
Allerdale Borough Council

Planning Application OUT/2019/0010

Development Panel Report

Reference Number: OUT/2019/0010
Valid Date: 20/03/2019
Location: Plot 5 Moor Road Great Broughton
Applicant: Mr E Litt 
Proposal: Outline application for erection of a detached single 

storey dwelling and garage

RECOMMENDATION

GRANT PERMISSION SUBJECT TO CONDITIONS 

1.0     Summary

Issue Conclusion

Principle of development and application 
of the tilted balance The application site is located outside 

the designated saved settlement limits 
for Broughton under the Allerdale Local 
Plan 1999. The Part 2 Draft Local Plan 
pre-consultation document extends the 
proposed settlement limit along Moor 
Road to include four building plots 
already with consent. The application 
site is not included in the extended 
settlement limit. The 1999 Local Plan 
settlement limits are considered to be 
out date and only limited weight can be 
attached at this stage, in advance of the 
Inspector’s report being received, to the 
emerging Part 2 of the Local Plan. Sites 
beyond the adopted settlement limits are 
required to meet the Local Plan Part 1’s 
medium term housing trajectory in 
advance of the Part 2 allocations being 
adopted. In this context, applying the 
National Planning Policy Framework’s 
tilted balance, the site is considered to 
provide the benefit of a dwelling with no 
significant, demonstrable adverse 
impacts. It represents a sustainable 
development on the edge of a local 
centre settlement and well related to 



existing development. 

Layout The layout is a reserved matter. However, 
a sketch scheme has been provided that 
demonstrates how the site can be 
arranged to be compatible with the 
adjacent plots under construction with 
building lines respected and adequate 
outside space and vehicle turning 
achieved.

Access and Highway issues The outline application considers access 
with the need for a modest amount of 
hedgerow removal. The roadway allows 
for visibility splays in both directions. 
However, in order to achieve this, the 
applicant has agreed to move the 30mph 
speed restriction pole to the west in order 
to have the application site access within 
that 30mph zone and thus allow for shorter 
visibility splays. This is considered 
acceptable to the Highway Authority as 
demonstrated on the amended plan and 
brings a general benefit to the adjacent 
bungalows and the village as a whole with 
lower traffic speeds approaching the 
village from the north-west. A Grampian 
style condition is proposed to require the 
movement of the 30 mph speed limits. 

Landscape Impact The site is difficult to see and identify from 
the south and west due to the topography, 
woodland and other buildings screening it 
from view. The views of the site from 
receptors along the footpaths and roads 
within the Derwent Valley to the south are 
largely concealed and over a substantial 
distance exceeding 1km. 
The backdrop of green countryside and 
woodland on higher ground are a 
prominent feature and minimise impact. 
The horizon remains unbroken by the 
proposed development. A material 



difference to the site at Coldgill Avenue is 
there is no urbanising effect with existing 
dwellings dominating the foreground.

It is therefore considered by Officers that 
the proposed development will not have an 
adverse visual impact upon the landscape 
from close or distant views.

Drainage Foul drainage is planned to a treatment 
plant already implemented to serve Plots 
1-4 and in the applicant’s control and 
ownership. A similar communal surface 
water drainage scheme is also 
implemented with attenuation and 
drainage outfall to a watercourse. This 
methodology has been fully agreed by 
discharge of condition for Plots 1 and 4 
and can accommodate the additional plot 
in a sustainable manner.

Ecology Of most significance is the presence of a 
Great Chested Newt (GCN) habitat 
beyond the site at 800 metres to the north. 
The previous application for four dwellings 
also considered this with a survey and 
appropriate report (AWG3620 Method 
Statement Great Crested Newt) that 
provided a method statement and 
safeguarding measures. Considering the 
distance of the habitat from the application 
site and the low chance of migration (with 
the lack of a water environment within the 
site), the matter is considered to be 
concluded satisfactorily. The method 
statement for safeguarding has been 
resubmitted for this site and can be 
conditioned.



2.0  Proposal

2.1 The Plans for considertaion are:-

 GEO2016-2304P1 Phase 1 Desk Top Study Report
 GEO2017-2403P2 Ground Investigation Report
 Dwg EL30b Site Block Layout (amended plan 17/6/2019)
 Site Location Plan
 SCS92v1 Hedgerow Assessment, Phase One Habitat and Scoping 

Survey
 AWG3620 Method Statement Great Crested Newt (amended plan 

received 26/9/2016)

2.2 The application details can be viewed at:-

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=206432

3.0 Site

3.1 The site comprises undeveloped greenfield land outside of the defined settlement 
limit. 

3.2 Of some significance is that the site is directly adjacent to an approved 
development of four dormer bungalows that have already extended the original 
settlement limit. 

3.3 A small linear housing development built in the 1980s is noted opposite that also 
extends the traditional village form and character.

3.4 The site is adjacent to the highway and enclosed by an existing hedgerow on two 
sides. The site is elevated above the centre of the village with rising ground and 
open countryside to the rear.

4.0 Relevant Planning History

4.1 The planning history adjacent to the site is of some significance, as follows:-

 Outline Approval 2/2016/0469 Plots 1-4
 Full Approval 2/2018/0346 Plot 1 (complete)
 Full Approval FUL/2019/0142 Plot 2 (under construction with 

access and drainage implemented)
 Full Approval FUL/2019/0141 Plots 3 and 4 (under construction 

with access and drainage implemented.

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=206432


5.0 Representations

Parish Council 

5.1 ‘Broughton Parish Council considered this at their meeting held this evening and 
resolved that they object to this application on the grounds that it would be a 
further expansion to the village boundaries in a linear fashion that is outside of 
the current and proposed settlement boundaries. Additionally, if approved, this 
development would set a precedent for additional creep of development outside 
of the village boundaries.

Further, Broughton Parish Council object to any additional new development 
within the Parish area on the grounds that the existing infrastructure (highway, 
pedestrian infrastructure and the future security of Broughton High Bridge which 
is a listed structure) is already in the opinion of the Parish Council at capacity and 
can't cope with any additional pressures created by new developments.’

 
ABC Environmental Health 

5.2 No objection subject to standard conditions regarding past contamination

Cumbria County Highways

5.3 No objection subject to conditions including a relocation of speed limit signage.

Coal Authority 

5.4 Consider that appropriate site investigations are carried out with respect to 
former mine workings consistent with the response from ABC Environmental 
Health response.

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

5.5 No representations have been received.

6.0 Duties

6.1 The Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017: 

 The development does not within Schedule 1 nor 2 and, as such, is not EIA 
development.

6.2 For Natura 2000: Regulation 9 of the Conservation of Habitats and Species 
Regulations 2017 requires all public bodies to have regard to the requirements of 
the Habitats Directive in the exercise of their functions, particularly when 
determining a planning application for a development which may have an impact 
on European Protected Species ("EPS"), such as bats, great crested newts or 



otters. The site is outside of any Natura 2000 sites and below the Impact Risk 
Zone thresholds but there is a habitat of the Great Crested Newt in the locality 
800m to the north and has been considered with an appropriate ecological 
survey regarding migration of the species. This survey was submitted for the 
previous Plots 1-4 with a subsequent method statement provided to safeguard 
matters.

7.0 Development Plan Policies

Allerdale Local Plan 1999

7.1 Saved Settlement limits apply. The site is beyond these limits.

Allerdale Local Plan (Part 1)

7.2 The following policies apply:-

S1 – Presumption in favour of sustainable development
S2 – Sustainable development principles
S3 – Spatial Strategy and Growth
S4 – Design principles
S5 – Development principles
S29 – Flood Risk and Surface Water Drainage
S30 – Reuse of Land
S32 – Safeguarding Amenity
S33 – Landscape
DM14 – Standards of Good Design
DM17 – Trees Hedgerows and Woodland

8.0 Other material considerations

Allerdale Borough Local Plan (Part 2) Submission Draft

8.1 The site is beyond the defined settlement limits.

National Planning Policy Framework (NPPF) (2019)

8.2 Paragraph 213 advises that the weight afforded to development plan policies can 
vary according to their degree of consistency with the framework (the closer the 
policies in the plan to the policies in the Framework, the greater the weight that 
may be given).

8.3 Paragraph 11 (d) states that:

“where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting 
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.”

Allerdale Borough Council Plan 2019-2023:

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

9.0 Policy weighting

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

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

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

9.4 In the absence of protected areas or assets of particular importance, the 
provisions of paragraph 11 (d) (ii) of the NPPF apply and are afforded significant 
weight as a material consideration. It introduces the applicability of the “tilted 
balance” which means approving the development unless any adverse impacts 
of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies of the Framework taken as a whole. 

9.5 Whilst policies S3 and S5 are out of date in relation to the settlement limits, they 
are not considered to be out of date in all respects.  Nor does it mean that other 
Local Plan Part 1 policies are out of date and should not be afforded substantial 
or full weight where they are consistent with the provisions of the NPPF 2019. In 
this instance, it is assessed that the settlement hierarchy within policy S3 can be 
afforded substantial weight given its consistency with the sustainability principles 
of the NPPF 2019 as can the criteria a) to f) of policy S5. Other polices within the 
Part 1 Local Plan maintain their full weight.



9.6 Paragraph 48 of the NPPF specifies that weight can be given to emerging plans 
according to their stage of preparation, the extent to which there are unresolved 
objections and the degree of consistency with the Framework. Following the 
examination sessions, the Inspector’s report is still awaited for the Allerdale Local 
Plan Part 2. There are a number of unresolved objections to the settlement limits 
and, therefore, little weight is afforded to them in advance of the inspector’s 
report. Any changes to this position before the Panel meeting will be reported 
verbally to members

10.0 Assessment

Principle of Development

10.1 The site is beyond the settlement limit of Broughton. However, as described 
above the site is well related to the approved residential development under 
construction to the south and does not extend the village as inappropriate ribbon 
development with existing residential properties opposite. The plot is sited 
adjacent to an existing hedge boundary that provides a strong defining boundary 
in the landscape limiting further development beyond.

10.2 The proposals are considered acceptable as sustainable development with 
regard to Policies S1 S2 S3 and S5 and the strategy for residential growth of the 
village as a Local Service Centre as designated within the Local Plan.

10.3 Broughton is a genuinely sustainable location with a school and a variety of local 
services. There is a bus route and the village is in reasonable proximity to 
Cockermouth and the full range of town centre services and facilities. In terms of 
the principle of development and the core principles of the NPPF the proposals 
are acceptable.

10.4 The site is beyond any settlement limit as defined in both the development plan 
and emerging local plan. However, as already detailed in this report, these limits 
are afforded little weight. Given the sustainability of the site location, this is a site 
that could be permitted when applying the tilted balance if there are not 
demonstrable and significant impacts that outweigh the benefits of providing this 
house. In applying this balance, officers acknowledge the limited benefits 
towards maintaining housing supply derived from just a single dwelling.

Layout

10.5 The layout is a reserved matter. However a sketch scheme has been provided 
that demonstrates how the site can be arranged to be compatible with the 
adjacent plots under construction with building lines respected and adequate 
outside space and vehicle turning achieved.



Landscape 

10.6 The site occupies an elevated position on the outskirts of the village with 
dwellings opposite on lower ground and open countryside beyond towards the 
Derwent valley. Rising ground of open fields is noted to the rear. The County 
Council’s Landscape Character Assessment places the site within the landscape 
type “Lowland Ridge and Valley“. It describes its key characteristics as a series 
of ridges and valleys that rises gently toward the limestone fringes of the 
Lakeland Fells with well managed regular shaped medium to large pasture fields 
with hedgerow boundaries, native woodland, tree clumps and plantations, 
scattered farms and linear villages found along ridges and the scarcity of large 
scale structures.

10.7 The site exists as part of an agricultural field that is to be retained to the rear and 
with the field access maintained adjacent to the development. The rising ground 
to the rear contributes to local landscape character but the development of the 
frontage is not seen to be harmful.

10.8 As an elevated site above the village there is the potential for long distant views. 
The case officer has observed the site from different vantage points. The views 
are limited and the impact with a backdrop of open countryside and with the 
foreground of existing dwellings is negligible to low. This is based upon the 
assumption that the development is a single storey dwelling or low rise dormer 
bungalow. As such the open countryside and landscape character is unaffected. 
This assessment is consistent with that of the four adjacent bungalows approved 
and under construction.

10.9 This landscape assessment has been considered against landscape issues as 
part of two recent appeals for residential development elsewhere in Broughton. 
This development for a single dwelling, as part of a row of five dwellings, 
contrasts with that of the 64 dwellings refused and appealed at Little Broughton 
(2/2016/0751) and dismissed on landscape impact grounds. That application had 
far more significant impact from the siting and scale of development in a more 
sensitive prominent location and subject to short and distant views from local 
receptors.
Of more significance is that of the development of a single dwelling as part of a 
row of three dwellings at Coldgill Ave Broughton (2/2018/0397). The application 
was refused on landscape impact grounds for the following reason:-

‘The dwelling constitutes non-essential development outside of the 
settlement limits in the 1999 Allerdale Local Plan as referred to in the Allerdale 
Local Plan Part 1 2014 and the Pre-submission Draft of the Allerdale Local 
Plan Part 2 2018 and is on a site that is greenfield and relates more to open 
countryside. Policy S33 "Landscape" of the Allerdale Local Plan Part 1 2014 
also requires landscape character and local distinctiveness to be protected, 
conserved and, where possible, enhanced. It will neither enhance nor restore 
the existing open landscape character. The scheme is considered to have a 
significant adverse effect on the landscape by reason of its siting, creating 
urban creep into the countryside causing an adverse visual impact.’



10.10 The appeal was dismissed with the Inspector’s assessment of landscape impact 
as follows….

‘When viewed from Coldgill Avenue, the proposed dwelling would interrupt the 
long views across the Derwent valley towards the Lake District National Park. It 
would be visually obtrusive in the foreground of this extensive and panoramic 
landscape. Although there are single storey dwellings between the appeal site 
and Back Lane, the proposed extension of the built environment in this location 
would have an urbanising effect, diminishing the sense of openness that 
currently exists and disrupting the connection to the landscape beyond the 
settlement.

From locations to the south, the dwelling would be seen in front of the more 
simply designed and unassuming properties on the opposite side of Coldgill 
Avenue. Although it would be a single storey property, as a result of the change 
in levels across the site, the rear elevation would have a greater visual mass and 
impact than the front of the property. The rear elevation, with its large raised 
balcony and roof dormers, would be similar in style to the adjacent dwellings. 
However, the proposed dwelling would not be in keeping with the more traditional 
and simple properties that are characteristic of the rural area and surrounding 
countryside. 

The proposed dwelling would be more conspicuous that the neighbouring single 
storey properties as a result of its closer approach to the junction of Coldgill 
Avenue and the lane that runs to the side of the allotments. Although neither of 
these are through roads beyond the settlement, they appear to be reasonably 
well used for access and recreation, including access to the wider countryside. 
The proposals would have an adverse visual impact when viewed from locations 
around the site. The value of the countryside and landscape to the community at 
this point is borne out by a number of representations received from interested 
parties. The proposed encroachment into the countryside at this point would not 
be a positive contribution to the surrounding distinctive and expansive landscape. 
Moreover, the greater prominence of the proposed dwelling would increase the 
visual impact of the group as a whole, resulting in an adverse cumulative effect 
on the character and appearance of the surrounding area.’

10.11 The Inspector has clearly identified two elements of landscape impact regarding 
the Coldgill Avenue site with inward and outward views from the village.

10.12 It is considered by officers that the application site does not have these 
characteristics with only close and very limited distant views of the front elevation 
of the site. The site is difficult to see and identify from the south and west due to 
the topography, woodland and other buildings screening the site from view. The 
views of the site from receptors along the footpaths and roads within the Derwent 
Valley to the south are largely concealed and over a substantial distance 
exceeding 1km. The case officer has identified the site from the Camerton Road 
to the south at a distance of 500m. This view is interrupted by the dwellings of 



South Terrace, the fencing and infrastructure of the former RNAD depot site and 
woodland.

10.13 As reported above the backdrop of green countryside and woodland on higher 
ground are a prominent feature and minimise impact. The horizon remains 
unbroken by the proposed development and, in contrast to the site at Coldgill 
Ave, there is no urbanising effect with existing dwellings dominating the 
foreground.

10.14 Tree removal is not required but with an amount of existing hedgerow removed to 
create the access. Only a short length is required for removal and the 
landscaping scheme retains indigenous hedgerow as the means of enclosure. 
On balance a sense of hedgerow enclosure will be retained and landscape 
character maintained.

Highways

10.15 The outline application considers access with the need for a modest amount of 
hedgerow removal. The roadway allows for visibility splays to be achieved in both 
directions. The Highway Authority has commented that the visibility splays are 
below normal highway standards for the speed of the road.

10.16 In order to overcome this, the applicant has agreed to move the 30mph speed 
restriction pole to the west in order to have the application site access within that 
30mph zone and thus allow for shorter visibility splays. This is considered 
acceptable to the Highway Authority as demonstrated on the amended plan and 
brings a general benefit to the adjacent bungalows and village as a whole with 
lower traffic speeds approaching the village from the west. Standard conditions 
will apply for implementation with a Section 278 Agreement with the Highway 
Authority at developer cost.

Drainage

10.17 Foul drainage is planned to a treatment plant already implemented to serve Plots 
1-4 and within the applicant’s control and ownership. A similar communal surface 
water scheme is also implemented with attenuation and drainage outfall to a 
watercourse. This methodology has been fully agreed by discharge of condition 
for Plots 1 and 4 and can accommodate the additional plot in a sustainable 
manner.

Ecology

10.18 The site is agricultural in character with a hedgerow means of enclosure. As such 
there is potential for wildlife habitat. A Phase 1 Ecological Survey has been 
provided. The report concludes that the site is not formally designated but has 
some general habitat potential but not of any local significance. 
Recommendations are made for general good practice and mitigation regarding 
hedgerow replacement and landscaping.



10.19 Of most significance is the presence of a Great Chested Newt (GCN) habitat 
beyond the site at 800 metres to the north. The previous application for four 
dwellings also considered this with a survey and appropriate report (AWG3620 
Method Statement Great Crested Newt) that provided a method statement and 
safeguarding measures. Considering the distance of the habitat from the 
application site and the likelihood of migration (with the lack of a water 
environment within the site), the matter is considered to be concluded 
satisfactorily. The method statement for safeguarding has been resubmitted for 
this site and can be conditioned. The impact is neutral. 

Design and Appearance/Residential Amenity

10.20 The design and appearance is a reserved matter. It is considered that an 
acceptable standard of design can be achieved appropriate to the site and 
setting in this rural location and compatible with the adjacent development under 
construction.

10.21 There is no distinctive style of housing nearby. However, the height of the 
property at reserved matters stage will be a factor to safeguard landscape impact 
and rural character. 

Contaminated Land

10.22 The area has a history of contaminated land due to past mine-workings. A Desk 
Top Study has been provided. Environmental Health has commented on the 
findings of the report with further investigations required. This can be conditioned 
as standard. The Coal Authority echoes this response.

Local Financial Considerations

10.23 Having regard to S70 (2) of the Town and Country Planning Act the proposal will 
have financial implications arising from New Homes Bonus and Council Tax 
Revenue.

Conclusions

11.1 Subject to conditions, this is a sustainable development with significant and 
demonsrable adverse impacts. There are benefits, albeit limited, derived from the 
provision of one dwelling contributing towards the Council’s housing supply in 
advance of allocations being adopted. 

RECOMMENDATION

GRANT PERMISSION SUBJECT TO CONDITIONS 



Annex 1

CONDITIONS

Time Limit:

1. 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.

In Accordance:

2. The development hereby permitted shall be carried out in accordance with the 
following plans:
Dwg EL30b Site Block Layout (access only) (amended plan 17/6/2019)
Site Location Plan
GEO2016-2304P1 Phase 1 Desk Top Study Report
GEO2017-2403P2 Ground Investigation Report
SCS92v1 Hedgerow Assessment, Phase One Habitat and Scoping Survey              
AWG3620 Method Statement Great Crested Newt (amended plan received 26/9/2016)
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.

3. The details required by the reserved matters details shall relate to the development of 
a bungalow or dormer bungalow.
Reason: It is considered this is the most appropriate type of dwelling in this location 
taking into account the site conditions / character of the surrounding area and adjacent 
properties, in compliance with the National Planning Policy Framework and Policy 
DM14 of the Allerdale Local Plan (Part 1), Adopted July 2014.

4. The development shall be undertaken only in full accordance with the submitted 
report (AWG3620 Method Statement Great Crested Newt).
Reason: In the interests of safeguarding protected species.

Pre-commencement conditions:

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



5. 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.

6. Before development commences, details of a highway 'gateway feature', as shown 
on plan EL30b, incorporating relocated signage that enforces local speed limit 
restrictions to support the achievable visibility splays, shall be provided and approved in 
writing by the Local Planning Authority. The works shall be implemented before the 
development commences in conjunction with a Section 278 Agreement with the local 
Highway Authority.
Reason: In the interests of highway safety

7. The development shall not commence until visibility splays providing clear visibility of 
90 metres measured 2.4m down the centre of the access roads and the nearside 
channel line of the major road have been provided at the junction of the access roads 
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, vehicle or object of 
any kind shall be erected, parked or placed and no trees, bushes or other plants shall 
be planted or be permitted to grown within the visibility splay which obstruct the visibility
splays. The visibility splays shall be constructed before general development of the site
commences so that construction traffic is safeguarded.
Reason: In the interests of highway safety.

8. Details of proposed crossings of the highway verge and/or footway shall be submitted 
to the Local Planning Authority for approval. The development shall not be commenced 
until the details have been approved and the crossings have been constructed. A permit 
from the highway authority will be required to carry out this work.
Reason: To ensure a suitable standard of crossing for pedestrian safety.

9. Details of all measures to be taken by the applicant/developer to prevent surface 
water discharging onto or off the highway 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.

10. Before development commences, notwithstanding the submitted plans, further 
details of the foul and surface water drainage system including system management 
and maintenance shall be provided to the Local Planning Authority and approved in 
writing. The surface water drainage scheme must be in accordance with the Non-
Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any 
subsequent replacement national standards and unless otherwise agreed in writing by 



the Local Planning Authority, no surface water shall discharge to the public sewerage 
system either directly or indirectly. The development shall be completed, maintained 
and managed in accordance with the approved details.
Reason: In order to achieve a satisfactory sustainable drainage system to manage and 
minimise the risk of flooding and pollution.

11. No development approved by this permission shall commence until all necessary 
site investigation works within the site boundary have been carried out to establish the 
degree and nature of the contamination and its potential to pollute the environment or 
cause harm to human health. The scope of works for the site investigations should be 
agreed with the Local Planning Authority prior to the commencement.
Reason:  To minimise any risk during or post construction works arising from any 
possible contamination from the development to the local environment in compliance 
with the National Planning Policy Framework and Policy S30 of the Allerdale Local Plan 
(Part 1), Adopted July 2014.

12. Should land affected by contamination identified under the desk top study 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.

Post-commencement/Pre-use commencing conditions:

13. The access drive shall be surfaced in bituminous or cement bound materials, or
otherwise bound and shall be constructed and completed before the development is
occupied/brought into use.
Reason: In the interests of highway safety.

14. Access gates, if provided, shall be hung to open inwards only away from the 
highway.
Reason: In the interests of highway safety.

15. The dwelling/land use hereby approved shall not be occupied until the vehicular 
access, parking and turning requirements have been constructed in accordance with the 
approved plan and have been brought into use. The vehicular access, parking and 
turning provisions shall be retained and capable of use at all times thereafter and shall 
not be removed or altered without the prior consent of the Local Planning Authority.
Reason: To ensure a minimum standard of access, parking and turning provision when 
the development is brought into use.

16. Should a remediation scheme be required under condition 12, 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.

17. 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

Advisory Note

The applicant/developer is reminded of the need to contact Cumbria County Council 
Highway Authority for a Section 278 Agreement for highway works that are essential in 
order to achieve the access visibility condition of this planning approva






