
Allerdale Borough Council 
Planning Application 2/2018/0495

Proposed 
Development:

Full planning permission for the erection of eleven dwellings, with 
details of access and associated works

Location: Land South of Abbey Court
High Harrington
Workington

Applicant: Mr K Wilson

Drawing Numbers: 18.019-005 - Proposed Site Plan (30/10/2018)
18.019-006 - Proposed Site Plan 1 of 2 (30/10/2018)
18.019-007 - Proposed Site Plan 2 of 2 (30/10/2018)
18.019-008 - Proposed Site Sections
18.019-009 - Rev A House Type A (14/11/2018)
18.019-010 - Rev A House Type B (14/11/2018)
18.019-011 - Rev A House Type C (14/11/2018)
18.019-014 - House Type D (14/11/2018)
18.019-012 - Boundary Details
18.019-014 - Site Location Plan (30/10/2018)
Construction Method Statement
Ecology - Bat Activity Survey
Ecology - Breeding Bird Survey
Ecology - Ecological Appraisal Report
Ecology - Reptile Survey
Flood Risk Assessment - Report
Flood Risk Assessment - Appendices - Part 1
Flood Risk Assessment- Appendices - Part 2
Flood Risk Assessment - Appendices - Part 3
Flood Risk Assessment - Drawings - Part 1
Flood Risk Assessment - Drawings - Part 2
Phase 1 Desk Top Study Report - Part 1
Phase 1 Desk Top Study Report - Part 2
Phase 1 Desk Top Study Report - Part 3
Phase 1 Desk Top Study Report - Part 4
Phase 1 Desk Top Study Report - Part 5
Phase 1 Desk Top Study Report - Part 6
Phase 1 Desk Top Study Report - Part 7
Phase 1 Desk Top Study Report - Part 8
Phase 1 Desk Top Study Report - Part 9
VC0197 001 A - Proposed Highway Layout
VC0197 002 A - Extent of highway to be adopted

Recommendation: REFUSE



Summary/Key Issues

Issue Conclusion

Principle of 
Development and 
the ‘tilted balance.’

The site is considered generally sustainable on the edge of a 
Principal Centre in terms of location with a range of services and 
facilities nearby.

The proposals are considered to be unacceptable ‘backland 
development.’ 

The site has been considered under the consultation process of 
Part 2 of the Local Plan regarding settlement limits and site 
allocations for sustainable housing. This site was rejected at an 
early stage with regard to the planning history of refusals and the 
constraints of the site and the impacts that development would 
bring.

The impacts from the development are considered to outweigh any 
benefits from the provision of housing and therefore the ‘tilted 
balance’ falls towards a recommended refusal.

Settlement Pattern The development would introduce an uncharacteristic layout and 
pattern of development out of keeping with the area and make no 
positive contribution to this semi-rural location.

The impact upon settlement character is compounded by the 
associated landscape impact.

Design and 
Appearance

The house type design and materials are acceptable at this 
location. However, the scale and massing of the eleven dwellings 
as a whole on this elevated site will impact upon landscape 
character.

Landscape impact The development would urbanise the land, which would 
fundamentally and harmfully alter the character of the open 
countryside at the edge of the settlement. The proposal would also 
represent an unacceptable encroachment into the longer views of 
the countryside.

Access The access at the junction with the public highway is considered 
unaffected with regards to highway safety. Adequate site access, 
parking and turning has been achieved. There are no concerns 
regarding the increase in traffic movements and congestion within 
the wider area. The Highway Authority does not object.

Residential Amenity The matter of overlooking and impact upon amenity is not 
considered harmful. However, the traffic movements to the 
proposed dwellings are considered to have the potential to have 



an unreasonable and harmful impact on adjacent residential 
amenity.

Ecology/Ancient 
Woodland

Despite representations and challenges to the scope and 
conclusions of the ecological reports, the matter of ecology is not 
considered a reason for refusal or further survey. The Ancient 
Woodland as a habitat including its flora and fauna are not 
considered under threat.

Drainage An acceptable sustainable means of surface water drainage can 
be achieved with attenuated discharge to the nearby watercourse.

Public Rights of 
Way

The footpath and bridleway that cross the site require very minor 
realignment, widening and resurfacing. This is not considered a 
reason for refusal. However, the development will dissect them 
and bring an element of significant built development to the 
experience of their use and enjoyment. As such it is considered 
that the development will have an adverse impact upon the 
recreational value of the footpaths in this pleasant landscape.

Overview The benefits of the proposal as significantly and demonstrably 
outweighed by the adverse impacts. 

Proposal

This is a full application for the erection of eleven detached dwellings (including two 
affordable homes) with details of access and associated works.

Site

The site comprises of undeveloped land to the rear of the existing residential 
development of Little Croft and Abbey Court.

The bungalows and dwellings that form the perimeter of the existing residential 
development have rear elevations facing the site. The low boundary treatments result in 
an unobstructed outlook over the application site. A number of these properties have 
extensive fenestration, conservatories and balconies.

The site is uneven but largely level and with a significant drop to the rear with a 
watercourse and wooded area below, some 30 metres distant.

A poorly defined and broken hedgerow is noted. A public right of way, PROW 262006, 
traverses the site west to east and links to another PROW, 262005, that runs north to 
south across the development site.

The site is accessed from the cul-de-sac of the existing estate road of Little Croft with an 
existing access at the junction of Main Road (A597).

Long distant views are afforded of the site from public vantage points and residential 



receptors.

Site History

There is significant site history that carries weight as a material consideration in the 
assessment of the proposals.

2/1998/0021 Outline application for residential development. Refused
2/2014/0063 Outline application for 4 dwellings. Refused
PPA/2018/0017. Pre –application advice of not supportive.

Representations

Workington Town Council 

Objection. The Committee were concerned about this application on a number of levels. 
They were disturbed by the cumulative impact of the development, which although 
relatively small, could add an additional 22 cars or more to the traffic accessing Main 
Road at peak times. This traffic would be passing through an existing street network 
(Little Croft and Abbey Court) which was not designed for this extra traffic. The 
cumulative impact also would be felt on the sewerage system, the local schools and 
other services, as well as adding an ‘urban’ feel to a relatively rural setting. Taken 
together, this suggested the proposal would amount to overdevelopment of a restricted 
plot, with poor access to services, harming the amenity value of the existing rights of way 
network through open country.

Cumbria County Highway Authority

No objections subject to conditions

Cumbria County Council Countryside and Access Officer 

No objections in principle

ABC Environmental Health 

No objections 

Natural England 

No objections with standing advice

Forestry Commission 

No objections with standing advice

United Utilities 



Initial objection that the development would impact upon the easement to access a major 
gas pipeline. Objection has been overcome with a rearranged layout of the development.

The application has been advertised on site and in the local press. Adjoining 
landowners have been notified. 

14 letters of objection have been received regarding the following…

 Principle of development outside the settlement limit
 Site layout
 Impact on residential amenity by overlooking and traffic movements
 Impact on highway safety at road junction
 Congestion of existing estate road
 Congestion in local area from other residential developments recently approved
 Impact upon local public footpaths
 Landscape impact
 Impact upon ecology
 Surface water drainage issues

Development Plan Policies

Allerdale Local Plan 1999 (Saved Settlement Limits)

Allerdale Local Plan (Part 1)

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S3 - Spatial Strategy and Growth
Policy S4 - Design principles
Policy S5 - Development Principles
Policy S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing  
Policy S22 - Transport principles
Policy S24 - Green infrastructure
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 DM14 - Standards of Good Design
Policy DM17 - Trees, hedgerows and woodland

Other material considerations

Draft Allerdale Borough Local Plan (Part 2) 



National Planning Policy Framework (NPPF) (2018)

Policy weighting

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

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

The Allerdale Local Plan (part 1) policies pre-date the revised NPPF and therefore full 
weight can only be afforded to those policies that are considered consistent with the 
revised NPPF.  The majority of policies are considered to remain consistent. However, 
having regard to a further material consideration – the appeal decision for land at Little 
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.  This is because we are now within the 
medium term of the Part 1 Local Plan and housing was expected to come forward via 
housing allocations in Part 2 of the Local Plan and within the 1999 settlement limits 
during this period to maintain the Council’s 5 year supply of housing. Such sites have not 
come to fruition and, in advance of them, the Council need land to come forward beyond 
the 1999 settlement limits. Little weight is therefore afforded to the settlement limits and, 
indeed, policies S3 and S5 of Part 1 of the Local Plan insofar as they relate to these 
limits and housing numbers.

The provisions of paragraph 11 of the NPPF 2018 and the tilted balance are therefore 
engaged (there being no designations or sites referred to in footnote 6 of the NPPF which 
may have resulted in the tilted balance not being applied). This tilted balance is afforded 
weight as a material consideration. 

However, this does not mean to say that other Local Plan Part 1 policies are out of date 
and should not be afforded substantial or full weight where they are consistent with the 
provisions of the NPPF 2018. Indeed, in this case those other policies including the parts 
of S3 and S5 not referring to housing numbers and settlement limits, are afforded full 
weight. 

The Part 2 Local Plan was submitted to the Secretary of State for examination In January 
of this year. As such the Plan has yet to be examined and the settlement limits within it 
are the subject of unresolved objections. Part 2 is therefore afforded little weight as a 
material consideration at this stage of its evolution. 



Assessment

Principle of Development/Sustainability

Harrington is within the parish of Workington and defined as a Principal Centre by policy 
S3 of the Local Plan Part 1. The site adjoins the built up area of the settlement and is 
considered generally sustainable in terms of location with a range of services and 
facilities nearby. Public transport is available locally (regular bus service) and with safe 
pedestrian access to the site. A cycleway is in close proximity.
The development of eleven dwellings, if approved, would contribute to meeting and 
maintaining the Five Year Land Supply for the Borough. The application also brings the 
offer of two affordable dwellings that meets the revised policy requirements of the NPPF 
and the Local Plan.

Local Plan policy S1 ‘Presumption in Favour of Sustainable Development’ confirms that 
“the Council will take a positive approach... in favour of sustainable development” and 
that it will “secure development that improves the economic, social and environmental 
conditions in the area...”  It also replicates paragraph 14 of the now superseded 2012 
NPPF, now found under paragraph 11c and d. i.e. whether or not “any adverse impacts 
of granting permission would significantly and demonstrably outweigh the benefits”, the 
so called “tilted balance.” 

The sustainability of the location in terms of proximity to services and public transport 
therefore count in favour of the proposal. The provision of the dwellings, including the two 
dwellings brings benefits to the overall balance, albeit these are limited given the minor 
quantum proposed. 

The site has been considered under the consultation process of Part 2 of the Local Plan 
regarding settlement limits and site allocations for sustainable housing. This site was 
rejected at an early stage with regard to the planning history of refusals and the 
constraints of the site and the impacts that development would bring. Whilst this 
emerging Plan itself is afforded little weight, the assessment is still informative of the 
constraints of the site. 

Layout and Settlement Character

Due to the restricted potential build area on the steeply sloping land, the proposed layout 
is very linear and regimented in nature to the rear of existing dwellings. This ‘backland’ 
layout is at odds with the existing settlement pattern of suburban inward facing cul-d-de-
sacs and courtyard development typified by Little Croft. Abbey Court and Castle Croft.

The development will appear as a second row of houses parallel to the rear of the 
existing settlement limit with front elevations facing rear elevations of existing dwellings. 
This will have an adverse impact upon settlement character. It would introduce an 
uncharacteristic pattern of development out of keeping with the area and make no 
positive contribution to this semi-rural location.

The impact upon settlement character is compounded by the associated landscape 
impact that is reported as follows.



Landscape Character and Impact

The Cumbria Landscape Classification identifies the site as Urban Fringe. The 
applicant’s Landscape and Visual Impact Assessment (LVIA) has used this classification 
and associated characteristics in order to assess the potential impact. A number of 
photograph viewpoints from sensitive receptors and public vantage points have been 
provided. The applicant’s report has concluded a moderate to minor impact with the 
development considered appropriate in accordance with the landscape classification 
guidance and toolkit.

The LPA concedes that the Landscape Classification guidance allocates the site as 
Urban Fringe. However, this is a wider spatial classification with variations therein. It is 
Officers’ opinion that the site and its setting has far more rural character and sense of 
place than a typical edge of town site adjacent to featureless open pasture within the 
category of Urban Fringe.

The site is gently undulating and falls steeply to the wooded valley (ancient woodland) 
and stream below before, rising to higher ground. There are distinct views across the 
valley in either direction with public right of way access. This high quality landscape on 
the edge of town is immediate and inviting with no transition from the built environment. 
However, the built edge is set back from the top of the escarpment slope.

As a result the site and setting is considered to contribute positively as part of the green 
infrastructure policy of the Local Plan providing a green corridor adjoining the built form of 
the settlement that is worthy of protection. It provides a natural buffer between the urban 
area and the undeveloped, tranquil, wooded valley.

The proposed development will also only serve to erode this character when viewed from 
the north at the entrance to the site. The inward views from the south across the valley 
will also be adversely affected with the added impact of the proposed elevated dwellings 
at the top of the slope with the associated under-build of the rear gardens.

A comparison can be made with an application 2/2017/0279 for the development of four 
dwellings with similar characteristics on the edge of Seaton where planning consent was 
refused on the grounds of ‘environmental impact’. This was considered and dismissed at 
appeal. The Planning Inspector commented that…

“The development would inevitably urbanise the land, which would fundamentally and 
harmfully alter the character of the open countryside at the edge of the settlement. The 
proposal would also represent an unacceptable encroachment into the longer views of 
the countryside.”

Whilst accepting that each proposal must be judged on its own merits, there are clear 
parallels here and a consistency of approach required. This impact upon landscape 
character is considered significantly harmful, contrary to the applicant’s LVIA evidence 
and considered integral to the general assessment of impact upon settlement character.

Ancient Woodland

The wooded area to the rear within 50 metres of the proposed development is noted. 



Consultation has been made with the Forestry Commission who has provided a bespoke 
response.

The matter of protection and safeguarding of an Ancient Woodland and its flora and 
fauna is considered against the Local Plan policies and Paragraph 175 of the NPPF.

The Forestry Commission does not raise any specific objection with an emphasis of 
achieving an adequate buffer zone and controlling any impacts on the woodland from the 
construction process.

As such it is Officers’ opinion that the Ancient Woodland is not under threat from the 
development and there will be no loss of trees. The woodland is beyond the development 
site and should the development be approved and Construction Environmental 
Management Plan would safeguard matters. In this context, the tilted balance still 
applies; there is not clear reason for refusal relating to the loss of this irreplaceable 
habitat. 

However, in terms of the assessment of settlement and landscape impact above, the 
woodland contributes significantly and the development is considered to impact 
adversely on the general setting of this edge of settlement location.

Access and Highway Issues

The site is accessed via the existing estate road of Little Croft that has a junction with the 
A597 main road. The Highway Authority has responded to confirm that there is likely to 
be no significant increase in traffic movements that would impact upon the safety of the 
junction no on the general issues of congestion and street parking in the area. A 
Transport Plan has been provided by the applicant to justify matters. This is welcomed by 
the Highway Authority but not a mandatory document with regard to the number of 
dwellings.

The estate road itself planned for the development provides an acceptable access for 
vehicles and pedestrians and allows for vehicle turning including larger delivery and 
refuse vehicles. A vehicle tracking plan, with swept paths, demonstrates this 
satisfactorily.

The layout of the site allows for off road parking to each plot that meets the requirements 
of the Highway Authority parking standards.

In short, the matter of site access and parking with regard to highway safety is not a 
reason for refusal or amendment. The matter of traffic movements and impact upon 
residential amenity is a separate matter and considered below within the report.

Public Rights of Way

There are two public rights of way that enter and cross the site. After some amendment 
and consultation with the Countryside and Access Officer it is clear that, with only very 
minor realignment, the ability to travel along the PROWs are unaffected by the built 
development. The PROW classified as a bridleway and used by horses has been 
accommodated on its existing alignment with some widening and resurfacing to allow for 



safety and practicality of use.

Despite this, a material planning consideration is the actual use of the PROW for 
recreational purposes and the experience and enjoyment of such rights of way. As 
undeveloped, the PROW crosses the site uninterrupted in two directions and form a 
network with other footpaths, cycle way and points of access in the area. The footpaths 
are very well used and provide an important local recreational opportunity.

Although the alignment of the paths is unaffected, the development will dissect them and 
bring an element of significant built development to the experience of their use and 
enjoyment. This is particularly so with the PROW (262005) that drops directly into the 
valley and over the small bridge within the ancient woodland. As one approaches from 
the bridge, the gradient means that the existing urban area is not part of the experience, 
it is purely a rural environment that the user enjoys. Indeed, the experience is of a 
wooded, rural valley away from the urban area. The escarpment successfully shields the 
user from the built environment in all senses. In contrast, with the proposed dwellings 
sited at the top of the steep rise, they will be visible as a hard urban edge as one 
ascends out of the woodland. This is a significant adverse change to this experience.
Members may contrast this with the Strawberry How proposal assessed at the last Panel. 
Here, users of the PROW are always aware of the existing development on and around 
Ullswater Drive, Bellbrigg Lonning and phase 1 of that development. Therefore, there is a 
material difference when considering that proposal and this one before Members today. 

As such it is considered that the development will have an adverse impact upon the 
recreational value of the PROW in this pleasant landscape and is a reason for refusal.

Design and Appearance

The proposed dwellings are all two storey detached properties with the exception of two 
semi-detached dwellings as the affordable units. There is a consistency of design and 
materials incorporating stone, render and timber boarding. The dwellings are considered 
of an acceptable design and appearance at this location with a variety of house types 
noted adjacent.

However the scale and massing of the eleven dwellings as a whole on this elevated site 
will cumulatively impact upon landscape character as explained above.

Residential Amenity

Previous outline planning applications at this site have been refused with regard to 
general impact upon residential amenity without the benefit of detailed plans. This was on 
the premise of the likely proximity to existing dwellings and the matter of un-
neighbourliness and overlooking.

This application now provides all the details of siting and separation distance. Officers 
consider that the separation distance of 20-30 metres between properties along with 
means of enclosures has overcome any issues of overlooking that would warrant refusal.

However, the matter of the site layout and estate road to serve the properties is of 



concern regarding residential amenity. The development of eleven dwellings to the rear 
of existing dwellings will generate a significant number of traffic movements from new 
residents including service vehicles, all being beyond the control of existing residents. 
There is the distinct likelihood of a level of disturbance from such activity that would be 
detrimental to the amenity of existing residents. The Planning Inspector is quoted 
regarding the same matter at a site of similar scale and layout relating to a refused 
housing application 2/2012/0838 in Dean.

“I find that further issues of noise and disturbance would arise as a result of the access 
road passing behind existing rear gardens. Whilst a landscaped area is proposed, there 
is nothing before me to demonstrate that this would prevent any noise and disturbance 
arising from cars manoeuvring, from the opening and closing of car doors, from 
headlights, from car radios, from other general activities associated with the journeys 
undertaken by the occupants of eight houses, or from the movement of service vehicles.

I find that the effects of all of the above would be particularly felt by neighbouring 
occupiers as a result of the proximity of the proposed development to rear gardens, in 
which occupiers could reasonably expect to be able to enjoy peace and quiet.”

It is noted here that the dwelling to the south of the access is particularly close to the 
connecting spur to the existing road as is its currently private and tranquil rear garden. 
The impact is exacerbated by the southern arm of the new estate road wrapping around 
tightly to the rear of this modest rear garden in close proximity to the rear elevation of the 
dwelling. 

Drainage

The applicant has provided a drainage strategy that proposes foul water to the existing 
sewer and surface water to a watercourse. This sustainable means of drainage is via an 
existing pipe and manhole to Wyre Beck in the valley below. The drainage strategy 
proposes a means of attenuation to control the rate of discharge to be no greater than 
the green field rate. This is acceptable in principle and would be subject to further details 
regarding specification, implementation and management should the application be 
approved.

Contaminated Land

The site is within the low risk area of the former mining area identified by the Coal 
Authority. A Phase 1 Desk Top Study has been provided. Allerdale Environmental Health 
has no objections subject to further investigations and standard conditions for 
remediation measures and safeguarding.

Ecology

The applicant has provided a comprehensive ecological survey and specific reports 
regarding each group of species. Members are referred to the summary conclusions and 
recommendations from the reports. However, it of note that the site presents two distinct 
areas ecologically.



The upper, flatter plateau has been much affected by grazing and previous adjacent 
development and is unconstrained by its habitats, but its structure means that 
precautions should be put in place in relation to nesting birds and reptiles during 
clearance.

The lower slopes falling away to the wooded watercourse below present more interesting 
habitats which would contribute to the ecological value of any land retained to the south.

There are third party objections and challenges to the scope and findings of Ecological 
Report.

In this context, it is noted that the site has a general appearance of rough grassland with 
scattered shrubs, plants and small trees. It offers a mixed habitat of little uniqueness. 
However, representation has been made locally by a qualified ecologist who suggests 
that the ground conditions and vegetation are of more significance.

It is claimed that the site contains ‘open wet flushes’ which are areas of ground where 
free draining water appears at the surface due to intervening impermeable soils and 
geology. Such conditions support the growth of the Opposite-leaved Golden Saxifrage 
(OLGS) that can provide distinctive habitat. It is claimed that the development could 
impact upon the surface water drainage conditions and have consequences for the 
potential for this vegetation species.

The applicant’s ecologist has responded to this claim and considers that…

“The ground between the watercourse and the application site was surveyed (as far as 
dense scrub allowed) and was occupied only by the habitats described.  Whilst flushes 
supporting OLGS are likely to occur in local woodland, there is no reason to suspect they 
interact with the flushes on-site, or could be impacted by changes within the application 
site.”

Officers’ consider that the drainage characteristics and ‘open wet flushes’ are not 
uncommon in general terms and that the changes in drainage from the development and 
impact on such a species (OLGS) is minimal; with the clear understanding that the land 
immediately adjacent to the site is unaffected and offers the appropriate ground 
conditions for the OLGS to flourish. 

The same representation has challenged the impact and safeguarding of species within 
the Ancient Woodland. In response, it is advised that the separation distance and 
safeguarding measures available are considered adequate to minimise impact should the 
development be approved.

A further challenge to the applicant’s ecological report is that it does not account for the 
potential habitat and presence of the red squirrel in the area. The applicant’s ecologist 
has again responded:

“In the case of Red Squirrel, this relates to trees (woodland) providing drey sites.  The 
importance of the woodland was noted in our report and measures recommended to 
buffer it from development.  Red squirrel can live in sub-urban and even urban areas as 



long as density of grey squirrels is low.  The proposals will not result in any loss of 
potential habitat for red squirrel and would not be expected to impact their ability to 
remain in or colonise nearby woodland, or result.”

Officers concur with this assessment and the matter is not a reason for refusal or further 
survey. This applies to all other matters of ecology and the applicant’s ecological 
assessment is accepted as robust and conclusive.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, financial considerations 
have carried no weight in the determination.

Conclusions 

The proposed layout of housing is considered to constitute poorly related 'backland 
development' beyond the built form of the settlement resulting in an adverse impact upon 
the settlement pattern and landscape character.

The development will result in significant impact upon the residential amenity of adjacent 
properties regarding un-neighbourly traffic movements, specifcally those dwellings 
adjoining the access.

It is considered that the development will influence the experience and enjoyment of the 
Public Right of Way that ascends from the Ancient Woodland and have an adverse 
impact upon the recreational value of this footpath.

With regard to the above, such impacts from the development are considered to 
demonstrably and significantly outweigh the limited benefits arising from the minor 
provision of housing (including affordable units) and therefore the ‘tilted balance’ falls 
towards a recommended refusal.

Should Members be minded to approve the application, it is considered that, from a 
practical point of view, the two dwellings (one for rent and one for discounted sale) would 
not be followed up by any housing association. It would be better to pursue a Section 106 
Agreement for an equivalent financial contribution towards off-site affordable housing 
provision ring-fenced to the Council’s Housing Department. This is consistent with similar 
circumstances at Abbeytown (2/2018/0214).

 



Annex 1

Reasons for Refusal

1. The proposed development is considered to constitute poorly related 'backland 
development' beyond the built form of the settlement resulting in an adverse impact 
upon the existing settlement pattern and landscape character contrary to Policies S1, 
S2. S3, S4, S5, S24, S32, S33 and DM14 of the Allerdale Local Plan (Part 1) 
Adopted 2014 and the NPPF.

2. The development will result in significant impact upon the residential amenity of 
dwellings directly abutting the proposed access as a result of the introduction of un-
neighbourly traffic movements in contrast to the existing tranquil experience. As a 
result the development is contrary to Policies S3, S4, S5, S32, and DM14 of the 
Allerdale Local Plan (Part 1) Adopted 2014 and the NPPF.

3. It is considered that the development will adversley affect the experience and 
enjoyment of the Public Rights of Way (262005) specifically as the user ascends from 
the woodland towards the settlement, where currently the gradient ensures that the 
existing settlement is out of view but the proposed development, in contrast, would 
form a prominent hard edge clearly visible from these receptors along the PROW. As 
such the development is contrary to Policy S1, S2, S24 and S33 of the Allerdale 
Local Plan (Part 1) Adopted 2014 and the NPPF.

Proactive Statement

Application Refused Following Discussion – Where there is no Way Forward

The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against, primarily, the development plan policies, any 
duties applicable and also all material considerations, including emerging Local Plan policy, the 
National Planning Policy Framework and any stakeholder representations that may have been 
received. In this context, having identified matters of concern with the proposal and discussed 
those with the applicant, the issues are so fundamental to the proposal that it has not been 
possible to negotiate a satisfactory way forward and, due to the harm which has been clearly 
identified within the reason(s) for the refusal, approval has not been possible.










