as the Principal Service Centre, will 
provide 35% of the housing growth over the Plan period, equating to 1915 dwellings up to 
2029. Planning permissions totalling 1120 dwellings have been given to date 
(commitments), with a further 460 dwellings proposed from allocated sites within Part 2 
and the remainder comprised of windfall sites. To date, 680 dwellings have been 
completed. The provision of an additional 115 dwellings would contribute to and not 
exceed the requirement to be provided by the Principal Service Centre and as a draft 
allocation with Part 2, would not adversely impact on the housing balance. 

(d) Conclusion on the principle of development 

Notwithstanding the fact that the site lies outside of the settlement limit for Workington, 
Officers consider the principle of residential development at this location to be 
acceptable. The site lies directly adjacent to the saved settlement limit and therefore, can 
be considered both well related and sustainable. The scale of development proposed is 
not considered to be disproportionate to the size of the settlement nor its role as the 
Principal Service Centre. 

Officers conclude that the proposed development is acceptable in principle.



Benefits of the proposal

The provision of 115 additional dwellings at High Harrington would provide for additional 
housing at a scale that the draft ALPP2 considers reasonable for Workington as the 
Principal Service Centre. The proposal would contribute particularly to one of the key 
objectives of the NPPF to boost significantly the supply of housing in order to contribute 
to the economic and particularly the social dimension of sustainable development – 
supporting strong, vibrant and healthy communities, by providing the supply of housing 
required to meet the needs of present and future generations. Similarly, the proposal 
would contribute to strategic objective SO2c of the ALPP2, which seeks to ensure a 
deliverable supply of housing land that meets the needs of the community and local 
economy, as well as the Council Plan in terms of strengthening our economy - supporting 
the development of new homes where they are needed. 

The proposal would provide for 23 additional affordable houses for social rent and 
discounted sale, increasing access to affordable housing, in accordance with strategic 
objective SO2d of the ALPP1 and the Council Plan’s priority of tackling inequality through 
the provision of more affordable housing.    

The provision of additional housing would have economic benefits arising from further 
investment in the construction industry and the associated retention of jobs directly and 
indirectly within the supply chain.  

These significant benefits must be afforded weight in the application of the “tilted 
balance.”

Sustainability, Access and Parking

(a) Sustainability:

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. 

As stated above, High Harrington falls within the Principal Service Centre of Workington, 
to which large scale development is directed. As part of the largest town in the Borough, 
the site is considered to have reasonable access to the widest range of services and 
amenities. 



However, the site does lie to the edge of this settlement, and the respective distances to 
schools and employment opportunities are noted as follows:

Lakes College – 1km
Beckstones School/Shops and Services of Church Road, Harrington – 1.4km
Distington School – 2.2km
Lillyhall – approx. 2.0km
Stainburn Academy – 5km

As such, it is considered that there are some services, amenities and 
education/employment opportunities within the preferred maximum walking distances, 
whilst other facilities, supermarkets and employment opportunities lie beyond this. 

At present, a lit footpath extends from the site northwards into High Harrington to both the 
western and eastern sides of the A597.  The lit footpath to the east also extends south to 
the roundabout with the A595. 

The site is on regular bus routes (30/31 and the 301) and the nearest bus stop is at The 
Crooklands entrance (approx. 200m).   These regular services, connect to Carlisle, 
Maryport, Workington and Whitehaven. Harrington railway station is located 2km from the 
site, albeit at a much lower than the site and not offering a convenient alternative mode of 
transport. 

For cyclists, National Cycle Route 72 (Cumbrian Coast and Hadrian’s Cycleway) is in 
close proximity to the site (800m) and provides links to both Workington and Whitehaven. 

The site is therefore considered, notwithstanding the distance to the railway station, to 
have good access to a regular bus route and can connect to a national cycle route.  Lit 
pedestrian footpaths exist to the north and south of the site, albeit some walkers may be 
discouraged by distance and the busy A597 and concerns of residents are noted that this 
main road can be difficult to cross. Overall, the site is considered to be sustainable, given 
the level of access for pedestrians, cyclists and the proximity of regular bus routes. 

The application has been supported by a Residential Travel Plan to encourage 
sustainable travel patterns to be both established from the outset and maintained over 
time. The Travel Plan provides the following measures:

 Resident Engagement Strategy: Promotion of travel options, Provision of a 
bespoke travel information website, Provision of a travel information guide, 
Personal Journey Planner from the TP Co-ordinator, Preparation of an annual 
travel newsletter for residents.

 Walking Strategy : Promote and encourage walking through the distribution or 
displaying of promotional material, Provide appropriate internal and external 
linkages for pedestrians.

 Public Transport/Cycle Strategy: Promote and encourage cycling by distributing or 
displaying promotional material.

 Sustainable Car Use Strategy: Promote Car Sharing, Promote Eco-Driving, 
Promote Electric Car Charging Points.



 
Having regard to the relevant policies of the Plan and the NPPF, it is considered that the 
proposal is accessible by modes other than the car and that measures would be provided 
to reduce the reliance on the private car by future residents. 

(b) Access provision/Impact on the highway network:

The application has been supported by a Transport Assessment (TA) and Stage 1 Road 
Safety Audit. Further information as indicated above has been provided at the request of 
the Highways Authority. 

A single access point is proposed off the A597 to serve the proposal, with a second 
access proposed for Emergency Vehicle Access only, also positioned off the A597, to the 
south. The main access would be a simple T-junction designed to accommodate 100-300 
dwellings and lies within the existing 30mph speed limit. Footpaths are proposed to be 
designed to tie into the existing provision on Main Road to the north and south of the site 
frontage. The proposed access is situated c.50m south of the recently constructed 
residential access on the west side of Main Road and would provide visibility splays of 
58.5m to the north and 64.9m to the south. These have been based on speed surveys 
dating from 2014 and long sections are provided to demonstrate that the crest of the hill 
going south would not impede the visibility proposed. 

The findings of the submitted TA are summarised as follows: 
 9 recorded Personal Injury Accidents within the study area, in the period from 

November 2009 to March 2016, which resulted in a ‘Slight’ injury. 
 There were no recorded serious or fatal accidents within the vicinity of the site in 

this period. 
 Of the 9 recorded incidents, 1 related to the Scaw Road/Main road junction, 4 to 

Main Road / West Ghyll Place, 3 to Hallwood Road/Main Road and 1 other..  
 One accident is reported on Main Road, between Scaw Road and West Ghyll 

Place, during the study period. This involved a vehicle stopping at the side of the 
road to reverse onto a drive and a vehicle behind colliding with the rear of the 
stationary vehicle. 

 On the basis of this information, the TA concludes that the development will not 
exacerbate any existing road safety problem within the vicinity of the site and it 
does not appear that any PIAs 2resulted from the layout or geometry of the link or 
junction where it occurred. 

 In terms of capacity of the adjacent road network, the submitted TA relies on traffic 
flow data from 2014 also and indicates flows on Main Road are 415 – 723 vehicles 
per hour northbound and 496 - 538 southbound during peak periods. 

 The TA concludes that existing traffic flows are significantly below the link capacity 
of Main Road. TA79/99 gives the capacity of various types of urban roads. Main 
Road is considered to be a type UAP2 or UAP3 road and would have a minimum 
one-way capacity of 1,300 vehicles per hour, which is significantly higher than the 
existing traffic flow levels where the highest average observed traffic flow is 723 
vehicles per hour northbound in the PM peak hour. 

 Analysis of nearby junctions has been provided for the proposed site access 
junction on Main Road and the A597 Main Road/Scaw Road mini-roundabout 
junction, based on data taken in 2014 and updated in 2016 and takes account of 



commitments on land west of Main Road (75 dwellings), 80 dwellings off Main 
Road and 53 dwellings at Bellaport Gardens. 

 Using the TRICS database, the trip generations used in the traffic assessments 
are 69 and 75 vehicles, two-way, in the AM and PM peak hour periods 
respectively. At the Main Road / Scaw Road junction to the north of the proposed 
access, the development will generate an additional 31 vehicle turning movements 
per hour in the AM peak and an additional 33 vehicle turning movements per hour 
in the PM peak. These represent only c.2.4% of observed traffic flows during the 
AM and PM peak periods at the Main Road / Scaw Road junction. 

 Flows on Scaw Road will increase by 18 vehicles per hour during the AM peak 
period and by 19 vehicles per hour during the PM peak period. This level of 
additional traffic is considered to have a negligible impact on Scaw Road and its 
junction with the A596 and no interventions are required at the junction. 

 The increase in flows on Main Road to the west of the Scaw Road junction will 
also be negligible (13 vehicles per hour in the AM peak and 14 vehicles per hour 
in the PM peak).

 Observed Flows through the Scaw Road Mini-roundabout are provided along with 
Forecast flows for 2027 for this roundabout and from the new access off main 
Road. 

 The TA results demonstrate that the proposed access junction on the A597 Main 
Road will operate with significant spare capacity during peak periods with a 
maximum RFC of 0.16 on the site access and negligible queuing.

 The TA results demonstrate that the mini-roundabout will operate with spare 
capacity during peak periods with the development proposal in place with a 
maximum RFC of 0.79 and a queue of around 3-4 vehicles on the Main Road 
(south) arm during the PM peak hour period. The results demonstrate that the 
proposals will result in a negligible increase in RFC and vehicle queues at the 
junction during peak periods. 

 As the impacts are negligible, no intervention is proposed. 

Following submission, the Highways Authority requested additional 
information/clarification on a number of issues and the applicant’s consultants have 
responded to this. This additional information:

 Clarifies the extent of survey work established at the pre-application stage directly 
with CCC

 Confirms that HGV flows on the Scaw Road Mini roundabout have been factored 
in to the submitted TA.

 Provides additional peak flow data for development at the Lakes College site and 
confirms that the low flows are not significant in the context of the road capacity 
and as such, do not warrant further assessment. 

 Responds to points of detail on the site layout. 

Following the submission of additional information, the Highways Authority has raised no 
objection to the proposal in terms of its impact on the capacity of the road network. A 
condition to secure a minimum visibility splay is suggested and included within this 
report. Similarly, Highways England has raised no objection to the proposal in relation to 
the operation of the A595 trunk road. 



Based on the advice of these consultees, it is not considered that the proposal would 
have an unacceptable impact on highway safety, nor would the residual cumulative 
impacts on the road network be severe. As such, having regard to Paragraph 109 of the 
revised NPPF, highways grounds are not considered to be a reason for refusal in this 
case. 

(c) Parking:

CCC’s Design Guide requires a maximum of 294 spaces for the housing mix proposed. 
The revised scheme proposes 304 spaces from a combination of in curtilage parking, 
designated visitor spaces and on street parking. An additional 13 spaces are proposed 
for garaging. As such, the maximum parking requirements of the County Council’s 
Design Guide are exceeded.  

The response from the County Council indicates that the proposal does not provide 
sufficient visitor spaces, although the response provided does not include a breakdown of 
the need and therefore how any shortfall has been calculated. Officers have calculated 
the required number of overall spaces as indicated above and the submission of 304 
spaces exceeds the Design Guide which is intended as a maximum. As such, it is not 
considered appropriate to include the condition requested by the Highways Authority for 
a further plan providing visitor spaces. As a detailed application, this would not be 
procedurally appropriate as the Council is required the consider the detailed scheme as 
submitted.  

To conclude on this topic, the proposal is considered to be acceptable in relation to policy 
S22 of the ALP and advice contained within the NPPF. 

Flooding and Drainage

Policy S29 of the ALPP1 directs development away from areas at risk from flooding, and 
seeks to ensure flood risk is not increased elsewhere, requiring full consideration of the 
surface water drainage hierarchy. 

The proposal site lies within Flood Zone 1, which is land at the lowest probability to 
flooding. 

The application has been accompanied by a Flood Risk Assessment and Drainage 
Strategy, with additional information provided at the request of the Lead Local Flood 
Authority (LLFA). The submitted information confirms that, at the pre-application stage, 
the LLFA requested surface water be restricted to 5 litres/sec/ha to reflect current 
greenfield run-off rates. This equates to 23.8 l/s and flows from the development are 
proposed to be restricted to this rate. 

It is submitted that infiltration will not be suitable on the site following some initial tests.
A connection to the ordinary watercourse in the north-west corner of the site is possible 
and a Sketch Drainage Layout has been provided to demonstrate the proposed details of 
the scheme. 

Attenuation will be included in the system in the form of an on-line basin that will also 
provide treatment prior to discharge to the ordinary watercourse. Some oversized pipes 



and off-line cellular storage will also be provided. Two flow controls have been
introduced to limit the flows at the oversized pipes and at the basin outlet.
The hydraulic calculations included indicate the flows from the development can be 
restricted to 23.8 l/s in all events up to the 100 year (including 30% climate change 
allowance).

The proposed pond structure will be 1.8m maximum depth, battered to 1 in 3, with 
vegetation to the perimeter. The submission indicates that the pond structure will hold a 
small amount of water at all times, with levels fluctuating depending on rainfall. The 
submission confirms that the pond is in accordance with C753 SUDS manual.
The submitted report suggests that the final surface water drainage details be 
conditioned and confirms that a survey of the condition of the existing watercourse will be 
necessary before finalising details. 

The proposal indicates that foul drainage will connect to the main sewer and United 
Utilities has raised no objection to this. Off-site foul sewers are proposed along 
Harringdale Road to make a connection to the existing 225mm dia. foul sewer just prior 
to the junction with Scaw Road. The foul connection will involve crossing third party land
and an easement will be required; if such an easement cannot be negotiated the sewer 
may have to be installed via a Sewer Requisition.

United Utilities and the Lead Local Flood Authority have raised no objections to this 
aspect of the proposal subject to appropriate conditions to secure details of surface water 
drainage and its management/maintenance. 

In providing for attenuation of a 1 in 100 year event plus allowance for climate change, 
the proposal is considered to take an appropriate and reasonable approach to 
addressing flood risk and no concerns/objections have been raised by the Environment 
Agency or the Local Lead Flood Authority. As such, the proposal is considered to be 
acceptable in relation to policy S29 of the ALPP1, subject to conditions to secure a 
surface water drainage system that achieves the specification outlined above, as well as 
conditions to secure its management and maintenance.  

Landscape and Visual Effects

Policy S33 of the ALPP1 seeks to protect, conserve and enhance the landscape 
character and local distinctiveness of the Plan Area and supports the NPPF aim to 
recognise the intrinsic character and beauty of the countryside. Policies S4 and DM14 of 
the ALPP1, seek to ensure amongst other things that new development responds 
positively to the character and distinctiveness of the location and integrates effectively 
and policy S24 seeks to ensure that regard is had to how the development retains green 
infrastructure. 

The applicant has provided a Landscape and Visual Assessment of the site, along with 
viewpoints and photomontages.

The site is not located within any nationally important landscape designations. The LVA 
confirms that the site lies in the West Cumbria Coastal Plain at the national level and 
within the landscape character type ‘5d - Urban Fringe’, as defined in the document 
‘Cumbria Landscape Character Guidance and Toolkit’. Urban Fringe’ is described as 



areas which have experienced long term urban influences on agricultural land, with large 
scale buildings and industrial estates being common, and valleys, restored woodland and 
semi-urbanised woodland providing interest. The Toolkit indicates that intact field 
patterns of farmland reinforced by hedges and hedgerow trees are sensitive to changes 
in land management and settlement expansion. Open green spaces and fields close to 
settlement edges are sensitive to unsympathetic development. In terms of development, 
the Toolkit states:

 The tendencies for urban development to further encroach on the countryside and 
for agriculture to suffer from vandalism and pressures for access.

 Housing development on sensitive ridges can often lack the soft landscaping 
needed to help integrate it into the wider landscape.

 Expansion of villages can lead to a lack of identity and poor definition between 
town and country.

 Green infrastructure provides an opportunity to seek enhancements to the 
landscape, biodiversity and cultural heritages adjacent to urban areas and to 
create green corridors between settlements.

The site does not adjoin any public right of way, the nearest being on the opposite site of 
the A597 adjacent to Whins Close. Some views of the proposal may be visible from this 
footpath as well as for pedestrians and drivers passing the site along Main Road and 
from residents adjoining the site. 

The LVA assesses the landscape character of the assessment site as dominated by 
open fields of semi-improved agricultural grassland, bounded by a combination of 
treatments including brick and stone garden walls, post-and-wire fencing, hedges and 
numerous mature boundary trees. The immediate land use to the south is uniformly 
agricultural – namely pastoral grassland - although residential development exists to the 
north, east and west of the Site along the A597 (Main Road), Crooklands, Harringdale 
Road and Beaufort Avenue, and also at Seadown Drive.

The results of the LVA are summarised as follows:

Landscape
 the assessment site is considered to be of overall Moderate Quality in terms of 

landscape condition and value. 
 The assessment site is visible from within the immediate area and residential 

properties that adjoin it. Views would also be available from road users along Main 
Road and Charity Lane to the south.

 The development proposals would change the character of the assessment Site 
from an agricultural site to a residential one, giving rise to the irreversible loss of 
the semi-improved grassland which currently exists. 

 The overall sensitivity of the landscape character (as a receptor) is considered to 
be Low. This considers the site features which exhibit some value (such as 
mature, species-poor hedgerows and established landscape pattern), but also the 
detracting elements which have influenced the landscape (such as its edge of 
town location, the loss of hedgerows and a variety of non-original boundary 
treatments) and thus creates capacity for this landscape to accept change.

 The assessment Site is not critical to maintaining the overall landscape character 



of the area, as the character would continue to be obtained in the surrounding 
area when the assessment site was developed. The magnitude of the effects on 
landscape character is therefore considered to be Medium. 

 This takes into account that the site has been assessed as having capacity to 
accept change, although the scale of the development would be visible in medium-
range filtered views from road users along the A597 (Main Road) and also 
medium-distance views from Footpaths 262004 and 262003 to the south. The 
extent of the landscape change would be localised and generally confined to the 
immediate setting.

 The landscape effect of the proposed development on the overall landscape 
character would therefore be Slight.

 The consequent effect on landscape features and vegetation as a landscape 
receptor would therefore be Slight.

Visual
 The proposed development would change the nature of the outlook available from 

adjacent residential properties, in that the existing views to and over the 
undeveloped site would be affected. 

 The susceptibility and sensitivity of these residential visual receptors is considered 
to be High. 

 In terms of magnitude, the visual effects on residential properties are considered 
to be Small. This takes into account that the development is considered to be of 
moderate scale, in that, the new development essentially comprises an ‘infilling’ of 
the existing development envelope within the wider view.

 The overall visual effect on residential properties would be Major/Moderate to 
Moderate at closer proximity and Moderate to Slight at longer distances.

 The susceptibility and sensitivity of roads as visual receptors is considered to be 
Medium. The value of these passing and transient views is therefore considered to 
be Low. This is because the observation of passing road users and commuters is 
brief and momentary. The magnitude of the visual effect of the development on 
public roads is therefore considered to be Small.

 The proposed development would therefore entail only limited change to the 
existing view along the public roads and would not constitute an adverse visual or 
significant environmental effect. 

 The principal visual effect on public rights of way (PRoW) will be Slight. The 
nearest PRoW/Bridleway is approximately 120m to the west of the assessment 
Site, although views are restricted at closer distances along this footpath due to 
intervening built form at Whins Farm Close and the undulating nature of the 
topography in this location. Thus, the least interrupted views towards the Site from 
this footpath (Footpath 262004) are available from approximately 280m south west 
of the Site.

 In terms of magnitude of effect, the visual effect of the proposed development on 
PRoW would be Small from those views closest to the development, and Small for 
views at longer distances along these footpaths.

The impact of the proposal on residential amenity including outlook, will be considered in 
detail in the section below. 

The application site is presently part of a network of fields comprising the open 



countryside that surrounds High Harrington. As it lies immediately adjacent modern 
housing development to three boundaries and the A597, its urban fringe characteristics 
are notable. This urban fringe quality is emphasised by the presence of industrial and 
educational facilities further south at Lakes College and Lillyhall. Whilst the Landscape 
Character Toolkit notes the risk of development further eroding the countryside, which 
this development would do to an extent, it would do so in a relatively contained manner. 
The proposed boundary treatment would provide a definitive line to the edge of the built 
form to the south and an adequate physical separation of open land would remain 
between the village and the industrial/educational facilities to the south. As such, it is not 
considered that the proposal would result in sprawl. 

Whilst there would be an obvious change in the character of the site itself, this impact 
would be localised within an area that is not highly sensitive to change. As such, the 
broader landscape character impacts of the proposal are not considered to be significant. 

Land levels across the site slope upwards from the north west corner to the south east, 
(approx. 66.5 – 80.6m AOD). Beyond the southern boundary, levels fall and plateau to a 
degree before rising further south. As a result, when travelling south along Main Road, 
the proposal would be viewed as continuing housing development through High 
Harrington as the road rises up to the south.  When travelling from the south, the 
southern line of housing proposed will be visible in part over the crest of the hill, where 
housing to the east of the A597 is not particularly visible at present. This will be similar to 
the visibility of the farmhouse and farm buildings at Whins Farm to the opposite side of 
the road, but extending to the east. 

It is considered that this will be the most notable visual change resulting from the 
development, experienced by pedestrians and drivers on the A597. Whilst this change 
will be notable, it is not considered that the resulting visual impact would be significant on 
the basis that the visual qualities of the immediate locality are not high, hedgerows along 
the A597 restrict views and where more open views are available, the development will 
sit within a relatively wide ranging open aspect, taking up only a portion of the view at a 
relatively low lying scale. Visual receptors will have an awareness of entering an urban 
environment. 

Having regard to the submitted LVA and the relevant policies of the Plan, the landscape 
and visual impacts of the development are not considered to be significant. 

Design/Appearance

Policies S4 and DM14 of the ALPP1 seek to ensure a high quality of design in new 
development and incorporate criteria addressing a number of design issues, including 
responding positively to the character and distinctiveness of an area, integration, 
connectivity, appropriate scale, and so on. 

The proposal provides for a relatively standard housing estate layout, the approach being 
dictated to some extent by the singular access point from Main Road and level changes 
across the site. The layout generally follows a looped round that extends from and 
returns to the one access point.  The proposal provides for a mix of standard house types 
and sizes, generally with in-curtilage parking to the front or side, integral garaging, front 
driveways and private rear gardens. The proposal provides for two areas of Public Open 



Space, one centrally providing an equipped area of play and one to the eastern portion of 
the site.  The proposal incorporates significant tree planting within the proposed estate 
and additional hedging to the southern boundary where the development adjoins the 
open countryside.    

Internally to the site, the proposal is considered to provide for a good standard of housing 
environment, providing adequate separation distances, external amenity space, in 
curtilage parking and public open space for future residents, similar in style to recent 
developments at Clifton, High Harrington, Stainburn and Thursby. Should members be 
minded to approve the proposal, a condition is recommended relating to the approval of 
groundworks/retaining structures to internal boundaries, to ensure that the standard of 
housing environment for future residents is not adversely impacted by overly high 
retaining and boundary walls where there are notable level changes.

In design terms, the proposal is considered to respond appropriately to the character of 
High Harrington, which has some limited older development to its main through routes, 
but which has been extended by large scale housing estates dating back to the 1970’s.

There is limited permeability through the site to existing housing to the north and east. It 
is understood that this is as a result of land ownership restrictions. As any such routes 
would not necessarily improve the connectivity of the site to existing services and 
amenities (which are mainly accessed along Main Road) then the lack of permeability in 
this instance does not raise any significant concerns.  
A noise report has been provided on the basis that future residents could potentially be 
impacted by existing noise, principally that arising from motorists on the A597. The report 
recommends mitigation measures and Environmental Health recommend a condition 
requiring these measures to be incorporated into the scheme 

As such, the proposal is considered to have sufficient regard to its context and provide a 
good quality of housing environment for future residents in accordance with policies S4 
and DM14. 

Residential Amenity

A number of policies of the ALPP1 and principally Policy S32 seek to protect the amenity 
of existing residents to an acceptable standard. 

The proposal has the potential to impact principally on those residential properties to the 
western, northern and eastern boundaries of the site.  

To the eastern boundary of the site lies Seadown Drive, properties bordering the site are 
both single and two storey, some with rear additions that vary in size and scale. Main 
back to back distances between existing and proposed housing (excluding additions), 
would range from 21.5 to 28m along this boundary, with the finished floor levels of the 
proposed housing following the contour of the land, as do the existing houses. The 
existing boundary hedge would be retained. Given that there will be no significant level 
changes to these off site houses, the separation distances are considered to be 
acceptable in terms of the level of housing environment retained by way of privacy, 
overshadowing and over-dominance. 



To the northern boundary of the site lie properties on Beaufort Avenue and Harringdale 
Road. Land levels generally fall to the north and so the housing on the application site 
will be positioned at a higher level. 

In relation to 1, 3, 5, 7, 9, 11 and 24 Beaufort Avenue, main back to back distances will 
be approx. 32m and main to side distances will be at least 19m. Existing boundary 
hedging and trees would be retained at this point. As such, the separation distances 
proposed are considered to be sufficient to ensure these neighbouring properties are not 
significantly adversely affected by way of overlooking, overshadowing or overdominance.  

In relation to 23, 25, 27, 29, 31, 33, 35, 37, 39 and 100 Harringdale Road, main back to 
back distances will exceed 27m and main to side distances will be at least 17m. A mature 
hedge and some trees will be retained to this boundary, with the exception of no.33 
Harringdale Road which has an open boundary. A section drawing has been provided of 
proposed plot 24’s relationship to 31 Harringdale Road, which indicates a level change of 
2.2m in height and a separation distance of 27.3m. A hedge exists to this boundary and 
only a small external terrace is proposed to this plot. As such, this relationship and the 
relationship with others along Harringdale Road are considered to be acceptable, with 
the exception of no.33. 

As indicated above, there is no hedging to the rear of no.33 Harringdale and proposed 
plot 25 would be at a similarly raised level to plot 24, with a large rear terrace within 7.0 - 
7.5m of the site boundary, albeit this terrace is not shown on the section drawing. A 1.8m 
fence is proposed to this boundary that would easily be overlooked by any raised terrace. 
As such, it is considered appropriate to secure by condition that, notwithstanding the 
submitted plans, this terrace be lowered or reduced in a manner that would not result in 
significant overlooking to no.33.  

To the western boundary, the site adjoins properties on Crooklands and Main Road. 
There are marked level changes towards the southern section of the site towards this 
boundary (with the application site at a higher level, but these level changes gradually tail 
off and are less noticeable towards the northern section/boundary of the site). 

Due to the juxtaposition of existing properties on Crooklands with the proposed plots on 
the site, the less notable level change and the separation distances proposed, the 
proposed development is not considered to have a significant adverse impact on the 
residential amenity of these properties. 

To the rear of 143a, 145 and 147 Main Road, land levels rise across the site. Initially, 
concerns were raised in relation to the impact of the proposed housing on the outlook 
and privacy of these properties and, as a result, amended plans have been provided 
which include a change to house types, increased separation distances and lower 
finished floor levels. Dormer bungalows are now proposed to plots 5, 6 and 7 which back 
onto 143a Main Road.  Whilst the level changes between the 143a Main Road and plots 
5, 6 and 7 will still range between 2-3m, separation distances will now exceed 30metres. 
As such, whilst the outlook for this property will no doubt change, the separation 
distances and changes to the house types are considered sufficient to ensure that this 
proposal will not be significantly overlooked and the development will not appear 
oppressive. 



Plots 3 and 4 which are to the rear of 145 and 147 Main Road have been amended to 
bungalows. Minimum separation distances are approx. 24m and these plots have been 
positioned to face north west, whereas 145/147 main Road lie due west. Whilst these 
plots will be at a higher ground level, section drawings are provided and officers consider 
that, similarly to 143a Main Road, whilst the outlook for these two properties will no doubt 
change, the separation distances and changes to the house types are considered 
sufficient to ensure that this proposal will not be significantly overlooked and the 
development will not appear oppressive. 

Further to the amended plans provided and subject to the condition suggested relating to 
plot 25, it is considered that the impacts on the residential amenity of neighbouring 
properties will not be significant and therefore in this respect, the proposal is acceptable 
in relation to policy S32 of the ALPP1. 

Ecology

Policy S35 of the ALPP1 seeks to maintain and improve conditions for biodiversity and 
the protection of sites and species according to their level of importance. 

The application has been supported by an Extended Phase 1 Habitat Survey and 
additional surveys for bats and red squirrels.  

The site mainly consists of grazing land intersected by hedgerow. The submitted surveys 
indicate the primary interest in the locality relates to bats, red squirrels and birds. It states 
that whilst bats are foraging across the site, no bat roosting potential within the site was 
recorded. Similarly for red squirrels, whilst there are a number of records of red squirrels 
within the locality, no dreys were detected on site. The report therefore concludes with a  
number of mitigation measures:

 The species-poor hedgerow along the southern site boundary will be ‘filled-in’ and 
improved using native species.

 The landscape scheme will include tree species which are favourable for red 
squirrels.  

 Bat boxes will be installed on 3 of the retained trees on site
 New lighting should be directed away from hedgerows and mature trees which will 

avoid disturbance to foraging bats which may use these features on site. 
 Red squirrel dreys may be constructed in the time elapsed since the survey was 

undertaken. Therefore, it is recommended that, prior to the felling of any semi-
mature or mature trees on site, a check for any dreys is carried out by a suitably 
qualified ecologist.

 Tree felling and hedge removal works should be scheduled to commence outside 
of the bird nesting season (i.e. avoiding the period between March and August 
inclusive). Where this is not possible, a check should be carried out on trees and 
hedgerows to be removed. This should be undertaken by a suitably qualified 
ecologist and works should be carried out no longer than 48 hours after the check. 
If nests are present, the hedgerow or tree must remain in situ until the young have 
fledged.

Subject to a suitably worded condition to secure these proposed mitigation measures, it 



is considered that the proposal would not have any significant adverse effects on 
ecological interests. 

Trees/Hedgerows

Policy DM17 of the Allerdale Local Plan seeks to protect trees and hedgerows where 
they are important to a community, have a positive impact on the character of the area or 
have nature conservation value. Proposals that involve felling/removal, will be resisted 
unless acceptable mitigation or compensation measures can be secured. The revised 
NPPF requires planning decisions that minimise impacts and provide net gains for 
biodiversity. 

The application has been supported by an Arboricultural Report and Impact Assessment, 
and an Arboricultural Method Statement (revised), and a further Ecology Report and 
addendum, which contains a Hedgerow Assessment.  

The Arboricultural Impact Assessment & Method Statement July 2018 confirms no 
tree/hedgerow removal to the boundaries of the site with the exception of the site 
frontage where the new access is proposed and visibility splays are required, triggering 
the removal of the existing hedge.  

Within the site, the proposal would require the removal of a relatively small number of 
trees, none of which were noted at the site visit as significant in terms of amenity value. 
The greater arborcultural impact is considered to arise from the removal of hedgerow.  
Hedgerow and tree removal within the site largely relates to the two main hedgerows that 
transect the site (H22) and a small number of trees that lie within these hedges, (G16, 
T18, T20,  G21) and a shorter hedge and small number of trees forming a further field 
boundary to the rear of 143a Main Road. All are considered within the submitted report 
as Category C classification with exception of H1, which is 40m long category B 
hedgerow. To the site frontage, 67m of hedgerow is proposed for removal, although it 
has been clarified by the applicant through a late submission that there is no proposal to 
remove further hedgerow to the south of the application site for construction compound. 

The Ecology Addendum confirms that the proposed development will result in the loss of 
approximately 450 metres of hedgerow, corrected to 405m to account for the amendment 
above. The ecologist confirms that these four hedgerows are not classified as ‘Important 
Hedges’ under the Hedgerow Regulations 1997 with respect to wildlife and the landscape 
(it is noted that an assessment of historic or archaeological evidence has not been 
made).

To provide compensation for the loss of trees/hedgerow identified, the submission 
clarifies that it is proposed to plant approximately 280 metres of hedgerow along the 
southern site boundary. The new hedgerow would comprise hawthorn, blackthorn, hazel, 
holly and dog rose. The soft landscape scheme produced by Urban Green proposes the 
planting of 60 root balled standards and 10 container grown Pinus in order to 
compensate for tree removal. The introduction of the SUDS pond will provide a further 
element of biodiversity enhancement. 

The proposed development will therefore result in a loss of approximately 135 metres



of hedgerow, which has not been classed as important hedgerow for the purposes of the 
Regulations.  The introduction of the pond and the level of tree planting proposed will 
provide some compensation for this loss. Further, the submitted Ecology report considers 
that the  replacement hedgerow along the southern site boundary will serve to prevent
habitat fragmentation and loss of connectivity associated with the loss of hedgerows
H3 and H4 and that the planting of a large number of trees scattered throughout the site 
associated with the new properties, which will act as habitat ‘stepping stones’ ensuring 
connectivity throughout the site. 

Having regard to the level of compensation proposed in terms of landscaping, the 
proposal is considered to be acceptable in relation to policies DM14 and DM17 of the 
ALPP1. 

Housing Mix/Affordable Housing

The proposal is considered to provide an acceptable range of house types and tenure in 
accordance with policy S7 of the ALPP1.

Policy S8 of the ALPP1 requires that, in Workington, developments of this scale will be 
required to provide 20% affordable housing provision, with a tenure mix of 75% social 
rented and 25% intermediate housing. However, this tenure split is proposed for revision 
as part of the ALPP2, changing to 50% affordable rent and 50% intermediate affordable 
units. As a further material consideration, the revised NPPF 2018, requires at least 10% 
of the homes provided to be available for affordable home ownership (unless this would 
exceed the need identified or significantly prejudice the ability to meet the identified 
affordable housing need). 

The proposal provides 23 affordable houses in total - 16 for social rented (4 x 1 bed flats,
10 x 2 bed houses, 2 x 3 bed houses) and 7 for discounted sale (Intermediate) (5 x 2 
bed, 2 x 4 bed). 

This equates to the required 20% provision under policy S8 at an estimated 70/30 split. 
Whilst this is marginally below the policy requirement, it is considered to be acceptable 
on the basis that the evidence base provided by the Allerdale Housing Study 2016, 
suggests that this tenure split is likely to change following the changes proposed under 
draft ALPP2 to a 50/50 split. It is noted that the provision for affordable home ownership 
falls short of the figure required by the revised NPPF, which in this instance would equate 
to 11 dwellings, leaving a provision of 12 units for social rent, not the 16 proposed. In this 
instance, the revised NPPF was published more than 12 months following the 
submission of the application and following extensive discussions with colleagues in 
Housing Services as to the local need and how this could be best met by the proposal. 
As such, whilst the revised NPPF is a material consideration, given that the proposal is 
identified as meeting a locally evidenced need that accords with the relevant Local Plan 
policy, then the affordable housing provision as amended is considered to be acceptable. 

Play Provision/Amenity Green Space

Policy S25 of the ALPP1 requires that new residential development makes provision for 
well-designed public open space, either through on site provision of new open space or 
by financial contribution to enhance or create off site provision of public open space. 



DM14 specifies that new development should include high quality landscaping. The 
Council has an adopted Supplementary Planning Document that sets out requirements 
for open space provision, differentiating between amenity greenspace and provision for 
children and young people. For residential developments of over 80 units, the SPD 
indicates that provision for both should be on site. 

For amenity greenspace, the draft SPD specifies 15m2 per dwelling, equating to a 
requirement here of 1725m2. For children/young people, the requirement is 1.34 m2 per 
dwelling, equating to 154 m2. 

The proposal provides for approx. 1,427 m2 of amenity greenspace, consisting mainly of 
two areas of open space, one to the east and one centrally, the latter would contain an 
equipped play space, measuring approx. 145 m2. Whilst this provision falls short of the 
required standard, the figure provided by the applicant does not include for the proposed 
SUDS pond, which would be fenced and therefore not publicly accessible. However, the 
pond would still provide a biodiversity role, which the SPD accepts to be a function of 
open space, not simply for public amenity. With the inclusion of the pond, the SPD 
requirements for amenity greenspace would be exceeded. 

The equipped play area is indicated on the proposed plans, with details provided of play 
equipment consisting of two toddler swings, springy horse and see-saw, with seat and 
bin adjacent, within a landscaped area. The play area is located centrally within the site 
and fenced, and would be well overlooked in terms of security. To the west, the play area 
would be positioned adjacent to the private driveways and frontages of plots 87-90, at a 
distance of approx. 18m. To the east, the play area would be positioned adjacent the 
shared surface road opposite plots 93-96 at a distance of approx. 15m. As the play area 
lies adjacent to plot frontages which are public areas, the layout arrangements are 
considered to be acceptable and are similar to arrangements at the Whins Close 
development. 

Given the size of the estate proposed, amendments have been sought to the play 
equipment proposed to include an additional piece of equipment, such as a climbing 
frame/slide, and for replacement of one toddler swing with a standard swing, to provide 
for a wider age range than toddlers. The agent has confirmed a willingness to amend the 
play equipment specification to one which would meet the needs of a broader age range. 
It has not been possible to update the plans with a full specification and revision to the 
size of the play area. As such, Officers have recommended a condition be attached to 
any permission granted that would secure a minimum of four individual pieces of play 
equipment (excluding seating and bin) that provide for an age range of both 0-5 year olds 
and 5-9 year olds. Full details would need to be approved by condition and delivery 
would be required before the occupation of the 50th dwelling. 

Subject to this condition, the proposals for amenity greenspace and equipped play are 
considered to be acceptable in relation to policy S25 of the ALPP1 and the adopted SPD. 
 
Education Provision

Cumbria County Council (CCC) has indicated that, using a dwelling led model, the 
proposal is likely to yield 49 children, which equals 29 primary and 20 secondary pupils. 



CCC advise that the development site is in the catchment of Beckstone Primary School 
[1.2 miles] and Workington Academy [2.9 miles] for secondary education. The former has 
no space to accommodate the yield, nor does St. Mary’s. However, CCC confirm that 
Distington Community Primary [1.9 miles], has places available which will accommodate 
the yield from this development, therefore no contribution for primary education is 
required. CCC confirm that there are sufficient places available in the catchment school 
of Workington Academy to accommodate the secondary pupil yield from this 
development, therefore no contribution for secondary education will be required.

On the basis of the Education Authority’s advice, it is considered that places exist within 
the statutory walking distance and therefore no commuted sums are required relating to 
the upgrade of local schools or for school transport. 

It is noted that there are a number of representations raising concerns with the direction 
of children to Distington School, particularly relating to the safety of the walking route. 
Further consultation has been undertaken with the County Council as a result of this. As 
noted above, the Traffic Management Team has confirmed that the pedestrian route from 
the application site to Distington village for school children is considered to be a ‘safe’ 
route. A pedestrian footpath extends the full length of the A597 to its eastern side, where 
traffic lights cross the A595. A guardrail footpath then extends around the roundabout to 
where the unclassified and B road routes off the roundabout can be crossed. 

To conclude on this matter, based on the advice of CCC, there are considered to be 
adequate places available within nearby schools and that particularly in relation to 
Distington school, the walking route is advised to be ‘safe’. 

Ground Conditions

The application has been supported by a Phase 1 Desk Top Study which concludes that 
the site is likely to be suitable for the development proposed, subject to further 
investigation and suitable mitigation. The Council’s Environmental Health Officer is 
satisfied that further investigation and mitigation can be secured by conditions. Subject to 
these conditions the proposal is considered to be in accordance with relevant policies of 
the ALPP1 and the advice contained within the NPPF.  

Heritage/Archaeology

Policy S27 of the ALPP1 seeks to protect heritage assets to a level appropriate to their 
significance. The application is supported by an archaeological desk-based assessment 
and geophysical survey of the site. The results indicate that there is a low potential for 
archaeological assets to be disturbed by the construction of the proposed development.
The County Archaeologist has concluded that the information provided is sufficient and 
no further conditions are recommended.  

There are no other heritage assets within the locality of such proximity that they would be 
impacted by the proposal.

The proposal is therefore considered to be acceptable in relation to policy S27 of the 
ALPP1. 



Other Issues:

Having regard to S70 (2) of the Town and Country Planning Act, the proposal would have 
financial implications relating to New Homes Bonus and Council Tax Revenue.

Conclusion

High Harrington lies within the Principal Service Centre for the Borough within the  
Allerdale Local Plan Part 1 (ALPP1), to which the major new development is directed, 
including the largest proportion of new housing. The provision of an additional 115 
dwellings would contribute to and not exceed the requirement to be provided by the 
Principle Centre, and as a draft allocation with Part 2, it would not adversely impact on 
balance of the settlement hierarchy.  Whilst the proposal lies outside the existing 
settlement boundary, it is acknowledged that these boundaries are out of date and 
pending review. As the proposal adjoins the existing settlement boundary to the west, 
north and east, it is considered that the proposal is well related to the existing settlement. 
This scale of development is considered to be appropriate to the size of the settlement 
and the role it has been allocated as the Principle Centre within the adopted ALPP1.

Whilst representations have been received raising a number of concerns, particularly 
relating to the adjacent highway and drainage, the advice from both the Highways 
Authority/Lead Local Flood Authority and Highways England is that the adjacent highway 
network is capable of accommodating the development without raising any significant 
concerns.   

The proposal is not considered to have significant landscape and visual impacts from 
within the wider area, and the design of the scheme is considered to be compatible with 
the locality. Further to the amendments provided, and subject to a number of conditions, 
the impact of the proposal is on the existing residents adjoining the site is considered to 
be acceptable. 

Adverse impacts of the proposal principally relate to the loss of greenfield land and the 
resulting encroachment into the open countryside, loss of established hedgerows and 
some detriment to existing field patterns. The proposal will have other impacts that will be 
‘adverse’, such as increased traffic movements to local roads, an adverse change in the 
outlook for nearby residents, as set out above. Whilst these impacts are adverse impacts 
of the development, none are considered to be significant.  

The proposal will provide for 115 additional homes, contributing particularly to one of the 
key objectives of the NPPF to boost significantly the supply of housing. The proposal 
would contribute to strategic objective SO2c of the ALPP2, which seeks to ensure a 
deliverable supply of housing land that meets the needs of the community and local 
economy, as well as the Council Plan in terms of strengthening our economy - supporting 
the development of new homes where they are needed. The proposal would provide for 
23 additional affordable houses for social rent and discounted sale, increasing access to 
affordable housing, in accordance with strategic objective SO2d of the ALPP1 and the 
Council Plan’s priority of tackling inequality through the provision of more affordable 
housing.     The provision of additional housing would have economic benefits arising 



from further investment in the construction industry and the associated retention of jobs 
directly and indirectly within the supply chain.  

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 and a s106 
agreement to secure the provision of affordable housing.



Annex 1

Conditions/Reasons

Time limit:

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.

Pre-commencement conditions: 

2.      Construction Management Plan:
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. 
(j)      Measures for the treatment and disposal of surface water during the 
construction phase. 
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.

3. No development approved by this permission shall commence until all 
necessary site investigation works within the site boundary have been 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 the commencement.
Reason:  To minimise any risk during or post construction works arising from any 
possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

4. Should land affected by contamination be identified following site 
investigations (condition 3), 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 during or post construction works arising from any 
possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

5. The carriageway, footways and footpaths of the housing scheme hereby 
approved 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 fully occupied. 
Reason: To ensure a minimum standard of construction within the approved 
development in the interests of highway safety.

6. 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:
(a) Shall demonstrate that no flooding will occur on any part of the site 
for a 1 in 30 year event unless designed to do so, flooding will not occur to 
any building in a 1 in 100 year event plus 30 % to account for climate change, 
and where reasonably possible flows resulting from rainfall in excess of a 1 in 
100 year 6 hour rainfall event are managed in conveyance routes.  
(b) Shall be carried in accordance with the principles set out in the Flood 
Risk and Drainage Strategy prepared by Ironside Farrar Ltd dated April.
(c) Shall include a condition survey of the adjacent watercourse. 
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. 

Accordance with approved details:

7.     The development hereby permitted shall be carried out solely in accordance 
with the following plans:
Location Plan (Concept drawing PL20)
Proposed Site Plan (Concept drawing PL21 Rev H)
Boundary Treatments Plan (Concept drawing PL24 Rev E)
Elevation Treatments Plan (Concept drawing PL23 Rev B)
Management Company Plan (Story Homes drawing SL157.90.9.MCP) 
Parking Plan (Story Homes drawing SL157.90.9.PPP Rev C)
Offset Distances (Story Homes drawing SL157.90.9.OD Rev B)
Site Sections (Story Homes drawing SL157.90.9.SEC Rev C)
Topographical Survey (RJP drawing SL009/TOO Rev A) 1 of 2
Topographical Survey (RJP drawing SL009/TOO Rev A) 2 of 2
Richmond House type Booklet (Planning Plans RIC-PLP1 rev A, Planning 
Elevations RIC- PLE 1/6 Rev A)
Reading House type Booklet (Planning Plans 1 REA-PLP1, Planning 
Elevations 1/1 REA-PLE1/1)
Winchester House type Booklet (Planning Plans 1 WIN-PLP1,  Planning 
Elevations 1/3, Planning Elevations 1/5)
Gosforth House type Booklet (Planning Plans 1 GSF-PLP1,  Planning 
Elevations 1/1 GSF-PLE1/1, Planning Elevations 1/5)
Arundel House type Booklet  (Planning Plans ARU-PLP1,  Planning Elevations 
1/3 ARU-PLE1/3)
Hastings House type Booklet  (Planning Plans 1 HAS-PLP1,  Planning Plans 1-
1 HAS-PLP1-1,  Planning Elevations HAS-PLE1/3 rev A)
Warwick House type Booklet  (Planning Plans WAR-PLP1,  Planning 
Elevations 1/4 WAR-PLE1/4, WAR-PLE1/9)
Kingston House type Booklet (Planning Plans 1 KIN-PLP1, Planning 
Elevations 1/2 KIN-PLE1/2, Planning Elevations 1/3 KIN-PLE1/3) 
Mayfair House type Booklet  (Planning Plans 1 MAY-PLP1, Planning Plans 1-1 
MAY-PLP1-1,  Planning Elevations 1/9 MAY-PLE1/9)
Boston House type Booklet (Planning Plans 1 BOS-PLP1 Rev A, Planning 
Elevations 1/1 BOS-PLE1/1 Rev A,  Planning Elevations 1/7 BOS-PLE1/7 Rev 
B) 
Grantham House type Booklet (Planning Plans 1 GRA-PLP1,  Planning 
Elevations 1/1 GRA-PLE1/1,  Planning Elevations 1/4 GRA-PLE1/4)
Wellington House type Booklet  (Planning Plans 1 WEL-PLP1, Planning 
Elevations 1/1 Rev A,  Planning Elevations WEL-PLE 1/5 Rev A)
Cambridge House type Booklet  (Planning Plans 1 CAM-PLP1,  Planning 
Elevations 1/1 CAM-PLE1/1,  Planning Elevations 1/3 CAM-PLE1/3)
Oxford House type Booklet  (Planning Plan 1 OXF-PLP1, Planning Elevations 
1/1 OXF-PLE1/1, Planning Elevations 1/2 Rev A, Planning Elevations 1/7 OXF-
PLE1/7)
Durham House type Booklet (Planning Plans 1 DUR-PLP1, Planning 
Elevations 1/3 DUR-PLE 1/3, DUR-PLE 1/10)
Banbury House type Booklet (Planning Plans 1 BAN-PLP1, Planning 



Elevations 1/2 BAN-PLE 1/2 Rev A)
York House type Booklet (Planning Plans 1 - YOR-PLP1, Planning Plans 3 - 
YOR-PLP3, Planning Elevations 1/4 YOR-PLE 1/4, Planning Elevations 3/2 -
YOR-PLE 3/2)
Hereford House type Booklet ( Planning Plans 1 HER-PLP1,  Planning 
Elevations 1/2 HER-PLE 1/2)
Willow House type Booklet (Planning Plans 1 WIW-PLP1 Rev B, Planning 
Elevations 1/2 WIW-PLE1/2)
Hawthorn House type Booklet (Planning Plans 2 HAW-PLP2 Rev A, Planning 
Plans 3 HAW-PLP3, Planning Elevations 2/2 HAW-PLE2-2 Rev A, Planning 
Elevations HAW-PLE3/2 Rev A) 
Rowan House type Booklet (Planning Plans 1 ROW-PLP1, Planning Elevations 
1/2 Rev A)
Garage Booklet (Drawing Register GAR-REG rev Q, Single detached garage 2 
Elevations, Plans & Section 1 SG2-EPS1 Rev A, Single Detached Garage 2 
Elevations, Plans & Section 2 SG2-EPS2, Double Detached Garage 2 
Elevations, Plan & Section 1 DG2-EPS1 Rev A, Double Detached Garage 6 
Elevations, Plan & Section 1 DG6v1 - EPS1, Double Detached Garage 6 
Elevations, Plan & Section 2 DG6v1-EPS2)
Boundary Details Booklet (1800 High fence BD08 Rev A, 1100mm Railings BD-
09, 898mm High Brick Wall BD-14, 1762mm High Brick Wall BD-15, 1200 High 
Stock Fence BD-25, 450-600mm High Stone Wall, 1800mm Acoustic Fence 
BD-44, 1200mm High Netting Fence BD-52)
Site Access & EVA Plan (i-Transport drawing ITM10137-GA-014)
General Arrangement Plan (Urban Green drawing 10702_L01 Rev P03)
Hard Landscape Plan (Urban Green drawing 10702_L02 Rev P03)
Soft Landscape Plan (1 of 4) (Urban Green drawing 10702_L03 Rev P03)
Soft Landscape Plan (2 of 4) (Urban Green drawing 10702_L04 Rev P03)
Soft Landscape Plan (3 of 4) (Urban Green drawing  10702_L05 Rev P03)
Soft Landscape Plan (4 of 4) (Urban Green drawing 10702_L06 Rev P03)
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:

8.     Notwithstanding the approval plans, no development shall commence on the 
construction of Plot 25 until a revised scheme has been submitted to the 
Local Planning Authority for approval in writing for the treatment of level 
changes and any raised terrace or decking to the rear of the proposed 
dwelling. The development shall be completed only in accordance with the 
approved details.  
Reason: To ensure that the development is undertaken in a manner that would not 
give rise to significant overlooking to no.33 Harringdale Drive.  

9. Notwithstanding the approved plans, where any re-contouring of ground 
levels within the development would result in retaining walls or structures 
exceeding 1.0m in height, full details of the retaining walls or structures shall 
be submitted to the Local Planning authority for approval in writing before 
their implementation. Any such structures shall be implemented only in 



accordance with the approved details. 
Reason: To ensure a satisfactory standard of development for the external 
appearance of the approved scheme and to ensure a good standard of housing 
environment for future occupiers, in accordance with policies S4 and DM14 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

10. Notwithstanding the approval of Boundary Treatment Plan Rev D, the section 
of acoustic fencing proposed to project forward towards the site frontage 
from the side elevation of the garage to Plot 68 forward to the site frontage 
shall not be implemented. Should acoustic treatment be essential at this 
location, then the proposed stone wall on the same alignment shall be 
increased in height to 1.8m. 
Reason: To ensure that the approved boundary treatment is appropriate for the 
location and achieves a high standard of design.

11. Notwithstanding the submitted plans, the equipped play area shall incorporate 
as a minimum four individual pieces of play equipment (excluding seating and 
bin) that provide for an age range of both 0-5 year olds and 5+ year olds. Full 
details of the play equipment and its layout shall be submitted to the Local 
Planning Authority for approval prior to any works commencing on the 
equipped play area. The equipped play area shall be constructed and 
available for use before the 50th dwellinghouse hereby approved is occupied. 
Reason: To ensure a satisfactory provision of play equipment that meets the needs 
for future residents of the development, in accordance with policy S25 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

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 and Policy S30 of the Allerdale Local Plan (Part 1), Adopted July 
2014.

13. The development shall be undertaken in accordance with recommendations 
and mitigation measures submitted within the Arboricultural Impact 
Assessment & Method Statement, prepared by Open Green and dated 
November 2018.
Reason: To ensure that existing trees and hedgerows to be retained as part of the 
development are adequately protected during the construction of the development, 
in accordance with policy DM17 of the Allerdale Local Plan (Part 1), Adopted July 
2014.



14. The development shall be undertaken in accordance with the 
recommendations and mitigation measures contained within the submitted 
Ecological Appraisal by Urban Green dated April 2017. 
Reason: To minimise the impacts of the development on the ecological interests of 
the site in compliance with the National Planning Policy Framework, and Policy S35 
of the Allerdale Local Plan (Part 1), Adopted July 2014. 

15. Prior to works commencing on the construction of the Emergency Vehicle 
Access hereby approved, details of the design/construction of the Emergency 
Vehicle Access shall be submitted to the Local Planning Authority for 
approval in writing. The Emergency Vehicle Access shall be constructed in 
accordance with the approved details.
Reason: To ensure that the Emergency Vehicle Access is constructed in a manner 
that would minimise its impact on the rural character of the locality. 

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

17. No part of the development hereby permitted shall be constructed above 
ground floor level until details of all external and roofing materials have been 
submitted to and approved by the Local Planning Authority. Only the 
materials so approved shall be used in the development as approved.
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.

Before Occupation conditions:

18.    Should a remediation scheme be required under condition 4, 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 during or post construction works arising from any 
possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014.

19. The sound attenuation measures detailed in the submitted noise assessment 
(RS Acoustic engineering Ltd noise impact assessment reference 170/2016 
dated March 2017) shall be fully implemented prior to the beneficial 
occupation of the development and permanently retained thereafter. 
Reason: To ensure an appropriate standard of housing environment in accordance 
with policies S4 and DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

20. A landscaping management plan including long term design objectives, 
management responsibilities and maintenance schedules for all landscape 



areas including public open space, landscaped buffers and play area shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
the occupation of any dwellinghouse 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 and landscaped buffers within the residential estate.

21. No dwelling shall be occupied until the estate road, including footways and 
cycleways and private road where necessary to serve that dwelling, has been 
constructed in all respects to base course level and street lighting where it is 
to form part of the estate road has been provided and brought into full 
operational use.
Reason: In the interests of highway safety of the occupiers of residential units 
hereby approved.

22. The development shall not be brought into use until visibility splays providing 
clear visibility of 57.6 x 53.8 metres measured 2.4 metres 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.

23. The Emergency Vehicle Access hereby approved shall be constructed and be 
capable of use before the occupation of the 101st dwellinghouse hereby 
approved. The Emergency Vehicle Access shall be retained thereafter for the 
lifetime of the development. 
Reason: A second emergency access route is considered necessary for this scale 
of development, in the interests of public safety.

Post construction conditions: 

24.   All planting, seeding or turfing comprised within the scheme and shown on 
the landscaping plans approved herein 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, in compliance with Policy DM14 of the 
Allerdale Local Plan (Part 1), Adopted July 2014. 



25. Following completion of the development hereby approved, an annual report 
reviewing the effectiveness of the Travel Plan for a period of  5 years, 
including any necessary amendments or further measures, as well as timing 
for their implementation, shall be submitted to and approved in writing  by the 
Local Planning Authority. Any amendments hereby approved shall be 
implemented in accordance with the approved timescales.
Reason: To aid in the delivery of sustainable transport objectives from the 
operational use of the site in accordance with Policy S22 of the Allerdale Local Plan 
(Part 1) 2014.

NOTES TO APPLICANT 

A condition has been placed which requires approval of any retaining features 
exceeding 1.0m in height. This is to ensure that any significant level changes (in-
combination with any boundary treatment) would not be visually oppressive for 
future residents. As such, where level changes between plots are significant, design 
measures such as terracing or sloping of land should be incorporated to ensure that 
future residents are not adversely impacted by inappropriately designed retaining 
walls and boundary treatments. 

For the avoidance of doubt, this planning permission does not give consent for the 
removal of the hedgerow to the frontage of the field directly to the south of the 
proposal site in its entirety. Any removal is limited to the width of the Emergency 
Vehicle Access proposed.  






