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Development Panel Report

Reference Number: 2/2018/0551
Valid Date: 23/11/2018
Location: Low Road  Cockermouth
Applicant: Mr & Mrs R J Slack 
Proposal: Outline application for B1 development including 

access junction

RECOMMENDATION

GRANT PERMISSION SUBJECT TO CONDITIONS 

Summary 

Issue Conclusion

Economic Benefits In accordance with policy S2 of the Local 
Plan Part 1 and Paragraph 19 of the NPPF, 
the economic benefits of the proposal and 
the resulting support to economic growth 
carries ‘significant weight’. The proposals 
would make a positive and significant 
contribution in terms of further investment 
within Cockermouth and the creation of 
further employment opportunities. 

Location The site is sustainably located with an 
acceptable walking distance of residential 
areas, connected by lit, segregated footways 
and a bus service.

The site is bordered by existing 
development, the bypass and Low Road. As 
such there is no significant visual amenity or 
landscape impact.

Odour There are considerations of odour arising 
from the juxtaposition with the Waste Water 
Treatment Plant. The impact is such that 
conditions and the layout reserved matters 
can respond to this issue and permission 



need not be withheld. 

Highway safety Access is not reserved for subsequent 
approval. The proposed highways 
arrangements are considered acceptable. 
The Highways Authority raise no objection.

Proposal

The proposal seeks outline permission for employment units (Class B1 Business) with 
access to be considered at this stage. All other matters (layout, scale, appearance and 
landscaping) are reserved for subsequent approval.

The application form, in section 4 “Description of Proposal,” specifies that the proposal 
is for all B1 uses. These are defined by the amended Use Classes Order 19871 as:-

a) as an office other than a use within class A2 (financial and professional services),
b) for research and development of products or processes, or 
c) for any industrial process, 

The Order clarifies that classification within B1 is subject to these uses being carried out 
in any residential area without detriment to the amenity of that area by reason of noise, 
vibration, smell, fumes, smoke, soot, ash, dust or grit.

Section 16 of the Form, relating to floorspace, only specifies offices (B1(a)). However, 
given that Section 4 does not exclude B1(b) and (c), all of the B1 uses have been 
considered as part of this application’s assessment.

An indicative plan submitted with the application shows the siting of 6 units varying in 
size with parking provided on site. The supporting statement references the possible 
provision of one or two storey office development, with flexibility for starter units, 
together with larger units for key tenants or expanding businesses. 

A single vehicular access is proposed to the northeast corner of the site from Low Road.

The plans for consideration are:-

12.07.771-01 Location Plan
C001 Rev B Proposed Site Access
Access Appraisal
Flood Risk Assessment
Odour Assessment
Letter from SLR received 22 February 2019
Odour Assessment received 22 February 2019
Assessment of Likely Significant Effect

1 The Town and Country Planning (Use Classes) Order 1987 SI 764 (1987)



Site description

The application site measures 0.57 hectares. It lies between the Cockermouth Waste 
Water Treatment Works to the west, Low Road to the north, the Laureates housing 
development to the east and the A66, Cockermouth bypass, to the south. The 
Laureates is on raised ground.

Relevant History

Adjacent Site

2/2010/0542 Outline consent for a residential development for 221 dwellings including 
79 affordable dwellings and associated access and landscaping – Approved.

2/2014/0415 Application for reserved matters for 217 dwellings (88 affordable) following 
outline approval – Approved and under construction (The Laureates).

2/16/9011 Extension to works site, erection of plant, machinery and kiosk buildings and 
related ancillary development, Cockermouth Wastewater Treatment Works – Approved 
and constructed. Odour/noise testing post construction in relation to conditions 13 and 
14 have not yet been undertaken.

Representations

Cockermouth Town Council 

Recommended refusal, too near existing sewage works should remain an exclusion 
zone. Screening required.

Cumbria Highways (CCC) 

The proposed access is adequately sized and provides sufficient visibility. The 
pedestrian refuge and the associated footway extension on Low Road, leading to the 
public right of way, is welcomed. The parking provided on the outline plan is sufficient 
and the disabled bays well positioned, allowing for a space per building. 
We would therefore raise no objection to the application subject to the inclusion of 
conditions.

Lead Local Flood Authority (CCC)

The proposal is acceptable in principle. An overall discharge rate of less than 5l/s is not 
considered to be a maintenance risk, as stated within the Flood Risk Assessment, and 
can be mitigated through good design. We would request any future submissions take 
this into account. Treatment in line with chapter 26 of the SUDS manual is also required 



and a 40% increase in rainfall applied to any calculations to allow for climate change.  
We would raise no objection to the development subject to the inclusion of conditions.

ABC Environmental Health 

 Odour 

05 February 2019

The application is accompanied by a SLR Odour assessment Ref 
410.09065.00001 dated November 2018.  Before considering this assessment 
previous odour assessments submitted for a residential development at Fitz Park 
and also for the extension to the WwTW are considered. 

Background of the site prior to this application 

The SLR Odour assessment submitted to support a residential development at 
Fitz Park (report ref 410.03454.00001 dated June 2011) was undertaken using 
odour sampling and AERMOD dispersion modelling in order to ascertain the 
odour concentrations at the proposed residential premises. At this time the main 
source of odour would be VOC (volatile organic compounds) from the WwTW 
and the main sources of odour were the inlet works, the primary settlement tanks 
and the sewage sludge storage tanks. 

The modelling of the odour concentrations was based on the odour sampling, 
weather conditions, topography and location of the receptors (other factors within 
the model include terrain data and building downwash) and this resulted in an 
odour dispersion modelling assessment demonstrating that the residential 
properties were below the threshold of 3OUE/m3 as a 98percentile of 1 hour 
average concentrations for malodour sources, and this would suggest that the 
odour would be acceptable at the residential properties. An impact criteria of C98 
1 hour <3OUE/m3 is acceptable in terms of odour concentrations as per the 
CIWEM guidance. 

Since this modelling has been carried out, the Cockermouth WwTW has received 
approval for an extension which would bring the sewage treatment works closer 
to Fitz Park. These improvement works would be providing new roughing filters, 
sludge treatment, sludge storage and associated plant to the current WwTW. 
Part of the improvement works will also be replacing parts of the existing 
pumping station. These works are being carried out with a view to centralising 
treatment at Cockermouth WwTW from pumping stations at Brigham and 
Papcastle. Therefore, there was an element of improving the systems but also 
adding the volume to be treated at the treatment plant. 

For this application, United Utilities commissioned Phlorum Limited to carry out a 
detailed dispersion modelling assessment for odour with respect to the proposed 
improvement works at Cockermouth WwTW. 

The dispersion model used baseline emission data from Cockermouth WwTW 
and a collection of odour samples were taken of existing plant to use within the 



model, therefore providing real time emission data. In addition the emission data 
from library sources was also used to provide data for the future situation when 
the improvement works were complete and when the new WwTW becomes 
operational. 

The model used was ADMS 5.2 which is a suitable model to use when modelling 
odour emissions. The model inputs consisted of area sources and a point source 
and the nearest receptors were residential properties to the south east of the site. 

Allerdale Borough Council accepted that the modelling deployed the highest, 
rather than average, odour emission rates for all sources and that an odour 
multiplier of 5 has been used in order to provide a worst case scenario for odour 
emissions from the site. The odour multiplier usually used to reflect the difference 
from winter to summer is 3 therefore by multiplying by 5 this does provide a 
possible over estimation of the odour emission rates from the site. 

Allerdale Borough Council noted that the results of the modelling showed that 
there would be a slight increase in odour emissions from the Cockermouth 
WwTW following the improvement works and a significant increase in odour 
emissions at the site boundary. 

Therefore, the odour concentrations would be higher than the previous modelling 
undertaken in 2011. 

The improvement works at the Cockermouth WwTW have been completed but a 
complaint regarding odour has been received from a member of the public. As a 
result the planning authority are requesting that post completion odour surveys 
are undertaken to ascertain the levels of odour at the nearest residential 
premises. In addition to post completion odour surveys a post completion noise 
survey is also due to be completed. 

Current Application 

Taking all of this background information into account for this proposed 
application for B1 units to the east of the sewage treatment works it is of concern 
that the likely levels at the B1 units (especially units A-D) would be above 
3OUE/m3 as a 98percentile of 1 hour average concentrations for malodour 
sources and this is an indication that odour will cause an adverse impact on the 
future occupants of the B1 units. In addition, due to a complaint already having 
been received as a result of the Cockermouth WwTW improvement works and 
this complaint was from a residential property further away from the site than the 
proposed B1 units, then there are concerns that the B1 units will be adversely 
affected by odour. 

The application is accompanied by a SLR Odour assessment Ref 
410.09065.00001 dated November 2018. 

This assessment does not take into account any specific odour sampling or 
detailed dispersion modelling. The consultant has taken the view that, as no 
complaints have been received, there is no requirement to undertaken dispersion 



modelling and therefore a ‘sniff test’ is sufficient for this assessment. This is not 
the case given the aforementioned complaint. 

Consider that this application should be accompanied by an odour assessment, 
that takes account of the use of the WwTW and undertakes odour sampling and 
dispersion modelling to ascertain the likely odour concentrations at the proposed 
site for the B1 units. 

Until this assessment is undertaken the recommendation from Environmental 
Health is that this application should be refused on the grounds of odour affecting 
the amenity of the area (see below).

Updated odour comments:

Further to the additional information from SLR received on the 22 February, 
Environmental Health Officers are satisfied that additional odour assessments to 
include location of each unit, modelling of odour from the sewage treatment plant 
and resultant odour levels at the proposed units can be secured via condition to 
be submitted with the layout reserved matter.   

 Noise 

I note that no details have been submitted on the potential noise sources from 
the WwTW impacting on the B1 units, nor has any information been submitted on 
the potential for the B1 units to cause an adverse impact from noise on the 
residential units e.g. use of car park, installation of plant/machinery (air 
conditioning units/condenser units). 

Therefore I would recommend that a noise assessment should be submitted to 
the planning authority for consideration prior to any decision on the application 
being made.

The issues relating to contamination and construction noise and dust can be 
dealt with via conditions.

Fire Officer 

No comments received. 

Environment Agency 

The proposed development falls within flood zone 2 which is land defined in the 
planning practice guidance as being at medium risk of flooding. 

We have produced a series of standard comments for local planning authorities and 
planning applicants to refer to on ‘lower risk’ development proposals. These comments 
replace direct case-by-case consultation with us. This proposal falls within this category. 

Natural England 



Natural England notes that the applicant has submitted a shadow Habitats Regulation 
Assessment to screen the proposal to check for the likelihood of significant effects.

The assessment concludes that the proposal can be screened out from further stages of 
assessment because significant effects are unlikely to occur, either alone or in 
combination. This conclusion has been drawn having regard for the measures built into 
the proposal that seek to avoid all potential impacts: specifically the adherence of a 
Pollution Prevention Plan during the construction phase; and the implementation of 
SuDS at the operational phase to reduce and treat surface water prior to discharge into 
the watercourse.

On the basis of information provided, Natural England concurs with this view. Your 
authority, as competent authority under the provisions of the Habitats Regulations, 
should record your own conclusion on the likelihood of significant effects and adopt this 
shadow HRA if you agree with its conclusion.

Cumbria Constabulary 

Acknowledge the application is an outline and layout is indicative. However, no 
information has been provided that demonstrates how this application complies with 
Policy S4 and DM14 of the Local Plan. Can further information be provided on security 
measures?

United Utilities 

 Proximity to Wastewater Treatment Works

The site is immediately adjacent to Cockermouth Waste Water Treatment Works 
and located outside the settlement boundary of Cockermouth in the emerging 
Local Plan Part 2. Notwithstanding the outline nature of the application for 
planning permission, an indicative layout has been submitted which shows B1 
employment units adjacent to the boundary of the wastewater treatment works. A 
wastewater treatment works is a waste management operation which can result 
in odour, noise and also attract flies.

United Utilities wishes to therefore note that our preference is for new receptors, 
such as B1 development, to be located away from an operational wastewater 
treatment works. We recommend you discuss the proximity of the proposed 
development to the treatment works with your Environmental Health colleagues. 

 Drainage/Maintenance

Recommend conditions relating to foul and surface water been drained on a 
separated system and for maintenance and management of SW drainage.  
Advise presence of sewer crossing the site. 

Minerals & Waste CCC



The proposed development is adjacent an existing residential area to the east and 
sewage treatment plant to the west. Mineral extraction on or close to the application site 
would therefore not be environmentally acceptable.

I consider that criterion 2 of Policy DC15 (Minerals Safeguarding) in the adopted 
Cumbria Minerals and Waste Local Plan is satisfied. Therefore CCC does not object to 
this application.

Individual/Other representations

The application has been advertised on site, within the press and by neighbour letter.  

2 letters of objection have been received. The grounds for objection are summarised as 
follows:

 The development is not in the public interest and with no demonstrable need.
 It is an out of time development, leading to sprawl and degradation of the town 

approaches and character.
 It is too close to a major road junction/roundabout.
 It is inappropriate use of land, much better to plant woodland to screen the 

sewage works.
 The sewage works is only small and extending it will be an eye sore and bring 

the small and noise closer.

Response on behalf of the Low Rd Greenway Group

A public footpath runs along the western boundary of the site connecting a stile to the 
A66 verge with Low Road. This shared use route for pedestrians and cyclist crosses the 
frontage of the site leading east to Cockermouth town centre and west to the cycleway 
through Brigham and on to West Cumbria. Currently along the stretch of road to the 
west of the site cyclist have to join the Low Road traffic and pedestrians crossing and 
then re-crossing Low Road. The group would wish to see a continual cycle path 
provided. 

For the past 6 months the group have been in dialogue with CCC about integrating a 
100yard section of overgrown grass verge into the Laureates pathway to create a safe, 
off road cycle and pedestrian path that links Cockermouth to Brigham encouraging 
sustainable travel.

The case for sustainable or social benefits has not been adequately made nor the 
environmental benefits. Its location at the periphery of Cockermouth means vehicle 
journeys along Low Rd will increase. Low Rd is already regularly congested at the Gote 
Bridge area. There is a nearby bus stop but currently the X5 bus connecting Workington 
to Keswick runs every hour along Low Rd between 10am and 4pm. Other services run 
infrequently but all at times that do not coincide well with regular working hours.

On behalf of the residents of Cockermouth and West Cumbria the Low Rd Greenway 
Group request that this application is not given permission to progress if it impedes in 



any way the development of the remaining section of the cycle/walk path along Low Rd 
to Workington.

Should this application be successful the Low Road Greenway Group requests that the 
developer fund the creation of the short section of cycle/walk path needed outside the 
Waste Water Treatment works.

Environmental Impact Assessment

The Town and Country Planning (Environmental Impact Assessment) Regulations 2017
The development does not fall within Schedule 1 nor 2 and, as such, is not EIA 
development.

Duties

The Conservation of Habitats and Species Regulations 2017 state that competent 
authorities are required to make an appropriate assessment of any plan or project they 
intend to permit or carry out, if the plan or project is likely to have a significant effect 
upon a European site. The permission may only be given if the plan or project is 
ascertained to have no adverse effect upon the integrity of the European site. If the 
competent authority wishes to permit a plan or project despite a negative assessment, 
imperative reasons of over-riding public interest must be demonstrated, and there 
should be no alternative to the scheme. 

Regulation 9 (1) 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.

Development Plan Policies

Allerdale Local Plan 1999

Saved Settlement limits

Allerdale Local Plan Part 1 (2014)

Policy S1 - Presumption in favour of sustainable development
Policy S2 - Sustainable development principles
Policy S3 - Spatial Strategy and Growth
Policy S4 - Design principles
Policy S5 - Development Principles
Policy S6c - Cockermouth  
Policy S12 – Land and Premises
Policy S16 - Town centres and retail
Policy S21 - Developer contributions 
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 S36 - Air, water and soil quality
Policy DM8 - Protecting Town Centre Vitality and Viability
Policy DM14 - Standards of Good Design

Other material considerations

Allerdale Local Plan (Part 2) Submission Draft

National Planning Policy Framework (NPPF) (2019)

Employment Land and Workspace Study 2016

Allerdale Local Plan (Part 2) Viability Study September 2018

Allerdale Borough Council Plan

 Strengthening our economy
 Enhancing our towns

Policy weighting

Notwithstanding any duty identified above, 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 Settlement Limits and 
Allerdale Borough Local Plan (Part 1) 2014 policies have primacy.

However, paragraph 212 of the National Planning Policy Framework (NPPF) 2019 
advises that the policies in that Framework are material considerations which should be 
taken into account in dealing with applications from the day of its publication. In this 
context it is noted that paragraph 213 of the NPPF 2019 advises that due weight should 
be given to development plan policies according to their degree of consistency with the 
NPPF (the closer the policies in the plan to the policies in the Framework, the greater 
the weight that may be given).

Paragraph 11 of the NPPF also advises that, where the development plan policies 
which are most important for determining the application are out-of-date, permission 
should be granted permission unless:

i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or



ii. any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole.

In this instance, policies within the NPPF that protect areas or assets of particular 
importance are applicable to the determination of the application. The site lies within 
Flood Zone 2, it lies within close proximity to a designated SAC/SSSI. For these 
reasons, policies within the NPPF relating to the consideration of these assets are 
relevant. 

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

Although the Inspector’s decision predated the publication of the 2019 NPPF and 
related to housing, it still has implications for employment proposals today.

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. As a consequence little weight is afforded to the 
settlement limits of the 1999 Plan and parts of policies S3 and S5 that refer to them. 

However, this does not mean to say that other Local Plan Part 1 policies are out of date 
and should not be afforded substantial weight where they are consistent with the 
provisions of the NPPF 2018. 

Employment sites and allocations dating from the 1999 Plan have been saved by virtue 
of Policy S12 of the 2014 Allerdale Local Plan, pending review through the site 
allocations process. Policy S12 is considered to accord with the NPPF, which supports 
sustainable economic development. This approach to employment sites and allocations 
has been supported by the Planning Inspectorate through a recent appeal decision at 
Solway Industrial Estate, Maryport (3187370).  The proposal site however was not an 
allocated employment site as part of the 1999 Plan.

Finally, weight can also 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 NPPF 2019. Draft Part 2 of the Local Plan has now been submitted to 
the Secretary of State for public examination by an Inspector and therefore is at a 
relatively advanced stage. However, it does not allocate any part of the application site 
and would remain adjacent, but outside the limit for Cockermouth. Due to the extent of 
unresolved objections relating to both the revised settlement boundaries (SA2) and 
employment allocation within the town, only limited weight, in this instance and at this 
time, is being given to the relevant Draft Part 2 policies.    



Assessment

Location and Settlement limits 

Cockermouth is identified as a Key Service Centre in the settlement hierarchy under 
Policy S3 of the Allerdale Local Plan. Subject to certain criteria, Policy S5 indicates that 
new development will be concentrated within the physical limits of such locations, 
providing that the scale of the development proposed is commensurate to the size of 
the settlement and reflects its position within the hierarchy overall. 

As detailed above no part of the site is a saved allocation from the 1999 Plan for 
employment use and it also falls outside of the saved settlement limit of Cockermouth. 
The Broughton appeal referenced above clarified that these settlement limits are 
considered to be out of date and afforded little weight.  

The delivery of the Local Plan Part 1’s strategic policy objectives requires land beyond 
the existing settlement limits to be delivered during this phase of the Plan period. 
Although the part 2 Draft Submission retains the site outside the settlement boundary, 
this can only be afforded a low level of weight at this time, due to the level of unresolved 
objections received.  

Cockermouth specifically is required to maintain its role as a Key Service Centre 
throughout the adopted Local Plan period. In advance of part 2 allocations being tested 
and being adopted, it is appropriate for other sites to come forward to meet this role. 

The development to the east of the site at The Laureates demonstrates the settlement 
limit in the 1999 Plan no longer reflects the extent of the built up area. The revised 
settlement limit in the Part 2 Submission Draft proposes to include The Laureates, with 
the application site directly abutting this development. The extension of the proposal 
beyond the settlement limit, in isolation, is not considered to raise significant conflict 
with the Plan as a whole at this stage. The land is very much enclosed within the built 
envelope of Cockermouth, being bordered by the Laureates, the bypass and the Waste 
Water Treatment Works. Being to the west rather than east of the Laureates means that 
it does not harm the landscape setting of the Fitz. 

Previously developed land sequential approach

Where available and, if appropriate, the Council will also encourage and prioritise the 
effective reuse of previously developed land and buildings or vacant and underused 
land, as identified by policies S30 and DM16. The latter specifies a sequential test for 
industrial uses in excess of 900m2 in Key Service Centres to demonstrate that there are 
no suitable alternative, previously developed sites. Although section 12 of the 
application form specifies 512m2 of office floorspace, scale is reserved for subsequent 
approval. Therefore, robustly, a sequential approach is necessary.

Whilst the site has recently been used as a contractors’ compound in association with 
the recently constructed housing to the east, this was only permitted as temporary and it 
is currently vacant and has fallen back to its original greenfield use of agriculture. It is 
therefore not considered to be previously developed. 



As such it does not accrue the benefits provided by policy S30’s preference for 
brownfield land release. However, there is no land available within the town’s envelope 
that would be able to accommodate new B1 units. For example, the former fire authority 
offices on the old railway station site are being converted to residential (the change of 
use having already been granted) and subject to an application for further housing.2 

The Part 2 Local Plan draft allocated employment land adjacent to Lloyd’s garage 
(SA44) is being used by them for car storage (this use having persisted continuously for 
in excess of 10 years). 

The other draft allocation (SA43) on the north side of Low Road is available. It is part of 
the older 1999 Local Plan allocation. Part of this was developed as the Lakes Home 
Centre and the westernmost area has been the subject of applications and a live appeal 
for a mixed retail (A1) and B1 development. This land is previously developed and 
available and the appeal3 does seek permission for 921m2 of employment uses.

Town centre uses sequential approach 

Furthermore, in addition to the previously developed land sequential test, the inclusion 
of offices also means that the main town centre uses sequential approach in policy S16 
of the Local Plan Part 1 also applies (the policy being applicable as offices are a Main 
Town Centre Use as defined by the NPPF).

The application is supported by a Town Centre Impact Appraisal which contains such a 
sequential assessment of other sites within Cockermouth. The overall site area required 
to deliver the proposal is stated as 0.57 hectares. The NPPF advises that applicants 
and local planning authorities should demonstrate flexibility on issues such as format 
and scale. 

Seven sites have been included and assessed. These include three sites safeguarded 
for employment in the preferred options document in support of the Draft Local Plan 
Part 2 as follows:

 Land at Wakefield Road. An edge of town centre location which is currently 
developed as units for light and general industrial uses.

 Lakeland Business Park and Europe Way. An out of town office park on the 
southern periphery of the town.

 Land at Mitchells Auction Mart. An out of town site to the south of the A66 town 
by-pass which contains a range of B1 and B8 uses primarily for agricultural 
purposes associated with the on-site auction mart.

Site visits identifying marketing boards/vacancies and an online search4 appear to 
indicate that the following are available within these areas and other locations within the 
town, including the town centre-

 Suite 3B, Lakeland Business Park – 137m2 marketed by Cargiet Cowen.

2 LPA ref FUL/2019/0007
3 LPA ref 2/2018/0070 
4 Internet searches conducted on 18th March 2019. 



 Units 5, 8 and 9 Europe Way – 178m2 split as 3 detached equally sized, 
detached offices marketed by Walton Goodland and Edwin Thompson.

 54A, Main Street – 95m2 1st floor town centre marketed by Hyde Harrington.

Main Street is only 20% of the indicative scale proposed and is a first floor suite above 
shops and Europe Way only offers small, 59m2 units. The scale and form offered is 
materially different to that proposed. Suite 3B, Lakeland Business Park does have a 
similar offer and, if one assumed that the proposal could be disaggregated, part of it 
could be accommodated within that office suite. However, it would not be able to 
respond to a single user with, say, a 500m2 floorspace requirement or the flexibility for 
other B1 uses including a mix within this class. 

Whilst it is noted that there are a number of vacant banks, pubs and shops within the 
town centre, these are not considered to be of a current usage, size or scale to 
accommodate the business units proposed, even when taking flexibility into account; 
the contrast in the proposed floor area and these available units is significant.

The draft allocations and other previously developed sites have already been dismissed 
as not being available in the preceding sub-section of this report. The exception is the 
Low Road site west of the Lakes Home Centre.

In this context, it needs to be evidenced that it is necessary and/or desirable with the 
support of development plan policy, for the site to be developed in addition to this 
allocation. 

Benefits of the Proposal

The NPPF at Paragraph 80 states that it is the Government’s intention to building a 
strong and competitive economy, ensuring that the planning system does everything it 
can to support sustainable economic growth and that significant weight should be 
placed on the need to support economic growth through the planning system. This is 
supported by policy S2 of the Local Plan, full weight is afforded to this policy given the 
consistency with the NPPF’s objectives.

In terms of achieving the economic role of the planning system of contributing to 
building a strong, responsive and competitive economy, it is recognised that the 
proposal would have economic benefits. The proposal would attract a level of 
commercial investment into the town, which would have spin off benefits for the 
commercial sector and the construction industry.  

In accordance with policy S2 of the Local Plan Part 1 and Paragraph 19 of the NPPF, 
the economic benefits of the proposal and the resulting support to economic growth 
carries ‘significant weight’. The proposals would make a positive and significant 
contribution in terms of further investment within Cockermouth and the creation of 
further employment opportunities. 

Scale and impact 

Development of the scale proposed is, in general terms, considered to be 
commensurate to the size and functional role of Cockermouth as a key service centre 



within the settlement hierarchy. Towns within this tier of the hierarchy already provide a 
wide range of services and function as service centres for a wide rural hinterland. KSCs 
are expected to meet the day to day needs of local residents and a range of 
employment opportunities to meet the needs of local and regional businesses. 

The Employment Land Review Update (2012) states that there is 100 ha of available 
employment land across the Plan Area. Therefore, it concludes that generally there is 
scope for de-allocation of poorly performing sites and those that no longer meet the 
needs of modern business. However, the Review also states that, for Cockermouth, 
there is a demand for office space (B1). As such, Policy S6c of the Allerdale Local Plan 
indicates that there is a need to address a lack of available employment sites and 
increase the range on offer to meet both ongoing local needs and those of the nuclear 
and energy supply sectors. 

The applicant has submitted a Town Centre Impact Appraisal. It is rather cursory in 
terms of detail and actual assessment of impact. Nevertheless, it is considered that its 
conclusions are robust and reflective of this officer’s assessment of impact. Specifically, 
it has already been demonstrated that there is a shortfall of the overall B1(a) floorspace 
provided in response to need, available sites not providing the scale and nature of offer 
required. Cumulative delivery of this application site and both the allocations would 
contribute to responding to but not fulfilling this need. In this context the proposal would 
clearly complement rather than adversely impact upon the town centre’s vitality and 
viability.

Visual and Landscape Impact

Policies S4, and DM14 seek to ensure, amongst other matters, that new development is 
of a high quality design, of appropriate scale and appearance and responds positively to 
the character, history and distinctiveness of the locality. Policy S5 seeks to ensure that 
new development is of a scale and design which will not detract from the character of 
the settlement; that the site of the proposed development is not considered to have 
significant amenity value and the site is not considered to make a significant 
contribution to the character of the settlement in its undeveloped state. Policy S33 
advises that landscape character and local distinctiveness should be protected, 
conserved and, wherever possible, enhanced. 

The existing site, when approaching Cockermouth from the west, is partially screened 
by the existing Waste Water Treatment Works. There is a band of mature trees to the 
rear of the site that extends to either side, thus providing screening from the A66 by-
pass. The land to the north of Low Road also has a band of mature trees and planting 
stretching for a significant length. There is an open amenity area to the front of the 
Laureates housing estate which joins the open Parkland area of the Fitz. This approach 
into the town along Low Road is relatively green and leafy in nature, with boundaries 
formed often by either stone walls or open fencing, with mature trees or planting behind 
and above.

The existing lawful use of the site is agricultural land. However, given its recent use as a 
site compound, it does not appear as such. Given the relatively small size of the site 
and that it is sandwiched between the Waste Water Treatment Works and the housing 
estate, it is not considered that the land makes a positive contribution to the character of 



the settlement at this gateway to the town or adds to the wider green corridor into the 
town. The development of the new housing development at The Laureates has already 
introduced a significant urban element into this stretch of Low Road. 

With regards to the criteria of Policy S5, it is therefore considered that the site does not 
have significant amenity value in a visual sense as part of this wider corridor and 
approach to the town.   

The details of scale, layout, appearance and landscaping are reserved matters. The 
planning statement however details that “the development will either be single or two 
storey office units. It is anticipated that there will be sufficient flexibility to allow for a 
number of smaller units to serve small and start-up businesses together with larger units 
for a key tenant or developing businesses. Indicatively, the units will be of a functional 
design with render walls, grey tile roofs and powder coated aluminium doors and 
windows. Car parking will be provided commensurate with the unit”. The application site 
sits at a lower level than the housing estate. 

Having regard to the relevant criteria of policies S4, S5 and DM14, officers consider that 
a suitable scale and design of development can be achieved on the site that would not 
significantly impact on the visual amenity of the area. The landscaping scheme 
approved (but currently not constructed) as part of the Laureates site along the eastern 
boundary of the site will soften the approach of the development when leaving 
Cockermouth. However, there is potential within the landscaping reserved matters, to 
incorporate a green sward across the Low Road frontage of the application site. The 
indicative plan shows this, albeit with some parking penetrating into this space. There is 
clearly space for this parking to be accommodated deeper within the site and this matter 
dealt with satisfactorily within the landscaping and layout reserved matters.

Odour/Residential Amenity

Policy S32 seeks to ensure that the residential amenity of communities are maintained 
to an appropriate level, whilst providing an acceptable level of development for 
proposed occupiers of the development. There is also the consideration of the amenity 
of the future occupiers of the offices and that the granting of this use would not result in 
further works being required by the operators of the Treatment Works at their expense 
to respond to issues raised. 

The Council Environmental Health Officer originally expressed concerns relating to the 
proximity of the proposed development to the Waste Water Treatment Works. There 
was acknowledgement that the application is in outline but, nevertheless, the concerns 
were that proposed units A to D would experience unacceptable levels of odour. 

The recognised standard for measuring odour is EN 13725. Olfactometric analysis 
(measuring the concentration of odour) is undertaken to assess the impact against this 
standard. Odour levels are defined in terms of European odour units. This method uses 
n-butanol at a defined concentration to create a benchmark unit of 1 European odour 
unit: 1 ouE/m3. The standard details the method by which an odour sample is diluted to 
reach the threshold and then defined in terms of ouE/m3. In their first response the 
Council’s Environmental Health Officer advised that the levels experienced would be 
above 3ouE/m3 as a 98percentile of 1 hour average concentrations for malodour 



sources. This was an indication that odour will cause an adverse impact on the future 
occupants of the B1 units. This assertion was supported by the fact that a complaint had 
been received from a resident of the Laureates (further away from the Treatment Works 
than the application site) and that this complaint was received after the improvements 
detailed in this report. 

It was also noted that the odour assessment undertaken on behalf of the applicant did 
not take into account specific odour sampling or detailed dispersion modelling. 

However, further information was then provided by the applicant and, noting that the 
application is in outline, the Council’s Environmental Health officer has concluded that a 
layout is possible whereby occupiers of units would not experience unacceptable levels 
of odour. The layout reserved matters application would need to be accompanied by 
analysis showing how levels of 3-4 ouE/m3 are outside of the areas where the units will 
be located. This will include dispersion modelling from the Treatment Planty and 
resultant odour levels at the proposed units. 

Noise 

There are three considerations here:-

- Noise from the construction period.
- Noise from the operational phase of the proposal.
- Noise from the treatment plant affecting occupiers of the B1 units during 

the operational phase of the proposal. 

It is considered that noise and, indeed, all amenity matters arising from the construction 
phase can be appropriately dealt with by a pre-commencement condition. The impact 
will also be dictated by the layout and construction methodology. 

Residential amenity will not be significantly affected by the very fact that the uses 
proposed fall within class B1. To recall, the Use Classes Order states that such uses 
can be carried out in a residential area without detriment to the amenity because of their 
acceptable levels of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit.

Turning to the juxtaposition with the treatment plant, The approval for the extension to 
the latter required a post completion survey to be carried out measuring daytime and 
night time noise levels at the eastern boundary of the site and at the nearest properties 
on Sonnet Way on the Laureates. A further condition requires mitigation to be carried 
out if the noise levels exceed 59dB(A) (LAeq 1h free field) during the daytime or 48 
dB(A) (LAeq 1h free field) during night time hours. Although the construction works have 
been completed these reports have not been carried out to date and it is anticipated to 
be carried out in the forthcoming months.

Based on this information it is considered that this would sufficiently deal with any noise 
issues relating to noise from the Treatment Plant i.e. secured under existing planning 
condition. Any mitigation measures to safeguard the occupiers of the B1 units from 
noise from the sewerage works or nearby highways can be considered and detailed 
design stage with a noise report secured via condition.



Sustainable access

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 108 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. 

Although the site is considered an out of time location it is noted that it is located on a 
strategic road/bus route.

For walkers, the site can be accessed on foot directly from the existing footway to the 
front of the Laureates estate on the southern side of Low Road, connecting to the east, 
and linking from there to the town centre. The applicant is proposing to extend this 
footpath across the entire length of the frontage of the site to connect to the Public Right 
of Way that runs along the party boundary between the site and the Waste Water 
Treatment Works. A pedestrian refuge will be created to improve highway safety on Low 
Road and assist in crossing to the footpath on the north side of Low Road. 

The site is located adjacent to an existing bus corridor. There is a bus stop on the 
northern side of the road directly opposite The Laureates. 
Residential properties within the Laureates and the Parklands are within an acceptable 
walking distance on lit, segregated footways.

It is acknowledged that the site frontage represents a gap in the cycleway connecting 
Cockermouth to Brigham. To the east this cycleway terminates at the Laureates forcing 
cyclists to use the Low Road carriageway itself with potential conflict and highway 
safety issues or dismount and cross Low Road twice walking a length of the footway on 
the north side of the road between crossings. In this context it was explored whether the 
existing footway to the front of the Laureates could be widened to cycle way standard 
and provided across the site frontage to provide the missing link. This was not possible 
within highway land. It was also explored whether a link could be provided across the 
Laureates given that the existing cycleway from the east terminates within this 
residential development. However, this involves significant third party land and a 
change in levels at the boundary with the application site. 
As such, although not without much benefit, the securing of this link is not possible. 
Nevertheless, given the public transport and footway linkages and the proximity of the 
cycleway and residential areas, it is considered that the location is sustainable.

On this basis the proposal accords with policies S2 and S22 of the ALP (Part 1). 

Highway safety and vehicular access

The means of access into the site is to be considered as part of this outline application. 
An access appraisal has been carried out and submitted with the application. This 
details:



“Low Road, in the vicinity of the site, has an 8m wide carriageway with a 1.8m wide 
footway on the north side, and a 2.0m wide footway on the south side. There is a 
system of street lighting, and the road is subject to a 40mph speed limit.

A traffic survey was carried out in the vicinity of the proposed site to determine the 
current traffic volumes and speeds. The survey was conducted by Northern Links Traffic 
Data Consultancy Ltd from 10th October 2018 to 17th October 2018. The speed survey 
recorded average weekday 85th percentile speeds as set out below. 

- Northwest bound = 41mph
- Southeast bound = 42mph

Based on the recorded speeds the appropriate visibility splays are given by DMRB as 
2.4m by 120m in each direction. “

The proposed site will be accessed from a new junction with Low Road. The 
development will be served by a road with a 5.5m wide carriageway and 2.0m wide 
footways with 6m kerb radii on both sides. The central hatching for the refuge has been 
continued east to tie in with that for the Laureates junction, and a gap has been 
provided for vehicles turning right into the site.

The Highways Authority consider the proposed access is adequately sized and provides 
sufficient visibility. The parking on the indicative plan is sufficient and the disabled bays 
well positioned, allowing for a space per building. Therefore they raise no objections to 
the application subject to conditions. 

Flood Risk/Drainage 

The application site falls mainly within Flood Zone 2 with a small section to the front of 
the site within Flood Zone 1. 

Policy S29 requires that new development should be avoided in locations at risk of 
flooding.  Similarly, paragraph 155 of the NPPF directs development away from areas of 
highest risk through the implementation of the sequential test. Where development is 
necessary, a Flood Risk Assessment is required to ensure that the development is safe, 
without increasing flood risk elsewhere.  The proposed employment use is ‘less 
vulnerable’ in terms of the guidance on flood risk provided through Planning Practice 
Guidance. 

The sequential test ensures steers new development to areas with the lowest probability 
of flooding. Where there are no sites within in Flood Zone 1, local planning authorities 
should take into account the flood risk vulnerability of land uses and consider 
reasonably available sites in Flood Zone 2 (areas with a medium probability of river or 
sea flooding) considered, taking into account the flood risk vulnerability of land uses and 
applying the Exception test if required. 

The applicant has undertaken, as part of the impact assessment a detailed look at 
alternative sites that may be available for development. Whilst some of these are within 
Flood Zone 1 the assessment ascertained that there were no preferable, available sites 
available to that proposed. 



As detailed above table to of the NNPG categories the site as a less vulnerable use. 
Table 3 of the NPPG maps these vulnerability classes against the flood zones set out in 
table 1 to indicate where development is ‘appropriate’ and where it should not be 
permitted. The table details that a less vulnerable site in Flood Zone 2 is appropriate 
and no Exception Test in required. 

The applicant has provided a flood risk assessment which has been prepared in 
accordance with the NPPF and the Flood Risk and Coastal Change Planning
Practice Guidance.

The Flood Risk Assessment has been considered by the Local Lead Flood Authority 
(Cumbria County Council). The proposal is acceptable in principle to them. An overall 
discharge rate of less than 5l/s is not considered to be a maintenance risk, as stated in 
the FRA and can be mitigated through good design. Treatment in line with chapter 26 of 
the SUDS manual is required, and a 40% increase in rainfall applied to any calculations. 
Environment Agency have provided standing advice.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, the proposal will 
benefit from future Business Rates Revenue.

Balance and conclusions

The proposal would see development of a currently vacant field, generate jobs, with 
associated spin offs of economic investment and growth. The NPPF requires that 
significant weight be given to proposals that would support economic growth.
Having regard to the relevant policies of the Local Plan Part 1 and advice contained 
within the NPPF, the proposal is considered to be acceptable, subject to conditions.   
The proposal will not result in a significant visual change to the western edge of 
Cockermouth, with an extension to the existing urban development already taken place 
by The Laureates housing estate. It is considered that the proximity to the Wastewater 
Treatment Works does not hinder development. 
The Local Lead Flood Authority and Highways Authority (CCC) has advised that the 
proposal can be adequately mitigated in relation to flood risk, will not impact on the 
highway network and the proposed access to be acceptable.



RECOMMENDATION

GRANT PERMISSION SUBJECT TO CONDITIONS 

CONDITIONS

Reserved matters submission 

1. Before any development commences details of the layout, scale and 
appearance and the landscaping of the site (thereafter called ‘reserved 
matters’) shall be submitted to and approved by the Local Planning 
Authority.
Reason: The application has been submitted as an outline application, in 
accordance with the provisions of the details of the Town and Country Planning 
(Development Management Procedure) Order 2015.

2. The submission of all reserved matters applications shall be made no later 
than the expiration of 3 years beginning with the date of this permission and 
the development shall begin no later than whichever is the later of the 
following dates:
(a) The expiration of 3 years from the date of the grant of this 
permission, or 
(b) The expiration of 2 years from the final approval of the reserved 
matters or, in the case of approval on different dates, the final approval of 
the last such matter to be approved.
Reason: In order to comply with Sections 91 and 92 of the Town and Country 
Planning Act 1990.

3. Any application for reserved matters of scale shall include plans showing     
the following:
(a) Cross sections through the site;
(b) Details of existing and proposed ground levels;
(c) Proposed finished floor levels of buildings;
(d) Levels of any paths, drives, garages and parking areas;
and the development shall be carried out in accordance with the details so 
approved.
Reason: To ensure that the works are carried out to a suitable level in relation to 
the adjoining properties and highways and in the interests of visual amenity.

4. The layout Reserved Matter shall be accompanied by an odour assessment 
to include location of each unit, dispersion modelling of odour from the 
waste water treatment plant and resultant odour levels at the proposed 
units. 
Reason: To ensure a suitable standard of amenity is achieved for future occupiers 
of the site in compliance with the National Planning Policy Framework and Policy 
S32 of the Allerdale Local Plan (Part 1), Adopted July 2014. 



5. As part of the submission of the layout reserved matters, the applicant shall 
submit to the local planning authority for approval in writing a survey to 
identify the location of any water main and drainage infrastructure within the 
site and details of the associated access, repair and maintenance strips 
agreed with United Utilities. Thereafter no development shall be sited within 
the agreed access, repair and maintenance strips.
Reason: In the interest of public health and to ensure protection of the public water 
supply and wastewater infrastructure.

6. The Reserved Matter for appearance shall be accompanied by a noise 
assessment that provides mitigation measures to safeguard the occupiers of 
the B1 units from noise from the sewage works and nearby highways and 
details of the ventilation systems proposed.
Reason: To ensure a suitable standard of amenity is achieved for future occupiers 
of the site in compliance with the National Planning Policy Framework and Policy 
S32 of the Allerdale Local Plan (Part 1), Adopted July 2014.

Accordance with plans 

7. The development hereby permitted shall be carried out in accordance with 
the following plans:
12.07.771-01 Location Plan
C001 Rev B Proposed Site Access
Access Appraisal
Flood Risk Assessment
Odour Assessment
Letter from SLR received 22 February 2019
Odour Assessment received 22 February 2019
Assessment of Likely Significant Effect
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.

Pre-commencement

8. The carriageway, footways and footpaths, cycleways etc. shall be designed, 
constructed, drained and lit to the satisfaction of the Local Planning 
Authority and, in this respect, further details, including longitudinal/cross 
sections, shall be submitted to the Local Planning Authority for approval 
before any works commence on site. 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.



9. The development shall not be commence until visibility splays providing 
clear visibility of 120 metres x 2.4 metres x 120 metres measured down the 
centre of the access road and the nearside channel line of the major road, 
and centre of the road where appropriate, 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.

10. Details of the pedestrian refuge as shown on drawing number C001 revision 
B shall be submitted to the Local Planning Authority for approval. The use of 
the development shall not be commenced until the pedestrian refuge has 
been fully installed in accordance with the approved details. Reason: In the 
interests of highway safety. 

11. Ramps shall be provided on each side of every junction to enable 
wheelchairs, pushchairs etc. to be safely manoeuvred at kerb lines. Details 
of such ramps shall be submitted to the Local Planning Authority for 
approval before development commences. Any details so approved shall be 
constructed prior to the development being brought into use.
Reason: To ensure that pedestrians and people with impaired mobility can 
negotiate road junctions in relative safety. 

12. Full details of the highway surface water drainage system shall be submitted 
to the Local Planning Authority for approval prior to development being 
commenced. Any approved works shall be implemented prior to the 
development being completed and shall be maintained operational 
thereafter. 
Reason: in the interests of highway safety and environmental management in 
compliance with the National Planning Policy Framework and policy S2 and S29 of 
the Allerdale Local Plan (Part 1), Adopted July 2014.

13. No development shall commence until a sustainable surface water drainage 
scheme has been submitted to and approved in writing by the Local 
Planning Authority. The drainage scheme shall be in accordance with the 
principles within the submitted Flood Risk Assessment reference 
D/I/D/87883/008 dated June 2017 and:
(i) Shall include an investigation of the full hierarchy of drainage options 

in the National Planning Practice Guidance (or any subsequent 
amendment thereof). This investigation shall include evidence of an 
assessment of the site conditions (inclusive of how the scheme shall be 
managed after completion) and the potential for infiltration of surface 
water in accordance with BRE365;



(ii) shall be designed to meet the requirements of the Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or 
any subsequent replacement national standards;

(iii) no surface water, highway drainage or land drainage shall discharge to 
the public sewerage system either directly or indirectly; and

(iv) include a timetable for its implementation. 

The development shall be completed, maintained and managed in 
accordance with the approved details.
Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution in compliance with the National Planning 
Policy Framework and Policy S2 and S29 of the Allerdale Local Plan (Part 1), 
Adopted July 2014.

14. No development shall commence until details of the means of ensuring 
water and wastewater infrastructure that is laid within and adjacent to the 
site boundary is protected from damage as a result of the development have 
been submitted to and approved by the Local Planning Authority in writing. 
The details shall outline the potential impacts on the water and wastewater 
infrastructure from all construction activities and the impacts post 
completion of the development on the water and wastewater infrastructure 
within and adjacent to the site and identify mitigation measures to protect 
and prevent any damaged to the water and wastewater infrastructure. Any 
mitigation measures shall be implemented in full in accordance with the 
approved details. 
Reason: In the interest of public health and to ensure protection of the public water 
supply and wastewater infrastructure. 

15. 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, offsite parking, turning and 
compound areas;
(b) Procedure to monitor and mitigate noise and vibration from the 
construction and demolition and to monitor any properties at risk of damage 
from vibration, as well as taking into account noise from vehicles, deliveries. 
All measurements should make reference to BS7445.
(c) Mitigation measures to reduce adverse impacts on residential 
properties from construction compounds including visual impact, noise, and 
light pollution.
(d) A written procedure for dealing with complaints regarding the 
construction or demolition;
(e) Measures to control the emissions of dust and dirt during 
construction and demolition (including any wheel washing facilities);
(f) Programme of work for Demolition and Construction phase;
(g) Hours of working and deliveries;



(h) Details of lighting to be used on site;
(i) Highway signage/ Haulage routes. 

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

16. Prior to the commencement of the development, detailed mitigation 
measures for the prevention of pollution of controlled waters from 
operational surface water run-off shall be submitted to the Local Planning 
Authority for approval. The approved mitigation measures shall be 
implemented before the development is brought into use and shall be 
maintained and retained in operational use for the lifetime of the 
development.
Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution in accordance with policies S29, S32, 
S35 and S36 of the Allerdale Local Plan (Part 1) 2014. 

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

18. Should land affected by contamination be identified under the desktop study 
condition 17 following site investigations 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.



Before development’s first use 

19. Should a remediation scheme be required under condition 18, 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.

20. The use shall not commence until the access and parking arrangements 
have been constructed in accordance with the approved plan and layout 
reserved matters and shall be retained and be capable of use when the 
development is completed and shall not be removed or altered without the 
prior consent of the Local Planning Authority. 
Reason: To ensure that proper access and parking provision is made and retained 
for use in relation to the development.

Other 

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

22. 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.



Notes to applicant

United Utilities records show there is an easement affected by crossing the proposed 
development site which is in addition to our statutory rights for inspection, maintenance 
and repair. The easement dated 27/03/2018 UU Ref: 70/00016 has restrictive 
covenants that must be adhered to. It is the responsibility of the developer to obtain a 
copy of the document, available from United Utilities Legal Services or Land Registry 
and to comply with the provisions stated within the document. Under no circumstances 
should anything be stored, planted or erected on the easement width. Nor should 
anything occur that may affect the integrity of the pipe or United Utilities legal right to 2.4 
hour access. 








