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Location: Land at New Bridge Road Workington 

Applicant: c/o Rapleys LLP   

Proposal: Erection of a new discount foodstore with car parking, 
landscaping and other associated works. 

 

RECOMMENDATION 

GRANT PERMISSION SUBJECT TO CONDITIONS  

 

1.0 Summary 

Issue Conclusion 

Principle of Development The proposed retail store is considered to 
be a ‘town-centre’ use and as such the 
application is subject to a sequential 
assessment to discount other available 
sites within the town centre, plus a retail 
assessment to demonstrate any impact 
of the vitality and viability of the town 
centre. It has been robustly evidenced 
that there are no suitable, available sites 
in sequentially preferable locations to 
accommodate the development and the 
impact is acceptable,  
The proposal therefore complies with 
policies S16 and DM8 of the Allerdale 
Local Plan Part 1. 

Design, visual amenity and landscape  The building is designed as a 
contemporary, generic store that meets 
the business model of the retail company.  
The building is sited centrally to the site 
to allow for the entrance access and 
parking area. The amount of parking is 
considered adequate and essential for 
this type of use at this location The scale 
and massing is considered appropriate 
and relates well to adjacent buildings 



Sustainability of location and Highway 
safety 

The site is in a sustainable location. 

The access details for residual vehicular 
trips are acceptable.  

Ecology  A row of six TPO Swedish Whitebeam 
trees have been integrated into the layout 
of the scheme. Additional landscaping 
will enhance the appearance of the site 
and its biodiversity value in compliance 
with policies S33 and S35 of the Allerdale 
local plan (part 1)    

Heritage  As a result of the separation distance and 
intervening modern developments it is 
not considered the proposed 
development would harm the setting of 
the nearby listed buildings and 
Conservation Area heritage assets. The 
proposal complies with policy S27 of the 
Allerdale Local Plan (Part 1) 2014. 

 
 
 
2.0 Proposal 
 
2.1 The proposal is for a 1900 m2 retail store (1004m2 convenience and 248m2 

comparison sales floor area, the remaining areas being ancillary storage etc.) on 
an area of undeveloped land on the southern side of the River Derwent abutting 
the eastern edge of the A597 highway. Convenience goods are items purchased 
for everyday living e.g. food, drinks, toiletries etc. Comparison goods are defined 
as those which consumers purchase relatively infrequently and so they usually 
evaluate prices, features and quality levels before making a purchase. The 
proposed occupier is Lidl and they have a standard format of an element of 
comparison goods within an aisle flanked and fronted by convenience goods. 
They intend to replicate this format at this site. 

 
2.2  The development is to be accessed by a new single vehicular entrance off the 

A597 which serves the proposed retail unit’s ancillary car park of 122 parking 
spaces, plus cycle stands. The access arrangements also incorporate a stub 
continuation of the access road providing the capacity and capability to serve 
additional development at the rear. However, members should note that this 
application does not include that land to the rear.  

 
2.3  The design of the store reflects the applicant’s standard store (similar to that 

implemented in Maryport and Cockermouth) with a contemporary mono-
pitched roof design and glazed/panelled elevations. 

 
2.4  The proposed development would generate 40 Full Time Equivalent (FTE) jobs. 



 
2.5 The Plans for consideration are:- 
 

 104B Site Access 

 07714-SPACE-00-GF-DR-A-01-0001-S3-P1 Ground Floor 

 07714-SPACE-00-RF-DR-A-02-0001-S3-P1 Roof 

 07714-SPACE-00-XX-DR-A-02-0001-S3-P1 Elevations 

 07714-SPACE-00-XX-DR-A-90-0001-S3-P4 Site Location Plan 

 07714-SPACE-00-XX-DR-A-91-1008-S3-P4 Boundary Treatment 

 AIA TPP Rev C  Trees 

 AMS TPP Rev C Trees 

 Landscape Plan 

 Car park Lighting proposal 

 Car park Lighting Results 

 Ground Investigation report (July 2016) 

 Arboricultural Method Statement Rev C. 

 Dwg SK0001 Rev C Drainage Strategy Plan. 

 Ecological Impact Assessment.  

 Flood Risk and Drainage Impact Assessment. 

 Phase II Geo-Environmental Site Investigation and Risk Assessment. 

 Travel Plan 
 

3.0 Site 
 

3.1  The site extends to 1.3ha level area of undeveloped scrubland sited within the 
valley floor of the River Derwent in Workington. It is located in an area of 
mixed commercial and recreational land uses. 

 
3.2  A short line of six mature Swedish Whitebeam trees near the site’s frontage 

have been protected under a Tree Preservation Order. 
 

3.3 Tesco’s retail premises form the southern border of the site. With the exception of 
a narrow footpath corridor (England Coast Path), the natural feature of the River 
Derwent demarks the northern perimeter. The A597 acts as the western edge to 
the site within the Workington AFC stadium situated on the opposite side of the 
highway. 

 

3.4 St. Michael’s Conservation Area is located approximately 450m to the south. 
This area includes the Grade ll* listed buildings of St. Michael’s Church and St. 
Michael’s House and the Grade ll listed John Pirt’s engineering works.  
 
 

4.0 Relevant Planning History 
 
4.1 Planning permission was previously granted on the site for a public house 

/restaurant with associated living accommodation, car parking landscaping and 
new access (ref 2/2017/0255). The permission was varied under (ref 
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2/2017/0499) for changes to the level and siting of the building. This permission 
remains extant.  
 

4.2 A screening opinion was undertaken for the current proposal (ref 
SCR/2019/0005) as it constitutes Schedule 2 development under the provisions 
of the Environmental Impact Regulations 2017. It was determined that the 
proposal was not EIA development. 

 
4.3 An application FUL/2019/0018 for the demolition of the existing stadium and 

redevelopment of the site to provide a sports stadium (Use class D2) that 
incorporates a hospitality /conference suite (Class D1/D2), community facility 
(class D1), Café (class A3) and office space (Class B1a) and an outdoor sports 
pitch (class D2) with access, parking and landscaping on the opposite side of 
New Bridge Road is pending. 

 
 
5.0 Representations 

 
Workington Town Council  

 
5.1 Concerned by the outcome of sequential testing and disagree that it is the only 

viable site as they think other sites have potential, particularly Central Car Park, 
but it was accepted this would require some design output. There was also 
concern on the impact on traffic and the site is not conducive to pedestrian 
access and the traffic would be different to that of the public house which had 
been originally planned for the site. The Town Council had not opposed the 
former public house scheme because it was considered that it had the capacity to 
enhance the character of the area through its prominent position whereas the 
unimaginative design and nature of the proposed foodstore does not contribute 
at all. 

 
Cumbria County Highways Authority 

5.2 The amended layout’s inclusion of the continuation of the existing cycle/footway 
is welcomed and needs to be secured by condition. Advise no objections to the 
amendments subject to planning conditions and a contribution towards a scheme 
under consideration by the highway authority; Duke Street is presently a rat run 
for vehicles travelling to Station Road which is impacting on the safety of the 
street. It is accepted there is a previous approval for a smaller building on the 
site. Seek a £5k contribution under a s106 to account for the traffic generated by 
the development (to be used within a 5 year timescale). 
 
Cumbria County Rights of Way Officer  

 
5.3 Advise there are no public rights of way within the vicinity, but the England Coast 

Path does follows the River Derwent within the development area with the 
consequent need to consult Natural England. 

 
 

 



Cumbria County Minerals and Waste  
 
5.4 No comments (the site is not within a safeguarding zone). 

 
Cumbria Constabulary  

 
5.5 It is evident that that the potential for crime and disorder have been accounted for 

in the proposed design and layout, with good levels of external lighting. 
Recommend doors on the north elevation meet specific standards. 

 
Highways England  

 
5.6 No objections. 
 

Northern Gas Network 
 
5.7 Initially objected to the proposal on the grounds of insufficient evidence to 

demonstrate safeguarding their existing gas pipeline near the eastern edge of the 
site. Following discussions and a range of mitigation measures including a 
concrete slab across the access driveway entrance to the site, they have 
withdrawn their objection. 
 
Coal Authority 
 

5.8 In assessing the applicant’s Geo Environmental Statement it is recommended a 
condition be added requiring site intrusive investigations prior to commencement 
of development. The coal mining addendum advises “there is a very low to 
negligible risk to the subject site from shallow workings “. The Coal Authority 
therefore has no objections. 

 
United Utilities 
 

5.9 Seek the surface water drainage to be undertaken in accordance with the 
national drainage hierarchy. Support the proposed surface water drainage details 
submitted with the applicant’s evidence. Seek any foul sewer connection to be to 
an adoptable standard. It is recommended that the drainage details and their 
future maintenance be reserved under planning conditions. 

 
Environment Agency 

 
5.10 Contamination – consider there is an unqualified risk of contamination which 

could be mobilised during construction to controlled waters (River Derwent). 
Seek conditions re contamination and a remediation strategy. Also refer to their 
own respective environmental permitting regime for works within 8m of a main 
river or 16m if tidal. They confirm the site is within Flood Zone 1 with the need to 
evaluate finished floor levels. They also refer to the foul water discharge and the 
option to utilise the sewer in the area, which would require the consent of United 
Utilities. 
 
 



ABC Environmental Health 
 

5.11 Accept the noise assessment and Geo Environmental Assessment 
recommendations. 

 
Natural England 

 
5.12 Question the foul drainage as any package treatment plant will require a permit. 

Also seek a condition for a Construction Environment Management Plan. The 
habitat creation would contribute to net gain and demonstrate the Council’s 
biodiversity duty. Also recommend the mitigation and enhancement criteria of 
section 4 and 5 of the applicant’s Ecological Impact Assessment. 

 
 Other representations  

 
5.13 The application was advertised on site and in the press. One letter of objection 

was received on the grounds of: 
 

a) The application is a retail development at an out of town location which 

would impact on Workington town centre. 

b) Reference to the other additional proposed retail development at Derwent 

Howe Retail Park and the recent approval of a variation of condition 

application at Derwent Drive Retail Park. 

c) The impact on the town centre from the proposed Derwent Howe retail 

park development alone is 7.9% at 2023 which the Council’s peer 

assessment does not feel would be significant, but the objector considers 

there needs to be a cumulative assessment. 

d) The Council’s former retail health check study referred to the strengths of 

the town centre but also identified its weaknesses including its limited 

convenience retail offer, the quality of its built environment and prominent 

vacant units. The cumulative effect of additional retail provision drawing 

people away from the town centre and its associated linked trips will have 

an impact on the town centre. 

e) The applicant’s case that it complies with emerging policy is premature as 

it remains at an examination stage and that only moderate weight could be 

attached to this policy i.e. the proposal needs to be evaluated under Policy 

S16 of the Allerdale Local Plan (Part 1). 

f) Lidl’s trading philosophies as a deep discounter forms the basis of their 

appraisal’s sales density figures as they differ from those of other 

supermarkets with a limited core range of their own exclusive labels. 

However, there is a trend towards it being a traditional supermarket. 

Consider the proposal as open retail rather than a specialised retailer and, 

therefore, a sensitivity test is required using other retail densities to 

indicate the extent of any impact on other centres which are protected 

under planning policy i.e. the reference to “discount is misleading” which 

could not be controlled and is therefore undistinguishable from any other 

non-discount retailer.   

 



The objector therefore concludes parts of the retail assessment should be 

reappraised. 

 

5.14 A letter of support was received because it is considered the other discount 
supermarket in Workington, Aldi, is too small for the population of the town. It 
would also reduce Workington residents travelling to the Lidl in Maryport  

 

6.0 Environmental Impact Assessment 

6.1  With regards to The Town and Country Planning (Environment Impact 

Assessment) Regulations 2017 the development falls into Schedule 2 and, 

following Screening, is not considered to be EIA development. 

 

7.0 Duties 
 

7.1 The development does affect the setting of some listed buildings in the locality of 
the site. 

 
7.2 Section 66(1) of the Listed Buildings Act 1990 states that, in considering whether 

to grant planning permission for development which affects a listed building or its 
setting, the local planning authority shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or 
historic interest which it possesses. 

 
7.3 The site is not located within a designated conservation area but could affect the 

wider setting of the St. Michael’s Conservation Area which is located to the south 
of the proposed site. 

 
7.4  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

requires that special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of a designated Conservation Area.    

 
7.5 The site is within the Impact Risk Zone of the River Derwent and Bassenthwaite 

Lake Special Area of Conservation (SAC) (A Natura 2000 designation). However, 
the proposal is not the type of development that requires screening under the 
Habitat Regulations 1994. 
 

8.0 Development Plan Policies 
 

Allerdale Local Plan 1999 

8.1 The site is within the saved settlement limits but it is not designated with any 
protection or allocated for any specific use.  



Allerdale Local Plan (2014) Part 1 

8.2 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 
S6a Workington  
S16 Town centres and retail 
S27 Heritage Assets  
S29 Flood Risk and Surfec water Drainage 

S30 Reuse of land  

S32 Safeguarding amenity  

S33 Landscaping 

S35 Protecting and Enhancing Biodiversity and Geodiversity 

DM7 Town centre development 

DM8-  Protecting Town Centre Vitality and Viability 
DM14–Standards of good design 
DM16 - Sequential test for previously developed land. 
DM17-Trees hedgerows and woodland 

 

9.0 Other material considerations 

Allerdale Borough Local Plan (Part 2) Submission Draft 

9.1 The site is within the saved settlement limits but it is not designated with any 

protection or allocated for any specific use.  

9.2 The following policies apply:- 

SA46 – Retail and Town Centres 
SA47 – Central Car Park 
SA48 – Royal British Legion 
SA49 – Lower Derwent Valley 

 
National Planning Policy Framework (NPPF) (2019) 

9.3 Section 7 of the NPPF is titled ‘Ensuring the vitality of town centres’. Paragraph 
85 states that planning policies and decisions should support the role that town 
centres play at the heart of local communities 
 

9.4 Paragraph 80 advises that planning policies and decisions should help create the 
conditions in which businesses can invest, expand and adapt. Significant weight 
should be placed on the need to support economic growth and productivity, 
taking into account both local business needs and wider opportunities for 
development. 
 



9.5 Paragraph 86 states that local planning authorities should apply a sequential test 
to planning applications for main town centre uses which are neither in an 
existing centre nor in accordance with an up-to-date plan. Main town centre uses 
should be located in town centres, then in edge of centre locations and only if 
suitable sites are not available (or expected to become available within a 
reasonable period) should out of centre sites be considered. 
 

9.6 Paragraph 87 says that, when considering edge-of-centre and out-of-centre 
proposals, preference should be given to accessible sites that are well connected 
to the town centre.  Applicants and local planning authorities are urged to 
demonstrate flexibility on issues such as format and scale. 

 
9.7 Paragraph 90 of the NPPF states that, where an application fails to satisfy the 

sequential test or is likely to have significant adverse impacts in terms of the 
considerations set out at paragraph 89, then planning permission should be 
refused. 

 
Allerdale Borough Council Plan 2019-2023 

9.8 “We will support growth in the volume and range of jobs on offer through high 
quality business support activity, using our Local Plan to support sustainable 
growth, and investing in creating and growing local businesses through initiatives 
such as the Allerdale Loans Fund. Through our Regeneration and Investment 
Programme we will deliver ambitious projects such as the new stadium for 
Workington, providing a fantastic sporting and community facility as well as 
supporting local businesses by making the place more attractive to investors.” 

 
9.9 “We will work hard with our partners to create the right conditions for growth 

including activity to improve connectivity and infrastructure across our area. This 
means road and rail infrastructure, but also broadband and business 
accommodation. We will look for opportunities to create and improve business 
accommodation so that there are quality places for enterprise and business to 
thrive. 

 
9.10 “We will continue to play our part as an employer by paying the Foundation 

Living Wage to our staff and encourage others to do the same including our 
major contractors. We want to increase the amount we spend with local 
businesses so will be buying more goods and services locally where we can.” 

 
9.11 “All of the activity set out above will help to attract new businesses to our area. 

We will also continue to put energy into promoting the area as a great place to do 
business to help create more varied work opportunities and make our local 
economy less reliant on a small number of business types.” 

 
 
10.0 Policy weighting 
 
10.1 Notwithstanding the duties detailed 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 saved settlement limits and the Allerdale Borough Local Plan 
(Part 1) 2014 policies have primacy. 

 
10.2 A material consideration is the provisions of the revised NPPF. Paragraph 213 of 

the revised NPPF (2019) 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). 

 
10.3 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. In this instance, the relevant policies are afforded full weight. 

 
10.4 Paragraph 48 of the revised 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. 
The Inspector’s report is due by the end of this year.  

 

 

11.0 Assessment 
 

Principle of development 
 
11.1 Workington is identified as the Principal Centre in the settlement hierarchy under 

Policy S3 of the adopted Allerdale Local Plan (2014) and should therefore be the 
focus for major new development. This position, and the town’s vitality and 
viability, is to be protected under Policies S2 and S6a. Subject to certain criteria, 
policy S5 indicates that new development will be concentrated within the physical 
limits of such centres, providing that the scale of the development proposed is 
commensurate to the size of the settlement and reflects its position within the 
hierarchy. Where available, and if appropriate, the Council will also encourage 
and prioritise the effective reuse of previously used land and buildings or vacant 
and underused land, as identified by Policy S30.  

 
11.2 Policy S16 advises that the Council will promote the vitality and viability of town 

centres within the Plan Area by encouraging a diverse mix of uses in high quality 
environments which attract a wide range of people at different times of the day, 
and which are safe and accessible to all.  

 
11.3 Policy DM8 advises that proposals for main town centre uses will be approved 

within the town centre boundaries. Applications for these uses, or extensions of 
existing uses outside of the defined centres will be refused where the applicant 
has not demonstrated compliance with the sequential approach to site selection 
as set out in national policy. 

 



11.4 Re-development of this site for the scale of development proposed is considered 
to be commensurate to the size of the settlement and the role of Workington as 
the Principal Centre within the hierarchy, in accordance with Policy S5. The use 
of this site is therefore in accordance with policies S5 and S30 of the Allerdale 
Local Plan. 

 
11.5   The current proposal is for a retail store including a mix of both convenience and 

comparison goods. The applicant’s supporting planning and retail statement 
outlines the background to the applicant company highlighting that they 
constitute a “Limited Assortment Discounter” store selling a limited range of their 
own brand products. This type of store has been accepted in previous appeals as 
being distinctly different from main retailers. 

 
11.6 Whether the impact of the proposed retail store either individually or cumulatively 

is considered to be appropriate for Workington in terms of protecting the vitality 
and viability of the town centre will be assessed below. 

 

Sequential Test for town centre uses – context  
 
11.7 Policy S16 requires retail development to be located within existing centres and 

to be of a scale commensurate to the settlement’s role and function, so as to not 
undermine the settlement hierarchy. Further, Policy S16 requires that proposals 
for main town centre uses outside of defined centres will be refused where the 
applicant has not demonstrated compliance with the sequential approach to site 
selection, or where there is clear evidence that the proposal would have a 
significant adverse impact on the vitality and viability of a nearby centre.  Policy 
DM8 stipulates a threshold of 500m2 for Workington for retail development 
requiring an impact assessment.  

 
11.8 The application site does not lie within or adjacent to Workington town centre, but 

remains within the urban area and therefore falls to be assessed as an ‘out of 
centre’ site for the purposes of section 2 of the NPPF and policies S16 and DM8 
of the Allerdale Local Plan.  

 
11.9 The application is supported by a sequential assessment of other sites within 

Workington. The applicant considered that there were no sites within or on the 
edge of the town centre that would be available, suitable or viable to 
accommodate the quantum of the proposed development. Vacant units within the 
town centre were considered to be too small for the proposed development. 

 
11.10 Specific alternative sites were considered by the applicant and reasoning 

provided for dismissing them. This reasoning was not only tested by Council 
officers but also peer reviewed by a suitably qualified, independent specialist 
instructed by the Council. It is accepted that there were no more than three sites 
that are currently available with the potential to be suitable. These are considered 
individually in paragraphs 11.11 to 11.15 below.  

 
 
 
 



 Sequential assessment – Central Car Park 
 
11.11 The first site identified as available in the town centre was the Central Station Car 

Park (allocated site in part 2 Local Plan - Policy SA47). This site is owned by 
Allerdale Borough Council. The applicant contends that the site is insufficient in 
size to accommodate the scale and form of the development at 0.89ha. They 
also contend that the site is also unsuitable given the lack of prominence and 
visibility and sensitive residential properties. Furthermore, they suggest, the 
development of the site would result in significant loss of town centre parking 
which could discourage people from shopping in the shopping centre.  

 
11.12 The peer review undertaken on behalf of the Council disagreed with the 

applicant’s reasoning concluding that the site is both suitable and available for 
development of a retail unit for convenience goods. It is comparable in size to the 
application site and would accommodate the applicant’s store with no 
modification, merely requiring a revised parking layout. Any impact on 
neighbouring properties could be addressed via its design and the applicant’s 
contention that the site lacks prominence and visibility are disputed and can be 
resolved through signage. It would be a freestanding destination attracting single 
shopping trips linked to those for the town centre.  

 
11.13 Nevertheless, it is noted that the format of the applicant’s business includes the 

sale of alcohol and the Central Car Park site is subject to a covenant restricting 
the sale of such goods. In this context it is considered that there would be an 
unreasonable degree of flexibility required for the applicant to drop the sale of 
alcohol from their business format and the presence of the covenant is a material 
consideration. As such the Central Car Park is not considered suitable.  

  
 Sequential assessment – Royal British Legion  
 
11.14 The Royal British Legion is also a town centre location (allocated site in Part 2 

Local Plan - Policy SA48). At 0.2ha this site is currently unsuitable in its size to 
meet the operator’s minimum requirements. It is also in active use and has not 
been marketed and is therefore not reasonably available. 

 
 The Cloffocks (Lower Derwent Valley)   
 
11.15 This site is allocated for sports and recreational use and it is accepted that that a 

retail use would not be suitable. It is also mainly outside of the defined centre for 
Workington with a small section being considered as edge of centre. The peer 
review undertaken on behalf of the Council agrees with the applicant’s reasoning. 
 
Retail impact Assessment  
 

11.16 In addition to the sequential test, the impact assessment is required as the 
proposal is over 500m2. For the purposes of the applicant’s retail assessment, a 
10 minute drive time threshold was applied to identify the core catchment area. It 
assessed the impact of the store on existing committed and planned public and 
private investment in the catchment area. The peer reviewer found that this was 
a reasonable approach to adopt. 



 
11.17 The assessment was aware of other applications which are pending i.e. Derwent 

Retail Park (ref 2/2018/0595) and the variations to land in that same location (ref 
VAR/2019/0008).  

 
11.18  In this context, it is noted that a health check of Workington’s town centre 

indicates below UK national average vacancy levels with a good mix of 
independent businesses. It also benefits from good accessibility with a high 
quality shopping environment. It is therefore considered the town centre is in a 
good state of health. A sensitivity test has been undertaken, especially as the 
other pending proposals are speculative without detailed knowledge of the future 
occupiers.  

 
11.19 The application proposal’s anticipated turnover is £9.7m within the catchment’s 

available turnover of £59m. It estimates the turnover in 2024 will equate to £10m 
or 14% of the total available expenditure.  The assessment considered the £2.4m 
comparison goods turnover of the proposed store would have a minimal impact 
on the town centre as the store is not a comparison destination and that all its 
trade may not be solely from the catchment area (with an inflow allowance of 
10% given the connectivity of the site by major roads). This assumption is 
considered robust by the peer reviewer with an estimated turnover of £10.082 
million in 2024. 

 
11.20 The proposal’s trade impact on town centre convenience retailers would be: 
 

£0.1m (1.1%) Iceland  
£0.09 (0.9%) M&S 

 
The impact on other local shops is estimated to be between 0.2 and 0.4% with 
the overall, cumulative convenience impact being 2.58%.  

 
11.21 The Assessment estimates that the overall cumulative impact with other 

developments in the pipeline is 4.52% although there is an element of caution 
due to the speculative aspect of the other developments. The peer review 
considered that, although in their experience, the figure is low, they do 
acknowledge that there is limited convenience provision within the town centre 
and the greater forecast trade diversions will be from other out of town stores 
where their scale, proximity and product overlap:-  
 

£2.64m -26.2% of the proposed store from Tesco 
£2.7m 26.8% Asda 
£2.17m 21.6% Morrison’s  
£1.23m 12.3% Aldi 

 
11.22 Indeed, the peer reviewer advises that the Allerdale Retail Study 2015 also 

identified that convenience shopping patterns were dominated by the main out of 
town supermarkets whereas Workington’s town centre acted as the main centre 
of comparison goods, although a proportion of trade was directed to outside 
destinations e.g. Carlisle. The Study also found that the town centre had a 
moderate level of vitality and viability, with its comparison goods offer and 



accessibility being particular strengths, but it also had a number of weaknesses, 
including the quality and range of its convenience retail offer, the quality of its 
built environment and some prominent vacant units. The Study noted that, at the 
time of its preparation, there was capacity for 1,720m2 of convenience retail 
floorspace and 8,460m2 of comparison retail floorspace in the period to 2029.  

 
11.23  In respect of qualitative impacts the applicant refers to an appeal case which the 

inspector states whether there is a significant effect is subjective with no defined 
percentage trigger level. Of the main, highlighted convenience retailers in the 
town centre, Iceland’s offer is primarily centred on frozen food (although there will 
be some overlap) and M&S offers a premium offer which is distinct from Lidl’s. 
The peer reviewer agrees that the overall impact on the town centre is not seen 
as significant. 

 
 Retail/town centre impact summary  
 
11.24 Members are advised that the applicant’s sequential and retail impact 

assessments have been robustly reviewed by the peer reviewer. Their advice 
corroborates the findings of the assessment and, as such, officers advise that the 
application accords with policies S16 and DM8 of the adopted Local Plan as well 
as the provisions of the NPPF, including paragraph 89.  

 
11.25 In response to one of the objector’s comment not explicitly covered above, 

although the application is for a general A1 retail store, it is not speculative as it 
has a specific trader. Nevertheless, to ensure that the assessment of impact is 
reflected in the operation, the extent of the sales floor areas for the retail types 
should be restricted by planning condition. With such conditions the primary 
convenience offer of the store would not significantly impact on the town centre 
but would alternatively affect other out of town stores (including the objector’s). 
Competition and the effect on out of town retailers are not material planning 
considerations.  
 
Design/ Landscaping 

 
11.26 Policy S4, S5 and DM14 seek the delivery of a satisfactory standard of design. 

The design adopts the company’s standard generic contemporary design with a 
modern partially glazed and panelled building. The store is sited within the centre 
on the plot with parking provision on its southern and eastern edges. The 
application site is relatively open and level in its appearance and therefore the 
building will be prominent in the approach coming across the bridge from 
Northside. 

 
11.27 The applicant has retained all of the protected Swedish Whitebeam trees subject 

of the TPO and intends to supplement the proposed perimeter paladin fence with 
additional landscaping in order to soften the visual impact of the development. 
Indeed some landscaping e.g. kidney vetch, seeks to enhance the biodiversity 
value of the site. Officers therefore consider the proposed development complies 
with both the design criteria of policy S4, S5 and DM14 and the landscaping 
criteria of Policy S33 of the Allerdale Local Plan. The trees will need to be 
protected by fencing during construction and this can be secured by condition. 



 
Ecology  

 
11.28 Policy S35 of the Allerdale Local Plan seeks to protect the biodiversity of sites 

and safeguard the habitat of any protected wildlife species. The application 
documents include an ecology survey. It refers to the nearest upstream national 
designations of the River Derwent and Bassenthwaite Lake SAC and SSSI 
(850m) as well as Siddick Pond SSSI (510m distant) in addition to a range of 
local designated wildlife sites and Biodiversity Action Plan (BAP) habitats.  
 

11.29 The site is identified as a potential interest site for UK Biodiversity Action Plan 
2007 (BAP) Small Blue butterfly species which occupy dry sheltered areas of 
grassland where kidney vetch grows. The survey concludes there will be no 
significant residual effect on these designations, albeit kidney vetch is included 
within the landscaping specification. The survey also assessed the impact on 
other species including bats, otters, badgers, protected fish (salmon, river brook 
and sea lamprey) as well as specially protected birds (off site local importance 
including kingfisher), breeding birds and reptiles. Officers acknowledge that, 
although the development does not directly affect any statutory ecological 
designations, by virtue of its tidal location adjacent to the River Derwent, the 
impact of any works have the potential to migrate within the upstream tidal 
section of the river which are designated under the SSSI and SAC and any of 
their associated habitats. There are potential implications of run-off during 
construction and variations from the existing surface water dynamics following 
the completion of the development. 

 
11.30 It was concluded there would be no significant residual effect from the 

development on these species, but some mitigation measures were 
recommended including further checks for evidence of any species, control on 
lighting details and a buffer strip on the northern perimeter of the site. In addition 
enhancement measures were recommended including the creation of small blue 
butterfly habitat, three bird boxes, two bat boxes and the use of native planting. 

 
Flood risk Drainage  

 
11.31  Policy S29 of the Allerdale Local Plan seeks to ensure satisfactory surface water 

drainage details and minimise the risk of flooding. 
 
11.32 With the exception of a very small area of landscaping, the site is located in Flood 

Zone 1, the zone at least probability of flooding from rivers and the sea and, 
sequentially, the preferred location for development. 

 
11.33 The submitted Flood Risk Assessment states the risk from flooding from rivers, 

sea, land, groundwater sewers and any other artificial sources is considered to 
be low. In mitigation terms it was recommended floor levels be identified. This is 
a robust conclusion given the Environment Agency’s mapping not only indicating 
that the site is in flood zone 1 but it is also not recorded at being at risk of 
flooding from other sources such as surface water.  

 



11.34 In terms of surface water drainage, ground conditions are not suitable for 
infiltration. Therefore, the surface water drainage is proposed to be via an outfall 
into the River Derwent, with the foul via the public sewer. The implications of the 
outfall were considered as part of the ecological assessment and this discharge 
method is considered to be the most appropriate and accords with the drainage 
hierarchy detailed in policy S29 and the NPPF. 

 
Contamination 

 
11.35  Policy S30 outlines the criteria for the reuse of land which includes addressing 

any contamination.  
 
11.36  The application was supported by a ground investigation report including a range 

of mitigation measures. Neither ABC’s Environmental Health Officer nor the 
Environment Agency raise concerns on this issue, but the latter refers to the 
potential for any pollution transfer due to the tidal activity of the River Derwent to 
ecological designated sites upstream. As already detailed in the Ecology section 
of this report, measures including a Construction Management Plan can address 
this matter appropriately. The proposal therefore complies with policy S30 of the 
Allerdale local plan (Part 1) 

 
Residential Amenity 

11.37  Policy S32 seeks to ensure that the residential amenity of communities is 
maintained to an appropriate level. 

 
11.38  The application included a noise assessment with the nearest sensitive noise 

receptor residential properties being located in the Northside estate to the north 
west approximately 170m distance from the site. The survey accounted for 
existing day and night time noise levels and accounted for traffic noise as well as 
that from fixed plant. It concluded any impact from daytime levels (with 
dominating background noise levels from traffic) will be low. It is also envisaged 
the impact from night time levels will also be low. 

 
11.39 The existing neighbouring Tesco retail store approved in 1990, which includes its 

delivery yard beyond the site’s perimeter, is not subject to any planning 
conditions restricting hours of opening/ deliveries, with no record of disturbance 
complaints from its operational activities.  

 
11.40 It is considered that the proposal (subject to planning conditions to control noise 

disturbance e.g. fixed plant) complies with Policy S32 of the Allerdale local plan 
(Part 1) with regard to noise. Indeed, it is the construction phase rather than the 
operational phase that could, without a Construction Management Plan, result in 
amenity issues to residents. One caveat recommended by the Council’s 
Environmental Health team is that there should be an overall limit to noise during 
the operational phase. This is considered to be a reasonable requirement. 

 
11.41 The distances to the Northside dwellings will also mean no significant loss of 

amenity from glare from the lighting, overlooking or overshadowing. 
.  



 
 

Access and Parking 
 

11.42  Policy S22 outlines the criteria of transport principles seeking sustainable 
objectives i.e. improving travel choice and trips by non-car modes but securing 
satisfactory means of access, parking and turning for both public and commercial 
residual traffic. 

 
11.43  The site lies within the Principal Service Centre of Workington and directly abuts 

existing lit, segregated footways and cycleways and is within 400m of large 
residential areas. There are also bus stops served by regular services to 
Workington town centre, Flimby and Maryport. The railway station is also within 
an acceptable walking distance although it is accepted that customers to a 
predominantly convenience store are unlikely to travel by train, but it does offer 
sustainable accessibility for employees.  

 
11.44  In terms of vehicular traffic, the proposal incorporates a new access to the 

highway frontage onto the southern approach to the bridge over the River 
Derwent. This is the A597 and the traffic flows to and from the store as a 
percentage of overall flows will be very low. This has been robustly assessed by 
the applicant and verified by the County Highways Authority. The new junction 
includes a central island and a box junction. A pedestrian crossing is proposed 
on the southern side of the junction with a section of the existing wall removed to 
secure the visibility splays. 

 
11.45 Overall, the County Highways Authority raise no objections subject to planning 

conditions to ensure the access and off-site works are completed to an 
appropriate standard. The highway merits of the scheme are therefore 
considered acceptable. 

 
11.46 The Highways Authority’s request for a contribution for works to Duke Street is 

considered unreasonable as there is no direct impact demonstrated; the access 
is directly onto the A597 with traffic to the Oxford Street area of the town centre 
more likely to travel via the gyratory next to the Railway Station. 

 
Gas utility infrastructure 
 

11.47  An existing gas pipeline traverses in a north-south orientation down the eastern 
side of the site. Northern Gas has outlined its specifications for any works within 
proximity of the pipeline including separation easements, methods of working etc. 
Additional amended information has been received to ensure compliance with 
these technical requirements with mitigation measures, prompting the withdrawal 
of Northern Gas’s initial objection.  

 
Heritage  

 
11.48  Policy S27 of the Allerdale Local Plan seeks to safeguard, conserve and 

enhance heritage assets in safeguarding their significance and historic value. 
Although this reflects duties contained within sections 66 and 72 of the Listed 



Buildings Act, the matter is not considered to be at the heart of the 
considerations of this application given the separation distance to the heritage 
assets in question and intervening existing development. Nevertheless, for 
robustness, the matter of heritage is considered and the applicant was required 
to submit a heritage statement with the application. Historic England’s GPA Note 
3 – assessing setting of heritage assets, was used to assess any harm. 

 
11.49 St. Michael’s Conservation Area is located approximately 450 metres to the 

south. This designation includes the landmark Grade ll* listed buildings of St. 
Michael’s Church and its neighbouring Rectory (approx. 400 to the south ) and 
the Grade ll listed Joseph Pirt industrial works (approx. 440m to the south west).  
The nearest scheduled monuments are Burrow Walls (WHS) (0.85km), Jane Pit 
(1.58km distant) and Workington Hall  (1.08km).  

 
11.50  Paragraph 194 of the NPPF states “Any harm to, or loss of, the significance of a 

designated heritage asset (from its alteration or destruction, or from development 
within its setting), should require clear and convincing justification”  

 
11.51 Officers advise that no significance of any of these assets is derived from a 

setting that includes the site. Indeed, none of these assets are directly impacted 
by the proposed development. The setting of the listed building will be preserved 
as will the character and appearance of the conservation area. 
 
Economic Benefits of the Proposal 

 
11.52  The NPPF, at Paragraph 19, states that the Government is committed to 

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. 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 create further employment and its 
investment would support the economic growth of the area. 

 
11.53  In accordance with 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 contribution in terms of further 
investment within Workington and the creation of further employment 
opportunities and bring a long term vacant overgrown site back into beneficial 
use. 

 

Local Financial Considerations 
 
11.54  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. 

 

 

 



12.0 Conclusions 

12.1  The proposal accord with the provisions of the Allerdale Local Plan 2014. It is a 
sustainable development that will not impact on Workington Town Centre and it 
has been robustly evidenced why other, sequentially preferable sites in the town 
centre and edge of centre are not suitable. There are significant benefits arising 
from job creation. Matters such as drainage, ecological impact and contamination 
can be satisfactorily mitigated by condition.  

 

RECOMMENDATION 

GRANT PERMISSION SUBJECT TO CONDITIONS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Annex 1 

CONDITIONS 
 
Time Limit: 
 
1. The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission. 
 
Reason: In order to comply with Section 91 of the Town and Country Planning 

Act 1990. 

In Accordance: 
 
2. The development hereby permitted shall be carried out solely in 

accordance with the following plans: 

  Dwg 01 Proposed Lighting Layout.  

  Dwg 16-1093-104 Rev B Site Access Arrangement.  

  Dwg 07714-00-GF-DR-A-01-0001-S3-P1 General Arrangement Plan - Ground   
Floor.  

  Dwg 07714-00-RF-DR-A-01-0001-S3-P1 - General Arrangement Plan - Roof.  

  Dwg 07714-00-XX-DR-A-02-0001-S3-P1 - General Arrangement Elevations.  

  Dwg 07714-00-XX-DR-A-90-0001-S3-P4 - Site Location Plan.  

  Dwg 07714-00-XX-DR-A-91-1008-S3-P4 - Boundary Treatment Plan.  

  Dwg AIA TPP Rev C Tree Protection Plan (TPP Rev C).  

  Dwg AMS TPP Rev C Tree Protection Plan (AMS TPP Rev C).  

  Dwg L.D.45.001.A Planting Plan (P.1 of 2).  

  Amended Drawing No 07714-SPACE-00-XX-DR-A-91-1001-P16-S3 - Site  
Plan - ECO Store Type 14.11.19.  
  Additional Information Plan 002 Rev A External Works Layout 21-11-19.pdf  
  Additional Information Plan 002 Rev A External Works Layout 21-11-19.pdf   

  Arboricultural Impact Assessment Rev C.  

  Arboricultural Method Statement Rev C.  

  Dwg SK0001 Rev C Drainage Strategy Plan.  

  Ecological Impact Assessment.  

  Flood Risk and Drainage Impact Assessment.  

Noise Assessment.  

Phase II Geo-Environmental Site Investigation and Risk Assessment.  

Travel Plan.  

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. 
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 Pre-commencement conditions: 
 
3.  No part of the development hereby permitted shall be constructed until the 

approved protective fencing outlined on drawing Dwg AMS TPP Rev C Tree 
Protection Plan (AMS TPP Rev C), has been implemented prior to the 
commencement of the development and maintained at all times during the 
construction period. 

 
Reason: To ensure the retention of existing protected important trees on the site 
in compliance with Policy DM17 of the Allerdale Local Plan (Part 1) 2014. 

  
4.  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 on-site parking and turning facilities for site 
and staff traffic and demolition and construction access details; 

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; 

f)  Programme of work for Demolition and Construction phase; 
g)  Hours of working and deliveries; 
h)  Details of lighting to be used on site. The approved statement shall be 

adhered to throughout the duration of the development.  
 
Reason: In the interests of the amenity of the occupiers of neighbouring 
properties, in compliance with the National Planning Policy Framework and 
Policy S32 of the Allerdale Local Plan Part 1 2014.  

 
5. Prior to the commencement of works, details of the finished floor level of 

the retail building hereby approved shall be submitted to and approved by 
the local planning authority. The development shall be implemented in 
accordance with the approved details. 
 
Reason: To minimise the risk of flooding in the locality of the site to accord with 
policy S29 of the Allerdale Local Plan Part 1 2014 

 
6.  The carriageway, footways, footpaths, cycleways etc. shall be designed, 

constructed, drained to a standard suitable for adoption and, in this 
respect, further details, including longitudinal/cross sections, shall be 
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submitted to the Local Planning Authority for approval before work 
commences on site. No work shall be commenced until a full specification 
has been approved. Any works so approved shall be constructed before 
the development is complete.  

 
Reason: To ensure a minimum standard of construction in the interests of 
highway safety in compliance with Policy S22 of the Allerdale Local Plan (Part 1) 
2014.  

 
7.  Full details of the surface water drainage system (incorporating SUDs 

features as far as practicable) and a maintenance schedule (identifying the 
responsible parties) shall be submitted to the Local Planning Authority for 
approval prior to development being commenced. The details will 
demonstrate that no flooding will occur on any part of the site for a 1 in 30 
year event unless designed to do so, flooding will not occur to any building 
in a 1 in 100 year event plus 30% to account for climate change, and where 
reasonably possible flows resulting from rainfall in excess of a 1 in 100 
year 6 hour rainfall event are managed in conveyance routes (plans of flow 
routes etc) . The submitted drainage details shall be carried out (in 
accordance with principles set out in the submitted Flood Risk and 
Drainage Impact Assessment ref: 2019051 Revision D dated August 2019 
proposing surface water discharging into watercourse written by Portland 
Consulting Engineers. Any approved works shall be implemented prior to 
the development being completed and shall be maintained thereafter in 
accordance with the schedule.  

 
Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution. To ensure the surface water system 
continues to function as designed and that flood risk is not increased within the 
site or elsewhere in compliance with policy S29 of the Allerdale Local Plan (Part 
1) 2014.  

 
Post-commencement/Pre use commencing conditions: 
 
8. Before the use commences details of the arrangements for the storage and 

disposal of waste from the premises shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall be implemented 
as approved and retained for the lifetime of the development.  

 
Reason: In the interests of safeguarding the visual amenity of other properties in 

the locality from the operational use of the application site, in compliance with the 

National Planning Policy Framework and Policy S32 of the Allerdale Local Plan 

(Part 1), July 2014.  

9.  The development shall be implemented solely in accordance with Para 7 
“Advise and recommendations “of the Geotechnical & Environmental 
Associates Ground Investigation report (July 2016) and a verification report 
submitted to and approved in writing by the Local Planning Authority, prior 
to the development being brought into operational 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), 2014.  

 
10.  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, 2014. 

  
11.  The approved external lighting details shall be solely implemented in 

accordance with Dwg 01 Proposed Lighting Layout, prior to the operational 
use of the retail land use hereby approved and shall not depart from those 
levels which are specified in the approved assessment. 

 
Reason: To safeguard the amenity of nearby residential properties, in compliance 
with the National Planning Policy Framework and Policy S32 of the Allerdale 
Local Plan Part 1, 2014. 

  
12.  The approved operational retail use of the development hereby permitted 

shall not commence until the approved means of enclosure details outlined 
on Dwg 07714-00-XX-DR-A-91-1008-S3-P4 - Boundary Treatment Plan, have 
been constructed. These details shall be retained at all times and no part 
thereof shall be removed without the prior consent of the Local Planning 
Authority. 

 
Reason: To ensure a satisfactory standard of development which is compatible 
with the character of the surrounding area in compliance with Policy S33 and 
DM14 of the Allerdale Local Plan (Part 1).   

 
13.  Noise emanating from the site shall not exceed 5Db(A) above the 

background noise level when measured 3m from the facade of the nearest 
noise sensitive use, namely '10 Northside Road Workington, CA14 1BD'. 
Measurements shall be taken in accordance with BS7445:2003. 

 
Reason: To safeguard the amenity of nearby residential properties, in compliance 
with the National Planning Policy Framework and Policy S32 of the Allerdale 
Local Plan (Part 1), 2014. 
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14.  A full specification for all the fixed refrigeration and ventilation plant for the 
retail A1 units including octave band data, its location and any necessary 
mitigation shall be submitted to and approved by the Local Planning 
Authority prior to any construction works above plinth level. The 
development shall be implemented solely in accordance with the approved 
details prior to the commencement of the use and retained at all times 
thereafter. 

 
Reason: To safeguard the amenity of nearby residential properties, in compliance 
with the National Planning Policy Framework and Policy S32 of the Allerdale 
Local Plan (Part 1), 2014. 

  
15.   All planting, seeding or turfing comprised within the approved scheme Dwg 

L.D.45.001.A Planting Plan (P.1 of 2), shall be carried out in the first 
planting season following completion of the development, and any trees or 
plants which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with other similar size and 
species, unless otherwise agreed in writing by the Local Planning 
Authority. 

 
Reason: In order to enhance the appearance of the development and minimise 
the impact of the development in the locality in compliance Policy S33 and DM14 
of the Allerdale Local Plan Part 1 2014. 

 
16.  Foul and surface water shall be drained on separate systems.  
 

Reason: To secure proper drainage and to manage the risk of flooding and 
pollution and to accord with policy S29 of the Allerdale Local Plan Part 1 2014.  

 
17.  Development shall not start trading until the approved pedestrian crossing 

has been implemented and shall thereafter be retained for the lifetime of 
the development. 

 
Reason: In the interests of pedestrian safety and in compliance with the National 
Planning Policy Framework and Policy S22 of the Allerdale Local Plan (Part 1), 
2014.  

 
18.  The development shall not be brought into use until the visibility splays 

and access arrangement providing clear visibility as shown on plan 16-
1093-201 Rev C Access General Arrangement are 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.  
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 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 S22 of the Allerdale Local Plan (Part 1), 2014.  

 

19.  Within 6 months of the development (or any part thereof) opening for 
business, the developer shall prepare and submit to the Local Planning 
Authority for their approval an updated Travel Plan which shall identify the 
measures that will be undertaken by the developer to encourage the 
achievement of a modal shift away from the use of private cars to visit the 
development to sustainable transport modes in  accordance with the 
principles of Chapter 7 of the Cora Travel plan document dated August 
2019 . The updated plan shall include details of an annual report reviewing 
the effectiveness of the Travel Plan and including any necessary 
amendments or measures. The measures identified in the Travel Plan shall 
be implemented by the developer within 12 months of the development (or 
any part thereof) opening for business.  

 
 Reason: To aid in the delivery of sustainable transport objectives in compliance 
with policies S2 and S22 of the Allerdale Local Plan (Part 1) 2014.  

 
20.  The access roads, parking areas etc shall be designed, constructed, 

drained and lit, to the satisfaction of the Local Planning Authority and in 
this respect full engineering details, shall be submitted for approval before 
construction works commence above ground level. The use shall not be 
commenced until such access and parking/servicing areas and pedestrian 
access routes have been constructed in accordance with the approved 
plans. All such provision shall be maintained for as long as the use 
continues and shall not be removed or altered thereafter, without the prior 
consent of the Local Planning Authority. 

 
Reason: To ensure a minimum standard of access and public safety/security 
when the development is brought into use and is retained thereafter in 
compliance with policies S2 and S22 of the Allerdale Local Plan (Part 1) 2014.  

  
21.  The application sites retail A1 unit hereby approved shall not exceed 1004 

m2 floorspace for the sale of convenience goods and 248m2 for comparison 
goods without the written consent of the Local Planning Authority. 

 
Reason: To safeguard the vitality and viability of the town centre, in compliance 
with Policies S16 of the Allerdale Local Plan (Part 1) 2014.  

 
22.  The development shall be implemented solely in accordance with the 

mitigation and recommendations outlined in Section 4 and 5 of the Enzygo 
Ecological Assessment report dated August 2019. 

 
Reason: To safeguard the habitat of protected species in compliance with the 
National Planning Policy Framework and Policy S35 and DM17 of the Allerdale 
Local Plan (Part 1) 2014.   

 
  



 

  



  



 


