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Summary/Key Issues

Issue Conclusion

Principle of 
development

The proposal development would see non-essential new dwellings 
located within the open countryside contrary to Policies S3, S5 and 
S9 of the Allerdale Local Plan (Part 1), Adopted July 2014 and the 
Section 5 of National Planning Policy Framework.

Access and Layout The proposed layout is not considered to respond to the rural 
character, history and distinctiveness of its location, contrary to 
Policies S2, S4, S32, S33 and DM14 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

An appropriate form of access and egress from the site can be 
achieved. 

Residential Amenity Officers are satisfied that the proposed development would 
achieve an acceptable form of private amenity space for each 
dwelling and the proximity of the village hall would not unduly 
impact on the amenity of the proposed occupiers.  



Affordable Housing The proposal does not meet the threshold for the requirement of 
affordable dwellings as defined in the National Planning Policy 
Framework 2018.

Proposal

The applicant seeks outline consent for the erection of 8 open market dwellings. Although 
the application is in the form of outline, the applicant wishes the details of access and 
layout to be considered as part of this application.

A site layout plan has been submitted with the application that shows the existing access 
point into the site will be utilised both for entering and leaving the site with a single 
internal road leading to each property. The proposed dwellings will be located on both 
sides of the internal road with each property having a minimum 2 off road parking spaces 
and private amenity areas. 

Site

The site is located approximately 8 miles SSW of Carlisle via the B5299 and a similar 
distance north of the boundary of the Lake District National Park. The site is adjacent to a 
narrow lane, approximately 500m to the SE of Welton Village. It sits on a long rise with 
the River Caldew flowing northwards to the River Eden, about 2km to the east.

This is a gently undulating, rural landscape with small village clusters of 20-30 buildings 
at distances of two to three kms apart, connected by B roads. Within this network is a 
denser network of less direct, narrow lanes which follow field boundaries and 
topographical features such as streams and contours. They connect separate farms and 
houses, some of them quite large and, in this case, the former school which has now 
been demolished. The landscape is an open pattern of mostly pastoral fields defined by 
hedgerows and occasional trees, varying in size from about 1.5 to 6 hectares, the greater 
number given over to grazing with some arable. A small amount of land remains as 
patches of woodland and in ribbons along streams and field boundaries. Individual trees 
are also dotted along roadsides and field boundaries.

The application site itself has an area of approx. 0.46 hectares/1.136 acres and the 
application boundary includes some of the grassed verge at the side of the lane. The site 
occupies an area on a slight slope between the higher road level (129m AOD) to the 
north and the lower fields (126.5m AOD) to the south.

The site is the former Welton Primary School with playgrounds, car parking and open 
playing space. It has now been cleared with some weeds growing through and a large 
pile of earthworks remain on site. The school boundary is set back from the lane edge 
with grass verges, concrete bollards and a hard surface in part for 
parking/passing/turning.

The site is located approximately 500m from Welton Village which consists of approx. 30-
35 dwellings and the immediate existing context is the agricultural pattern of fields edged 
with trees, hedges, fences and walls. The site benefits from an attractive group of 



established trees and a hedge near the vehicular entrance at the North West corner. 
There is another large tree further east of the entrance. The road edge has a zone of 
verges, hedges and a wall. On the other side of the lane, directly opposite the site sits 
Welton Village Hall. The hall is set back from the road, with an asphalt car park situated 
around the building. Most of the buildings in the area and within the village have some 
form of set back from the roads, and these variations form an important part of the 
character of the area.

The land in the immediate context slopes down from north to south, so the site sits below 
the level of the lane and the village hall sits above. Nearby buildings include the single- 
storey timber-constructed village hall on the other side of the lane, the stone built Welton 
Church, a variety of farmsteads, detached houses, and terraced cottages. Many of the 
farmhouses and detached houses are quite large buildings. Common characteristics of 
the surrounding buildings include pitched slate roofs, local stone walls, punched 
openings and simple solid forms that have been extended or evolved organically.

Relevant Planning History

2/2013/0343 Demolition of former Welton School and erection of single dwelling – 
Granted. The school has been demolished; commencing the development and keeping 
the permission live.

2/2018/0101 Outline application for the erection of 14 dwellings including 4 affordable 
properties and approval of access and layout – Refused. 

Representations

Councillor Call In

Cllr Markley asked the application to be considered by the Panel.

Sebergham Parish Council

The Parish wishes to place on record its support for the principle of providing ‘affordable 
housing’ within the parish and growing the village, but within an acceptable environment 
in accordance with the Allerdale Local Plan and other planning constraints. We believe 
that this application is not the appropriate vehicle to achieve this.

Councillors resolved to object on the following grounds:

1. Planning Policy – The proposal contravenes the Allerdale Local Plan (Part 1) in 
which Welton is not identified as a growth village where development would be 
acceptable.

The Parish Council does not consider it appropriate to substitute this major 
development for the extant approval for a single dwelling on this brownfield site, 
which was only approved on exceptional grounds.



The applicant attempts to justify this application as an “exception & windfall site” 
under NPPF 55, saying it would ‘promote sustainable development in rural areas’ 
and ‘enhance or maintain the vitality of the rural community’. The village currently 
has no facilities available to service the needs of the relatively small number of 
existing or additional families/residents, and public transport is almost non-
existent. The Parish Council believes it to be unrealistic that any new services 
could be cost-effectively provided in the future, however desirable this may be, 
and this leaves the justification for treatment as an ‘exceptional’ site unexplained 
and, we believe, unachievable.

2. Suitability of Location – This proposal would form an isolated development some 
500m outside the village and would not form part of the village ‘envelope’.

It is sited 300m further away from the village than an earlier application for a single 
dwelling on a nearby site (2/2014/0698) which was described in the Planning 
Officer’s Report as being located “within the open countryside”. That report went 
on to say “the proposed site is considered poorly related to the existing traditional 
built form of the village with adverse impact upon settlement character and the 
setting of the nearby listed building”. That site was judged by officers to be “poorly 
related to the existing, traditional built form of Welton and detached from the built 
development of the village which is centred off the B5299”, and officers reported 
that “the proposed development would only serve to add to modern sporadic 
development within the village particularly as the only built development within this 
area are historic properties”. The Planning officer concluded that “the proposals 
would therefore be contrary to the development principles of Policy S4 and Dm14. 
Policies S1, S2, S3, S4 and S5 of the Allerdale Local Plan and the core principles 
of the NPPF are not satisfied”. Importantly, the officer’s recommendation was that 
“there are no benefits of this development (a single dwelling) that outweigh such 
harm contrary to the policies of the Allerdale Local Plan and the core principles of 
sustainable development of the NPPF and the policies of the Allerdale Local Plan.”

Having formed & published such strong grounds for refusal, and with no other 
developments or changes having taking place to affect these views, the Parish 
Council believes that this application for an 8-house estate even more isolated 
from the village, must be treated consistently and can only be judged using the 
same criteria.

3. Built context – The application claims this site is “not an isolated location”, contrary 
to the description given by the Planning Officer (see 2 above) and the evidence 
available on inspection of the locality/site-visit. Nearby buildings include the 
adjacent, single storey timber-constructed village hall on the opposite side of the 
lane, the stone built Welton Church some 350m to the north, and a variety of 
farmsteads & houses further afield. 

As previously described, the design of the proposed properties, situated amid 
open farmland, are considered to be out of keeping with traditional construction of 
properties within & around the village, and the Parish Council believe the number 
& density would be more appropriate to a suburban development than an open 
and rural setting.



Given the proposed occupancy, councillors are also concerned at the limited 
amenity space for families & children.

4. Neighbourhood – The Village Hall is located on the opposite side of the lane 
directly adjacent to the proposed development. It currently has no immediate 
neighbours and this allows functions with bands, parties etc, to take place without 
creating any excessive noise disturbance to others. Councillors are concerned that 
construction of this development would put the families at risk of noise pollution 
which will be unavoidable if the Hall continues to be used for functions, and this 
would create the potential for future conflict & challenge. This is a matter we 
believe the Environmental Health department should consider urgently, and which 
should be addressed by condition if the application is to be approved. 

ABC Environmental Health

No objections subject to conditions. 

Cumbria Highways / LLFA

No reply to date.

United Utilities

United Utilities does not provide wastewater services in the area. 

Fire Officer

No reply to date.

Cumbria Wildlife Trust

No reply to date.

Public Rights Of Way Officer

Public footpath 251011 follows an alignment to the east of the proposed development 
and must not be altered or obstructed before or after the development has been 
completed. 

Housing Services

No reply to date.

Mineral & Waste CCC

The safeguarding area extends across a significant area of surrounding open land so the 
proposal in this location will not prevent access to this mineral resource for extraction in 
the future. Therefore no objections are raised to this application.



The application has been advertised on site and in the local paper. Adjoining 
owners have been notified. 

3 letters of objection have been received, their concerns relate too:

 The scale of this resubmitted application is still excessive. Given that Welton has 
only some 40 properties at its core, the proposed 8 dwellings is a large 20% 
increase.

 The plan is, out of character with this tiny village if almost entirely individual homes 
(mostly detached) on their own plots. The proposal is essentially for a small, but 
concentrated, ‘suburban” type estate.

 There are no amenities/facilities in Welton – no school, shop, pub, play area or 
daily public transport.

 It is difficult to prove a need for such a development, with a number of properties 
remaining on the market unsold for over 18 months. 

 The site is directly opposite the village hall which is the only available 
source/location for community social activities/functions. There is the potential for 
a clash of interests. 

 The site is detached from the built format of the village.
 If permission was granted it could set a precedent for further house estate type 

development in the fields between this site and Welton green.
 The design and access statement accompanying this applications states the 

development is not in the open countryside. This contradicts the statement made 
in the Planning Statement accompanying application 2/2013/0343 for a single 
dwelling stated “in this location this site would normally be inappropriate for 
residential…. the only means of approaching a redevelopment proposal is via the 
process originally defined in PPS7 (replaced by NPPF) relating to exceptional 
design”.

 The comments made by the Parish Council are fully supported.

Development Plan Policies

Allerdale Local Plan 1999

Saved Settlement limits

Allerdale Local Plan (Part 1), Adopted July 2014

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S3 - Spatial Strategy and Growth
Policy S4 - Design principles
Policy S5 - Development Principles
Policy S7 - A mixed and balanced housing market
Policy S8 - Affordable Housing
Policy S9 - Rural exceptions sites  
Policy S22 - Transport principles
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 (Part 1) 2014 have primacy in design making. 
A material consideration is the provisions of the updated NPPF. Paragraph 47 of the 
NPPF advises that applications be determined in accordance with the development plan, 
unless material considerations dictate otherwise.
Members are advised and may recall the relevance of the Little Broughton (PINs ref 
APP/G0908/W/17/3183948) appeal to other applications recently brought before the 
Panel. The appeal decision specifically addressed the weighting afforded to development 
plan policies in the context of paragraphs 215 and 14 of the former NPPF. The inspector 
commented that we are now within the medium term of the 2014 Local Plan’s delivery 
period. Within this time it was expected that new allocations, within part 2 of the Local 
Plan and beyond the 1999 settlement limits, would come forward for delivery to meet the 
planned housing delivery trajectories.  However, no allocations have been made and the 
emerging Part 2 Local Plan is not anticipated to be adopted until 2019.  The significant 
contributions to housing supply anticipated from allocated sites have therefore not yet 
come to fruition. Other housing sites, including on land outside of the 1999 settlement 
limits, need to come forward to meet the 2014 Part 1 Local Plan’s medium terms growth 
objectives. 
Although the Inspector’s decision predated the publication of the 2018 NPPF, 
comparisons of paragraph 14 of the 2012 version and paragraph 11 of this latest 
publication reveal that it is only rational to consider that this decision may be relevant to 
housing applications.
Consequently, for these reasons, the settlement limits from the 1999 Local Plan are out 
of date as are policies S3 and S5 of the 2014 Part 1 Local Plan to the extent where they 
refer to the 1999 settlement limits and housing numbers. As a consequence little weight 
is afforded to the settlement limits and these parts of policies S3 and S5 referring to 
those limits and numbers.



However, the situation is more complex for Welton. It does not fall within policy S3’s  
settlement hierarchy and never had settlement limits in the 1999 Local Plan as it was not 
considered to have significant facilities or services to accommodate additional dwellings 
either adjacent or detached from the built envelope. Little has changed since 2014 when 
policy S3 was adopted and, given the consistency with the NPPF’s principles of 
sustainability, there is little to suggest that the hierarchy and Welton’s position below it, 
shouldn’t be afforded full weight.

Furthermore, policy S3 provides criteria a) to j) applicable to proposals outside of 
settlement limits. Officers fully accept that, as a result of the Little Broughton appeal, 
these criteria should be afforded little weight when assessing housing development 
proposals beyond the envelope of settlements which have settlement limits in the 1999 
Local Plan. In those cases the tilted balance in paragraph 11 of the NPPF should apply. 
However, it is illogical not to apply the criteria for those settlements devoid of settlement 
limits. These settlements were assessed as being unsustainable and, in effect, in the 
countryside, hence the applicability of policy DM2’s exceptions for rural workers. A clear 
distinction can be made and, as a result, whilst acknowledging the Little Broughton 
appeal, full weight is afforded to S3’s a) to j) criteria in this case. 

Paragraph 48 of the NPPF advises that weight can be afforded to emerging plans, that 
weight dependent on the stage of preparation, the extent of unresolved objections and 
consistency with the provisions of the Framework. In this instance Part 2 of the Local 
Plan remains at an early stage of preparation and is afforded very little weight in the 
assessment. The Plan has been submitted to the Secretary of State for examination. 
However, this is of little relevance given the lack of settlement limits for Welton in the Part 
2 document. Instead there is the reliance on the pre-existing full weight development plan 
policies in Part 1. 

Assessment

Presumption in favour of sustainable development 

Local Plan policy S1 ‘Presumption in Favour of Sustainable Development’ confirms that 
“the Council will take a positive approach... in favour of sustainable development” and 
that it will “secure development that improves the economic, social and environmental 
conditions in the area...” It 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”. 

Local Plan policy S3 ‘Spatial Strategy and Growth’ considers the provision of housing 
over the plan period and sets out the settlement hierarchy. The proposal site falls outside 
of any settlement limit lying in the open countryside and detached from the built format of 
Welton. Policy S3 sets out a number of criteria that proposals outside of defined 
settlements will be limited to. The proposal does not meet any of these criteria and 
therefore is found to be contrary to this part of the Local Plan. 

In the absence of compliance with these criteria (or policy DM2), it is noted that Welton 



still lacks services and facilities and residents need to travel further afield by car to 
access, for example, health care, schools and shops. There is no provision for everyday 
living. Furthermore, the proposal site is further detached from the built envelope of 
Welton with no facilities within walking distance apart from the village hall and there is no 
bus service provided. The lack of facilities and public transport mean that virtually all 
journeys to and from the development will be car borne. As there is no alternative to the 
car, it is likely that car ownership will be higher than average and therefore the 
movements to and from the site will not be minimised and significantly higher than the 
existing site use. This contravenes the aim of promoting accessibility contrary to policy 
S2 of the Local Plan, specifically the final bullet point of that policy as the National 
Planning Policy Framework principles of sustainability. 

The design and access statement accompanying the application makes reference to the 
site already benefiting from residential development and would see the development of 
brownfield land, therefore would deliver new housing toward Government targets without 
any need for greenfield development. 

In taking into consideration the previous history on the site it must not be forgotten that 
the site was granted consent for a single dwelling only under Paragraph 55 of the NPPF 
2012 due to its exceptional design. Policy S3 allows for exception sites within the open 
countryside and given the high level of design and materials proposed on application 
2/2013/0343 it was demonstrated that a single dwelling of the design proposed would be 
in compliance with Paragraph 55 of the then National Planning Policy Framework.

The current proposal is materially different in terms of scale and design. 

Previously developed land

Policy S5 ‘Development Principles’ directs development in accordance with the hierarchy 
paying particular regard to scale. Part of this policy confirms that, “where available and if 
appropriate, the Council will encourage and prioritise the effective reuse of previously 
used land and buildings or vacant and underused land”. 

Policy S30 ‘Reuse of Land’ states that “the Council will encourage and, where 
appropriate, prioritise the effective reuse of previously developed and vacant sites within 
the Plan Area”. 

These policy strands have consistency with the new NPPF which defines previously 
developed land as:- 

“Land which is or was occupied by a permanent structure, including the curtilage of the 
developed land (although it should not be assumed that the whole of the curtilage should 
be developed) and any associated fixed surface infrastructure. This excludes: land that is 
or was last occupied by agricultural or forestry buildings; land that has been developed 
for minerals extraction or waste disposal by landfill, where provision for restoration has 
been made through development management procedures; land in built-up areas such 
as residential gardens, parks, recreation grounds and allotments; and land that was 
previously developed but where the remains of the permanent structure or fixed surface 
structure have blended into the landscape.” 



Officers concur that the land is previously developed and weight can be afforded to its 
redevelopment and accordance with the priorities of policy S30. 

Windfall site

The design and access statement makes reference to the site for a larger residential 
development should be seen as a windfall site. Paragraph 70 of the NPPF 2018 details 
that “where an allowance is to be made for windfall sites as part of anticipated supply, 
there should be compelling evidence that they will provide a reliable source of supply.” 

Para 71 details that Local planning authorities should support the development of entry-
level; exception sites, suitable for first time buyers (or those looking to rent their first 
home), unless the need for such homes is already being met within the authority’s area. 
These sites should be on land which is not already allocated for housing and should:

a) Comprise of entry-level homes that offer one or more types of affordable housing 
as defined in Annex 2 of this framework; and

b) Be adjacent to existing settlements, proportionate in size to them (not be larger 
than one hectare in size or exceed 5% of the size of the existing settlement), not 
compromise the protection given to areas or assets of particular importance in this 
Framework and comply with any local design policies and standards. 

In turning to the Local Plan, Policy S9 provides an exception to the spatial strategy and 
provides the opportunity for the delivery of small numbers of rural housing on land 
outside, but adjoining the development limits of Local Services Centres and Limited 
Growth Villages, or adjacent to the existing built area of infill/Rounding Off Villages, that 
may not fulfil all the criteria set out in policy S5. 

Welton does not fall within the settlement categories listed in policy S9, nor does it have 
the sustainable attributes to support this type of development. Furthermore, even if the 
settlement was to fall within categories, this site’s location does not fulfil the criteria; it is 
not, due its physical detachment, well-related and sympathetic to the form and character 
of the settlement, 
With all of the above in mind it is considered that the proposed development would 
conflict with Policies S2, S3 and S9 of the Allerdale Local Plan (Part 1) and the Section 5 
of National Planning Policy Framework, resulting in non-essential development in the 
open countryside.

Access and Layout 

Policies S2, S4, S32 (criterion b), S33 and DM14 of the Allerdale Local Plan (Part 1), 
Adopted July 2014 are applicable.

Although the application is in the form of outline the applicant is asking the Authority to 
consider access and layout as part of the current application. The submitted layout plan 
illustrates that the development will be in the form of a single access point to the 
northwest corner of the site utilising an existing access with a single cul de sac road 
layout with dwellings located either side. Each property will have an appropriate level of 



private amenity garden and a minimum of two off road parking spaces with 7 visitor 
spaces provided in the development near to the entrance to the site. The access is 
recessed from the main highway; therefore the existing hedges will not interfere with 
visibility when leaving the site. 

Cumbria Highways have not provided comments at this stage. However, in response to 
the previous application for 14 dwellings, they raised concerns with regards to the 
location of the site outside the settlement of Welton which, given the number of houses 
shown, would create an undesirable form of development in the open countryside 
resulting in a high dependency on private car journeys. Members will be updated on the 
Highways comments, if they are forthcoming, as part of the late list. 

In turning to the overall layout of the site and the context of its location, the site is located 
in a rural location with single dwellings and farmsteads sporadically located nearby, with 
the hamlet of Welton located of the roads that run through the village. 

A key objective of the Local Plan is to achieve high quality design for all development. 
Good design relates not only to the appearance of a development but to how it functions 
within its location and to how it contributes towards a sustainable community. Policy S4 
applies.

Whilst the current application has reduced the density of development from 14 dwellings 
to 8 with larger gardens and landscaped areas, the proposed layout with all dwellings 
accessed from a single access point and served by a single road, is still reflective of an 
urban development found on a housing estate with little frontage to the main road. 
Buildings in this area are typically located adjacent to the road or located along an 
access track. The proposed development, with a maximum depth of 64m, which will see 
a line of dwellings behind a line of dwelling, does not respond positively to the rural 
character, history and distinctiveness of its location or integrate well with existing 
development in and around Welton. 

Officers consider the proposal is contrary to Policies S2, S4, S32 (criterion b), S33 and 
DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

Residential Amenity

The application site is located in an isolated location with no residential properties 
immediately close to the application site. However, the village hall lies on slightly raised 
land directly opposite the proposal site. The Parish Council have raised concerns that the 
current village hall occasionally allows functions with bands, parties etc, to take place 
without creating any excessive noise disturbance to others. Parish councillors are 
concerned that construction of this development would put the families of the proposed 
dwellings at risk of noise pollution which will be unavoidable if the Hall continues to be 
used for functions.

Given the constructional composition of the village hall, this Council’s Environmental 
Health Officers were requested to provide comments on this matter. They do not 
consider that the potential noise from the village hall would result in a substantial noise 
impact on the proposed dwellings to warrant a refusal. The design of the dwelling and the 
position of the openings can be considered in full as part of any reserved matters 



application.   

Affordable Housing

The revised National Planning Policy Framework 2018 requires affordable housing to be 
provided on all major developments. Major development is classified for housing as 
development where 10 or more homes will be provided, or the site has an area of 0.5 
hectares or more. 

Given the number of dwellings proposed at 8 and the overall size of the development is 
0.46 hectares, this current proposal does not meet the threshold for requiring affordable 
housing. 

Drainage 

Caldew Beck runs 500m north and 400m to the southeast of the site and the River 
Caldew is just over 1km east of the site. Welton is remote from the public sewerage 
network and for this reason the School relied on a septic tank which is now at the end of 
life. The septic tank along with rain water discharged into agricultural land drains, which 
then discharged unto a tributary of Caldew Beck. A new septic tank will be installed. 

To avoid capacity issues, an alternative route to the same watercourse is proposed, there 
is an open agricultural ditch in front of the site which will be utilised, to avoid the need to 
use agricultural land drains serving land not within the boundary of the former school.

It is proposed that the roadside ditch will be used as the receptor of the water from the 
new dwellings which is contiguous with the site boundary, it therefore follows that the site 
can utilise the common law rights to connect to the ditch, regardless of who owns the 
ditch downstream of the site. This form of drainage is in line with that approved under 
application 2/2013/0343. The effluent from both the foul and surface water drainage will 
now be treated where previously it was not, which is an improvement on the watercourse.

The proposed disposal arrangements for the surface water is into the roadside ditch 
which is not supported with any details and calculations. A full assessment will be 
required for the whole length of the ditch from the site to the outfall into the watercourse. 
Furthermore, given the applicant’s supporting information identifies the site as unsuitable 
for soakaways, then the use of porous paving will need to be revised for its suitability. 

United Utilities have considered the drainage strategy and have no comments to offer.     
 
Officers consider an appropriate form of foul and surface water drainage could be 
achieved for the site. However, given that full details have not been provided on the 
suitability of porous paving and an assessment of the drainage ditch, a condition should 
be attached requiring this information to be provided. 

Ecology/Trees

An Ecological Assessment has been carried out and submitted with the application. The 
Survey included the entire site.  The report concludes that there is no ecological reason 
to withhold planning permission at this site.



The site falls within a SSSI Impact zone, but assessment of the site, proposed 
development and proximity to connected habitat features, leads officers to the conclusion 
that there is very little risk and no action is suggested beyond usual installation of 
drainage of such a development using storm drains.

Attention must be paid to the timing of works: activities that may cause disturbance to 
nesting birds must be done outside the bird nesting season and so planned for between 
September and March. If works of this nature fall inside the bird nesting season 
March/April-August, then an ecologist must be consulted to confirm that no nesting birds 
will be disturbed or harmed.

There is some low risk that individual animals may be present whilst works are ongoing. 
Adherence to the above general protection measures will ensure the works will have low 
to nil impact on any wildlife using the site.

All European protected species, species of conservation concern and breeding birds 
should be considered at all times during construction. If individual animals appear within 
the construction phase further guidance to protect from harm and disturbance should be 
sought by contacting an approved ecologist.

Officers are satisfied that the applicant has fully assessed the impact on protected 
species and the hedge/trees on site and the proposal is compliant with Policies S35 and 
DM17 of the Allerdale Local Plan.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal would 
benefit from New Homes Bonus and future Council Tax Revenue.

Conclusion

Officers consider the principle of the proposal for 8 dwellings in this rural open 
countryside location detached from the village of Welton with no access to public facilities 
or transport would result in non-essential development contrary to policies S2, S3 and S5 
of the Allerdale Local Plan (Part 1), Adopted July 2014 and the National Planning Policy 
Framework. 

Furthermore, the proposed layout is considered not to reflect the rural context of the 
landscape in which it sits, being more reflective of an urban layout failing to respond 
positively to the rural character, history and distinctiveness of its location or integrating 
well with existing development in and around Welton contrary to Policy S2, S4, S32 b), 
S33 and DM14 of the Allerdale Local Plan.



Annex 1

Reasons for Refusal 

1. The Local Planning Authority considers the proposed dwellings would 
constitutes an inappropriate non-essential form of residential development in 
the open countryside and would therefore be contrary to the provisions of 
Policy S2, S3 and S5 of the Allerdale Local Plan (Part 1) Adopted July 2014 and 
Section 5 of the National Planning Policy Framework. 

2. The Local Planning Authority considers the scale and layout of the 
development site does not respond positively to the character, history and 
distinctiveness of the rural landscape in which it lies. The proposal is 
considered contrary to Policy S2, S4, S32 b), S33 and DM14 of the Allerdale 
Local Plan (Part 1), Adopted July 2014 and National Planning Policy Framework 
(Paragraph 127). 

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.








