
Allerdale Borough Council 
 

Planning Application OUT/2019/0002 
 

Development Panel Report 

 
Reference Number: OUT/2019/0002 

Valid Date: 27/02/2019 

Location: Land at Church Lane, Thursby, Carlisle, CA5 6PF 

Applicant: Carlisle Diocese 

Proposal: Outline application for a residential development of up 
to 12 dwellings, with approval sought for access and 
all other matters reserved 

 

RECOMMENDATION 

That the decision to grant permission subject to conditions be delegated to the 
Planning and Building Control Manager upon the signing of a section 106 
agreement securing 2 affordable housing units on the site and the securing of 
an ecological management and maintenance scheme for public open space 
and the watercourse easement.  

 

1.0 Summary 

Issue Conclusion 

Principle of Development The development is considered to bring 
benefits of providing 12 dwellings in 
close proximity to Thursby’s services 
and facilities. The adverse impacts 
associated with the development are 
not significant and demonstrable and do 
not outweigh the benefits. 

Highway safety The access arrangements including 
Church Lane and the visibility splays 
onto this existing highway are 
acceptable subject to conditions. The 
provision of a footway along Church 
Lane is one such condition.  

Affordable housing The proposed development would 
provide 2 affordable housing units on 
the site. This equates to 20% of the total 
quantum proposed and fulfils the 
current policy requirements. 

 



2.0 Introduction 
 
2.1 Members may recollect that this application was considered at the 

Development Panel meeting in March 2020. Further to local representations 
at the meeting, members resolved to defer the application in order to: 
undertake a peer assessment of the applicant’s ecology survey, verify the 
water pollution concerns relating to Matty Beck and also review the highway 
dimensions of Church Lane to establish to accuracy of the plans.  

 
2.2 The peer review of the applicant’s ecology survey is considered in paragraph 

12.32 of this report. The topogrpahical survey undertaken for the Council is 
reported in paragraph 12.9 and the Environment Agency’s additional 
comments in relation to Matty Beck can be found at paragraph 6.9 with 
commentary/assessment at paragraph 12.41. 

 
  
3.0 Proposal  
 
3.1 The applicant seeks outline permission for up to 12 dwellings on the 

application site. The outline application includes the reserved matters of 
access, with the provision of a single vehicular access onto Church Lane. An 
illustrative layout plan has been provided with the application. In addition, the 
application includes supporting additional documents; a drainage report , 
Flood Risk Assessment, Heritage Statement,  Landscape and Visual Impact 
Assessment and Planning Statement. 
 

3.2 The Plans for consideration are:- 
 

Dwg No: 100 Rev B - Location Plan  
         Amended drawing Non1803.011 Rev B  

Flood Risk Assessment 
Ecological Assessment  
 
The plans and particulars are availble to view via the following link:- 
https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=202151 
 

 
 
4.0 Site 

 
4.1 The site comprises of a level, open grazing paddock field located within the 

village envelope. 
 
4.2 It borders onto residential curtilages on its western, southern and eastern 

boundaries, with a highway frontage hedge remaining on the northern 
perimeter onto Church Lane. A watercourse (Matty Beck) traverses within an 
open culvert along the southern edge of the site. 

 
4.3 The site is served by a single existing field access onto Church Lane. 

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=202151
https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=202151


  
4.4 The listed premises of the Old Vicarage and the Ship Inn are located on the 

opposite side of Church Lane and Rosedene is sited to the west but 
segregated by the property of Rowan Lea. The Victorian Church of St. 
Andrew’s, albeit not listed, is considered to constitute a non-designated 
heritage asset. 

 
 
5.0 Relevant Planning History 

 
5.1 The application site was partially the subject of a former outline application 

2/2006/1292 for the erection of 6 affordable local need dwellings. The former 
application site, which took up approximately half of the current site, was 
accessed onto Church Lane. 

 
5.2  At the time of determining the application, due to a significant oversupply of 

housing within the Borough, a temporary interim housing planning policy had 
been adopted which restricted additional housing development to specific 
settlements which excluded Thursby. However, there was an exemption within 
the interim policy which specifically allowed for local affordable housing 
proposals. 

 
5.3  The application was initially approved by the Development Panel subject to a 

s106 agreement to safeguard the local affordable occupation of the 
dwellinghouses. However, in the absence of securing the necessary s106 
agreement, no permission was issued and the application was referred back 
to the Panel. It was subsequently refused on the grounds of failing to secure 
local affordable occupancy, which in turn resulted in it constituting non-
essential development incrementally adding to the oversupply of housing and 
it acting as a precedent for other non-essential housing in other local centres 
contrary to the interim housing policy.  

 
 
6.0 Representations 
 

 Thursby Parish Council 
 
6.1 Object to the application on the grounds of; 

 
a) The land is subject to flooding.  
b) Access to the site is restricted from Church Lane. 
c) The sewage works is at capacity following the development at the St. 

Andrew’s View estate 
d) The area is surrounded by listed buildings and the development is out 

of character for the area 
e) The site is not allocated in the Local Plan. 
f) Increased traffic movements on a main pedestrian thoroughfare with no 

footpaths and lined by historic hedging in an attractive part of the 
village. 

g) Seek further details especially on the access. 



 
ABC Environmental Health 

 
6.2 No objections subject to conditions in relation to construction management 

and an assessment for contamination due to the site’s proximity to the 
cemetery. 
 
Cumbria County Highways 

 
6.3 No objections in principle subject to highway conditions and improvements to 

Church Lane’s carriageway including widening of the highway, provision of a 
footpath along the frontage and the provision of satisfactory visibility splays.  
 
United Utilities 
 

6.4 No objections subject to planning conditions. Advise a public sewer traverses 
across the site and there is a requirement for a 6m (3m each side) easement 
along its corridor or the sewer’s diversion. A 110mm PV water main is also 
sited in the verge along Church Lane. An easement is required to safeguard 
this infrastructure  

 
County Archaeologist 
 

6.5 Advise that the site is within an area of archaeological potential, sited in the 
centre of the village which has medieval origins. Opposite the site is St. 
Andrew’s Church, the predecessor of which was in existence in 1175. Another 
archaeological investigation, close to the site, revealed remains of a medieval 
farmstead. It is considered the site has the potential to contain buried 
archaeological assets. Therefore, it is recommended a planning condition be 
included to enable archaeological investigation and recording prior to the 
commencement of works. 

 
Cumbria Police 

 
6.6 Acknowledge the application is only in outline and that the plans are 

illustrative; seek any future scheme to account for layout (maximise 
surveillance), public and private spaces, garden perimeters to deter intrusion, 
street lighting, dwelling exterior lighting, dwelling and garage protection details 
against forced entry and external bin management. 
 
Natural England 
 

6.7 No comment but no assessment in reference to impact on protected species –
refer to standing advice  
 
County Fire Service  

 
6.8 No objections  
 
          



 
 Environment Agency 

 
6.9 No objections in reference to the local concerns of foul effluent from the public 

sewer draining into the public sewer network and the increased pressure on 
the existing waste water treatment works operated by United Utilities. The 
most recent inspection of the works was in Feb 2019 and no breaches of the 
environmental permit were identified. There is one recorded pollution incident 
in the past 10 years with vermin chewing through the Copa Sac system 
releasing litter into the watercourse. This was addressed through pest control 
and a replacement Copa Sac. 

 
6.10 Although an initial response referred to possible requirement for flood 

modelling, their most recent reply also now accepts that the site is in Flood 
Zone 1 and is below 1ha in area. As such, with no record of flooding, no Flood 
Risk assessment is required. They also refer to their respective regulation 
requiring permits for any works within 8m of Matty Beck’s watercourse. 

  
 Other representations  
 
6.11 The application has been advertised by press advert, site notice and 

neighbour letter.  
 

6.12 37 letters of objection have been received on the grounds of: 
 

a) Lack of access off Church Lane due to its narrow width. 
b) Inadequate width of Church Lane for 2 cars to pass which, in parts, 

narrows to single car width. 
c) Church Lane is used by pedestrians (including children) for cycling and 

walking; need for a footpath link and a 20mph speed restriction. 
d) Impact on the safety of other properties fronting onto Church Lane.  
e) 12 houses are estimated to add 240 extra vehicle movements per week 

along Church Lane  
f) Lack of speed survey results  
g) Question the accuracy of the plan’s visibility splays with the access 

junction narrowing the road, hindering 2 way traffic. 
h) Poor existing construction condition of Church Lane the integrity will be 

impacted by the development 
i) Increased parking congestion in the immediate locality, at any well 

attended event in the village e.g. weddings and funerals, which are an 
existing hazard for emergency services irrespective of the proposed 
development. 

j) Village needs more bungalows for the elderly not housing on a flood plain 
k) Too many houses in a settlement with no amenities (including any shop). 
l) Contest the village is not a Local Service Centre as it does not have a 

shop; is there the need for this development? 
m) In the absence of any particular need, there is no reason to develop this 

non-allocated site as the Council has the benefit of a 5 year housing 
supply and it represents a valid amenity space resulting in future 



development being implemented elsewhere (conflicts with the Local Plan 
and NPPF policies) 

n) Previous consent for 69 houses recently built in the village. 
o) School is full and has a redundant classroom which cannot be resourced.  
p) Loss of village character as new residents tend to be commuters rather 

than being involved in local amenities. 
q) Previous historical use of the site for villages fetes etc. although this has 

ceased in recent years. 
r) The recent built estate has provided enough “family” sized homes; 

bungalows would provide more suitable for first time buyers and existing 
residents seeking to downsize. 

s) Proximity to the watercourse (within 20m) with potential flooding 
implications (supporting photographic evidence flooding in wet weather) 

t) The provision of surface water storage tanks to attenuate any surface 
water drainage to greenfield run off rates will increase traffic movements 
and the disposal of materials with an increased environmental impact on 
the village residents. 

u) The manhole cover will require a 6m easement. 
v) Seek verification as to whether any tests have been undertaken re 

contamination. 
w) Lack of details on flood mitigation measures. 
x) Question who is liable for flood repairs 
y) Inaccuracies in the visual impact with reference to the cutting back of 

trees and hedgerow opening up views of the site, disputing the visual 
assessment’s reference to partial views of the site. 

z) Impact on the residential amenity of other properties on Church Lane.  
aa) Lack of evidence as to how the urban form will be in keeping with Church 

Lane.  
bb) Lack of ecology survey. 
cc) It is an old historic meadow where there are many wild flowers. 
dd) Unsuitable location for the village to expand, which would be better suited 

on the periphery of the village. 
ee) Ecological value of the site:- Tawny Owls, small birds and mammals and 

butterflies. 
ff) Impact of noise and traffic. 
gg) Propose the Council purchase the land to change it into a wildlife and 

peaceful recreation area. 
hh) Loss of open space at the expense of packing expensive homes as close 

together as allowed.  
ii) The openness of the site contributes to the historic setting of the Church 

and community buildings. 
jj) Consider the glebe field has amenity value, irrespective of development 

on three sides. 
kk) As a major application, the proposal should include an element of public 

open space. 
ll) The Council have a statutory duty to provide land to be used for 

allotments when six or more council tax payers make a request, with over 
20 expressing an interest. 

mm) If high quality, this should have been demonstrated as a detailed 
application, and should be pursued as part of the application. 



nn) Detailed consideration is required to assess the impact of privacy and 
amenity on the neighbouring properties. 

oo) Previous refused applications at the site. 
pp) The former application should not be of any weight as it was not 

approved. 
qq) Question whether there has been any pre application advice? 
rr) The planning statement refers to thirteen dwellings whereas the concept 

plan shows twelve. 
ss) Insufficient detail as to whether these are single or two storey. 
tt) Challenge why the house types are not known given the submitted 

concept drawing 
 
6.13 One letter of raising no comments was received  

 
 

7.0 Environmental Impact Assessment 

7.1 With reference to The Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017, the development is not within Schedule 1 nor 
2 and, as such, is not EIA development. 

 

8.0 Duties 
 

8.1 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 requires that the Local Planning Authority shall have special regard to 
the desirability of preserving the listed building or its setting or any features of 
special architectural or historic interest which it possesses. 
 

 
9.0 Development Plan Policies 
 

Allerdale Local Plan 1999 
 

9.1 The site is within the saved settlement limits 
 

Allerdale Local Plan (Part 1) 2014  
 
9.2 The following policies are considered to be relevant:- 

 
S1 – Presumption in favour of sustainable development 

S2 – Sustainable development principles 

S3 – Spatial Strategy and Growth 

S4 – Design principles 

S5 – Development principles 

S21 – Developer Contributions 
S22- Transport Principles  

S24- Green Infrastructure  

S27 Heritage assets 



S33- Landscape  

S29 - Flood Risk and Surface Water Drainage  
S32 - Safeguarding amenity 
S35 - Protecting and enhancing biodiversity and geodiversity 
DM14 - Standards of Good Design 

 
 These policies can be viewed at:- 

https://www.allerdale.gov.uk/en/planning-building-control/planning-
policy/local-plan-part-1/ 

 
 
10.0 Other material considerations 
 

Allerdale Borough Local Plan (Part 2) Submission Draft 2018 (inc main 
modifications 2019) 

 
10.1 The site is to be included within the proposed revised settlement limit for 

Thursby. The following polices other policies are considered relevant:- 
 

SA2 Settlement Boundaries 
SA3 Affordable Housing 
SA5 Housing Standards 
SA33 Broadband 
 

10.2 All of these policies have been modified following the Main Modifications. The 
modified policies can be found by clicking on the Schedule of Main 
Modifications via the following link:- 
 
https://www.allerdale.gov.uk/en/siteallocations/main-modifications/ 

 
 

National Planning Policy Framework (NPPF) (2019) 
 
10.3 Paragraph 213 advises that the weight afforded to development plan policies 

can vary according to their degree 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). 

 
10.4 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.” 
 

10.5 The NPPF is available to view at:- 
 

https://www.allerdale.gov.uk/en/planning-building-control/planning-policy/local-plan-part-1/
https://www.allerdale.gov.uk/en/planning-building-control/planning-policy/local-plan-part-1/
https://www.allerdale.gov.uk/en/siteallocations/main-modifications/


https://www.gov.uk/government/publications/national-planning-policy-
framework--2 
 

 
Allerdale Borough Council Plan 2019-2023 

 
10.6 Tackling inequality - Helping to create more affordable housing where it is 

needed most across the Borough, for example through Community Land 
Trusts or using our own assets or land, and bringing empty properties into 
affordable. 

 
10.7 Strengthening our economy - Supporting the development of more homes 

where they are needed by looking for opportunities to develop key worker 
housing for the health and nuclear sectors; and aspirational housing where 
appropriate in line with our Local Plan. 

 
Historic England – Historic Environment Good Practice Advice in 
Planning: 3 (2nd Edition): Setting of Heritage Assets (2017) 

 
10.8 The Guidance provides a step by step process to assessing the impact of a 

development on the setting of a heritage asset and, therefore, can inform the 
assessment necessary to accord with the duty under section 66 of the Listed 
Buildings Act 1990 and policy S27 of the Local Plan Part 1. The first three 
steps of this process are most relevant:- 

 
a)  Identification of the asset. 
b) Assessment of what degree the setting contributes to the overall 

significance of the asset. 
c) Assessment of the impact on this setting. 

 

The publication is available to view at:- 
https://historicengland.org.uk/images-books/publications/gpa3-setting-of-
heritage-assets/ 
 
 

11.0 Policy weighting 
 
11.1 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. 
 

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

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-assets/
https://historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-assets/


according to their degree of consistency with the NPPF (the closer the policies 
in the plan to the policies in the Framework, the greater the weight that may 
be given). 
 

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

i. the application of policies in the Framework that protect areas or assets 
of particular importance provide a clear reason for refusing the 
development; 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 (the tilted balance). 

 
11.4 A further material consideration is the appeal decision for land at Little 

Broughton (PINs ref APP/GO908/W/17/3183948) which specifically addressed 
the weighting afforded to development plan policies in the context of 
paragraphs 215 and 14 of the former NPPF. In brief, as a result of this appeal 
decision, it is accepted that development needs to come forward beyond the 
settlement limits during this mid-term of the Local Plan’s period to meet the 
trajectories detailed in Appendix 3 of the Plan. This is because, by this time, 
significant delivery was assumed to be derived from Part 2 allocations. This 
has not been the case, hence windfalls beyond the settlement limits are 
necessary, there not being land inside the limits to come forward as windfalls 
to meet the trajectories. As such policies S3 and S5 are out of date in relation 
to the settlement limits and are only afforded limited weight and paragraph 11 
of the NPPF is engaged. 
 

11.5 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. Other relevant policies in Part 1 
are afforded full weight. 
 

11.6 Weight can also be afforded to emerging plans as a material consideration, 
that weight dependant on the stage of preparation, the extent of unresolved 
objections and consistency with the provisions of the NPPF 2019. The 
Inspector’s Report for Part 2 of the Local Plan has now been received with the 
inspector finding the modified plan sound. As such, significant weight can be 
afforded to the Plan as a material consideration. 
 

11.7 Whilst Part 2 is afforded significant weight, there is still the need to deliver the 
Part 1 Local Plan’s housing supply trajectory. As Part 1 is part of the 
development plan and takes primacy and the trajectories are afforded full 
weight, the overall balance is still firmly tilted to supporting sustainable 
housing to deliver the planned growth, given that such development cannot be 



delivered within the development plan settlement limits derived from the 1999 
Plan (sustainability measured against the provisions of the other development 
plan policies and the NPPF). This balance is set by paragraph 11 of the NPPF 
and the overall presumption in favour of sustainable development (policy S1 
of the adopted Part 1 Local Plan).  
 

11.8 It is advised that the balance will change when Part 2 is adopted and assumes 
primacy alongside Part 1 of the Local Plan. 

 
 
12.0 Assessment 
 

Principle of development 
 
12.1 Policy S1, S2 and S3 outlines the presumption of sustainable development, 

seeking new development to adhere to sustainable principles and comply with 
the Borough’s approved settlement hierarchy. 

 
12.2 Thursby is classed by policy S3 as a Local Service Centre and, with other 

such centres, is expected to account for 20% of the overall growth during the 
Local Plan period (2011-2029). Policy S3 expects this growth to be inside 
settlements limits and commensurate in scale to the size of the village and the 
services that it offers. 

 
12.3 As already detailed in this report, the development plan settlement limits are 

afforded little weight and, although the Part 2 limits do gain significant weight, 
they are still outweighed by the need to maintain the development plan’s 
housing trajectories. This weighting is also affected by the application of the 
NPPF’s tilted balance as a material consideration afforded substantial, 
overriding weight.  

 
12.4 In the context of this balance, the site is considered to be a sustainable 

location, close to the village’s services and facilities. It is a self-contained plot 
of land surrounded on all four sides by existing development and within an 
acceptable walking distance of the bus stops, village school and public house. 
The village school is the furthest away, 540m from the site. There are lit 
segregated footways apart from Church Lane.  

 
12.5 There are significant benefits arising from the provision of the proposed 12 

dwellings.  
 

Highway safety and vehicular access 
 

12.6 Policy S4, S5 and S22 seek new development to be served by a satisfactory 
means of access.  

 
12.7 Church Lane is characterised by a narrow vehicular carriageway without any 

bordering footway. Although not experiencing a high number of vehicular trips, 
there is nevertheless a necessity to provide a footway to connect the site to 
the village centre. This is in the interests of pedestrian safety and is necessary 



to ensure a sustainable connection to the site to maximise the modal shift 
away from cars. It is specifically noted that the housing mix is likely to include 
family homes.  

 
12.8 With regards to residual vehicular movements, the submission has been 

amended a number of times and can now demonstrate that appropriate 
visibility splays can be provided to meet the County Highways Authority’s 
standards and retain as much of the frontage hedge as possible and provide 
the required footway.  

 
12.9 The dimensions of the carriageway and verges were checked by an 

independent specialist surveyor instructed by the Council. They found 
negligible differences from the applicant’s survey and conclude that the latter 
is an accurate representation of the extent of the metalled highway, verge 
width and location of the hedge. It is therefore considered the highway 
improvements as outlined on the submitted plan for the development’s 
proposed access can be accommodated within the highway limits and land 
within the applicant’s control.  

 
Landscaping/ open space / Amenity value 

 
12.10 Policy S24 seeks to promote the creation, enhancement, maintenance and 

protection of a range of green infrastructure assets which contribute to natural 
and man-made spaces. Policy S33, relating to landscape, seeks that the 
landscape character of sites should be preserved and, where possible, 
enhanced by development proposals.  

 
12.11 The paddock does provide an attractive area of open space sited within the 

main body of the village, this being reflected in its earlier open space 
allocation in the previous adopted Local Plan. However, this was reviewed 
and subsequently omitted in the Allerdale Local Plan (Part 2) which is now 
afforded significant weight as a material consideration. It was considered that 
the site itself has little landscape value with a hedgerow along the frontage 
and a tree backdrop along the rear southern edge along the route of the 
culverted watercourse. Furthermore, public views of the site are restricted by 
the hedgerow on the highway frontage and the land is private with no public 
access.  

 
12.12 The retention of the hedge is necessary as will be a comprehensive 

landscaping scheme coming forward to preserve the character of Church 
Lane and maintain a balance between the natural and built environment.  The 
illustrative plan shows a density of around 22 dwellings to the hectare with a 
plot ratio (footprint to plot size) of approximately 1:3. These are comparable 
with surrounding, existing developments on West Haven and Matty Lonning. 
The illustrative layout is rather uninspiring to say the least (it is clearly a 
proposal with speculation in mind rather than development) and much work 
will need to be undertaken at the reserved matters stage. However, the 
drawings do adequately demonstrate that an appropriate density and layout 
could be achieved for the quantum and mix of development proposed. 

 



 
Heritage  

 
12.13 Policy S27 of the Allerdale Local Plan seeks the preservation of heritage 

assets and their settings to safeguard their historic value and significance. It 
echoes the NPPF and is used to inform an assessment against the duty in 
section 66 of the Listed Buildings Act. 

 
12.14 Para 193 of the NPPF advises that “when considering the impact of a 

proposed development on the significance of a designated heritage asset, 
great weight should be given to the asset’s conservation (and the more 
important the asset, the greater the weight should be). This is irrespective of 
whether any potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance.”  

 
12.15 The application was supported by a heritage statement. The report identifies 3 

listed buildings, the setting of which could be affected by the development. 
Officers consider that these are the only designated assets that could be 
affected but also acknowledge the juxtaposition of the site with St. Andrew’s 
Church.  

  
12.16 The Historic England GPA Note 3 is used to assess the impact on setting, 

identifying the assets, what contributes to their significance and how this is 
impacted by the proposal.  

 
12.17 Rosedene and adjacent cottage (Grade II) are to the west of the site beyond 

Rowan Lea. It is described in the listing as follows: 
 
          “House, now as 2 dwellings. Probably late C17 with late C18 alterations and 

extension. Cement rendered walls over clay to left and sandstone to right; 
Welsh slate roof with lower courses and rear of sandstone slates; C20 brick 
chimney stacks. 2 storeys, 3 bays, extended to right with further 2 bays under 
common roof. Plank door in painted stone surround; C20 wooden gabled 
porch. Sash windows with glazing bars in C18 painted stone surrounds. Rear 
of Rosedene has C20 entrance and steel casement window.” 

 
12.18 This building is typical of the double-piled, single fronted cottage described in 

Brunskill1 amongst others. The significance is derived mostly from it being an 
example of a vernacular, Cumbrian cottage with much surviving detailing. Its 
setting was changed as early as the C19th when Rowan Lea was built. There 
are also late C20th dwellings to the south. An important receptor is from Matty 
Lonning immediately to the south of the junction of Church Lane when the 
cottage is seen in the foreground of the view to the Church, the latter elevated 
on higher ground. The application site is not visible from the receptor and its 
development would have no impact on the setting given the presence of 
Rowan Lea. The harm to the significance of the asset is considered to be 
negligible.  

 

                                                 
1 Brunskill, R.W. (2002). Traditional buildings of Cumbria, the county of the lakes. London: Cassell In Association with Peter 
Crawley. 



12.19 The old Vicarage (Grade II) is to the north of the site. It is described as follows 
in the listing:- 

 

“Vicarage now house. Probably mid C18 with early C19 extensions. Cement 
rendered walls, extension with V-jointed painted quoins. Graduated greenslate 
roof, hipped roof on extension; brick chimney stacks. 2 storeys, 3 bays; 
projecting 2-bay extension to left extends to rear of main house in L-shape; a 
further entrance extension, to full height, fills the angle between the 2 
buildings. Panelled door with radial fanlight in painted stone surround. Sash 
windows with glazing bars in painted stone surrounds. Ground-floor window to 
right has double sash without glazing bars. End wall left is slate hung.” 

 
12.20 The significance of the asset is derived from its architectural qualities. It is 

noted that its functional setting also contributes to this significance; the 
juxtaposition and historical subservience of the use to the Church is of 
importance. Officers did question any historic association of this building to 
the application site which had been referred to as a “Glebe” in the earlier 
application. Glebe is defined as “piece of land serving as part of a clergyman’s 
benefice and providing income” with the land owned by the vicar for them to 
use or let at times when there was no salary paid to clergy. In 1978 all Glebe 
land was transferred to the Diocese with clergy being paid a salary. The 
Diocese ring fences these assets with their Board of Finance responsible for 
their management to maximise income in order to fund the ministry. This has 
resulted in areas of land being previously sold off for housing /industry. This 
particular site has always been let for agricultural purposes.  

 
12.21 In this context, it is deduced that there has been some historical, functional 

relationship with the Vicarage but one cannot be certain. It is also clearly not a 
current relationship and hasn’t been for some considerable period of time. It 
therefore cannot be said that the proposal impacts on the functional setting of 
the Vicarage. 

 
12.22 With regards to the visual setting, there is a degree of separation between the 

asset and the site. Indeed, the two are not visible together from a publicly 
accessible receptor such as Church Lane. This will change with the 
development of the site as the Vicarage will become visible from the new 
public highway. Indeed, this will give a new appreciation of the proximity of the 
Vicarage to the Church. The openness and greenness of the site will be 
irrevocably lost so comprehensive landscaping will be required to provide an 
appropriate balance between the natural and built environment from this 
viewpoint. However, this is considered achievable with the density proposed. 
The harm is considered to be negligible.  

 
12.23 The Ship Inn is some 40m distant from the site to the east. It is the only public 

house in Thursby still in use. It is described in the listing as follows:- 
 
           “Public House. Late C18 or early C19. Painted stucco on chamfered plinth 

with V-jointed quoins; Welsh slate and graduated greenslate roof, rendered 
chimney stacks. 2 storeys, 3 bays with former stables to left of 2 storeys, 2 
bays. C20 double doors and painted-over radial fanlight in plastered surround 



with open pediment. Sash windows with glazing bars in painted stone 
surrounds. Former stables have external stone steps to C20 door in C20 
surround. C20 windows. Birthplace of Thomas Bouch, designer of the ill-fated 
Tay Bridge.” 

  
12.24 It occupies a central location in the village with its frontage onto the Green 

and, as the village pub, derives much of its significance from this historic and 
current use. There are features of architectural note described in the listing 
that also contribute to the overall significance. 

 
12.25 Visually, the public house faces away from the site and the setting on the 

Green is far more important and will not be affected by the development of the 
proposal. The intimacy of Church Lane as the setting for the rear of the asset 
will also be preserved. In summary the significance of the heritage asset will 
not be harmed. 

 
12.26 Further residential development can also have the potential to provide custom 

for the public house and therefore preserve its use.  
 
12.27 Turning to the Church, paragraph 97 of the NPPF advises “the effect of an 

application on the significance of a non-designated heritage asset should be 
taken into account in determining the application. In weighing applications that 
directly or indirectly affect non-designated heritage assets, a balanced 
judgement will be required having regard to the scale of any harm or loss and 
the significance of the heritage asset. “ 

 
12.28 St. Andrew’s Church represents an important local landmark feature, not only 

to the village but its wider surroundings, especially given its elevated location 
on the edge of the village. The applicant has provided the historic background 
citing that the current building was erected in 1846. They suggest that views 
from the Church to the application site and the other way are obscured due to 
mature trees and hedgerows. Officers concur with this opinion but note that, 
as with the Vicarage, new public views may be opened up as a result of the 
proposal. However, the Church and its tower will still be more prominent to 
Matty Lonning and the northern/western outlook rather from this new 
viewpoint or Church Lane.   

 
Ecology  

 
12.29 Policy S35 seeks to ensure that assets for biodiversity will be maintained and 

improved, with the safeguarding of the habitat of protected species. 
 
12.30 The site is not located within any ecological designation. The application was 

supported by an amended ecological survey to evaluate the protected wildlife, 
flora and fauna on the site. Having assessed the submission, the following 
conclusions can be reached:- 

 
a) Bats – previous records of bats within 2km of the site and 4 identified 

maternity roosts within 0.1 km of the site. As the site lacks buildings or 
mature trees, there are no roosting bats and the grassland habitat is 



unlikely to be of significance to foraging bats. Any bats foraging along 
the highway hedgerow will be impacted by its streetlamps. The 
immature trees along Matty Beck offer an undisturbed corridor which 
may be used by foraging bats. The risk of bat roosts is therefore nil 
with a low risk that individual bats may be disturbed by foraging routes. 
Mitigation is necessary in the form of no felling of trees on southern 
/eastern boundary and low level lighting as part of the development 

 
b) Amphibians – 5 records of amphibians within 2km of the site 

(frog/toad). Negligible impact from the development.  
 

c) Otters – 21 records of otters within 2km of the site, but no records of 
holts or couches. Otters are widespread in Cumbria and, although 
Matty Beck is of no particular significance, it is certain it will be 
occasionally be used by otters, with potential pollutants during 
development impacting on the watercourse. Mitigation is necessary at 
the construction and operational phase of the development. 
 

d) Badgers - 4 records of Badgers within 2km of the site but the site is 
unsuitable for badger setts and would provide foraging but this may be 
discounted due to the surrounding built environment. Therefore, there 
is considered to be nil impact. 
 

e) Reptiles – the flat, grazed grassland on the site results in a nil risk to 
these species. 
 

f) Breeding birds – high potential with the need for mitigation due to 
nesting potential within the site. The timing of the initial site clearance 
is of vital importance. 
 

g) Red squirrels – 46 records of red squirrels within 2km of the site, 
including within 0.1km of the site. In the absence of trees and, with the 
exception of a single sessile oak, the site does not offer a seed crop 
and identified drays. The risk to red squirrels is therefore low. 
Nevertheless, mitigation is necessary in the form of avoiding the felling 
of trees to the  eastern /southern boundary (including overhanging 
branches)    

 
12.31 The submitted ecological evidence was challenged at the panel meeting. In 

response to members concerns on this matter, officers commissioned a 
qualified ecologist to undertake an independent peer assessment.  

 
12.32 The peer assessment comprised of both a desk top analysis of the report and 

a site inspection in April. It concluded the methodology of the applicant’s 
ecologist’s report was adequate, but acknowledged that as the applicant’s 
survey was undertaken in September, it was dependent on plant species 
being identified by foliage rather than flower. 

 
12.33 One key aspect of the report’s assessment was the contested issue of its 

reference to the land as being “improved grassland pasture”. The peer 



assessment accepts this term is open to interpretation with some viewing this 
as ploughed and seeded land, whilst others consider it as fertilised land to 
improve soil fertility; the latter prompts the increase of stronger growing grass 
species which can result in the loss of non–grass species. There is little local 
evidence to indicate former ploughing of the site with the land being likely 
leased out on short term leases. The report therefore consider the reference 
to “improved pasture” as inaccurate and would be better described as “poor 
quality semi improved pasture “. 

 
12.34 The peer ecologist’s site visit identified additional plant species including; wild 

carrot ,field wood rush, common mousear, sheep’s fescue grass and crested 
dos tail grass (the presence of some of these individual species supports the 
evidence of absence of ploughing or the use of non-animal artificial fertilisers). 
The report concludes that the applicant’s report follows standard and, in most 
cases, good practice for ecological assessment, adequate timing of the 
vegetation survey (subject to identifying foliage) and the conclusions on 
mammals and birds are justified and adequate with an accurate description of 
the boundary ecology. 

           Irrespective of the change to the site’s characteristics, the species mix 
remains unremarkable and not of district, county or national significance. 

 
12.35 Policy S35 also advises that the Council will seek positive improvements to 

the quality of the natural environment. The applicant’s submission suggests 
there could be enhancement via bird/bat boxes and amenity planting. The 
former are a reasonable requirement and can be secured at the reserved 
matter stage for landscaping and appearance.  

 
Drainage and Flood risk 

 
12.36 Policy S29 advises development should be avoided in locations that would be 

at risk of flooding or would increase flooding elsewhere.  
 
12.37 The site falls within Flood zone 1 i.e. land with a less than 1000 annual 

probability of river flooding (<0.1%). This is sequentially the preferred location 
for development, including “more vulnerable” uses such as the dwellings 
proposed here. The proposal passes the sequential test cited in policy S29 
and the NPPF. 

 
12.38 Turning to surface water drainage, policy S29 expects developments to defer 

to the drainage hierarchy i.e. infiltration or water reuse first, then discharge 
sustainably to a watercourse (e.g. through a SUDs system) and then, as a last 
resort, draining to the public sewer.  

 
12.39 The current application is supported by both a drainage report and a Flood 

Risk Assessment. Percolation tests indicate the local ground conditions are 
unsuitable to support an infiltration system. As a consequence the applicant 
proposes an attenuated drainage system into the Matty Beck watercourse at a 
greenfield run off rate (allowing for climate change and 1 in 100 year ranfall 
events). 

 



12.40 In response to the representations on existing flooding at the site, including 
supporting photographs, it is understood that this is localised surface flooding 
due to the poor drainage of the field (highlighted in the percolation results) and 
is not arising from the watercourse. This can be addressed as part of the 
development works. Officer’s note that the County’s Lead Local Flood 
Authority raise no objections to the submitted details and the illustrative plan 
shows sufficient land for a SUDs system, including water storage and 
filtration, to be incorporated within the site.  

          Officers therefore consider the proposal complies with Policy S29 of the 
Allerdale Local Plan (Part 1).  

 
12.41 Policy S4 and S5 f) of the Allerdale Local Plan (Part 1) seek that development 

does any harm any natural or environmental assets. Representations by the 
Parish Council outlined their concerns on the potential pollution impact on 
Matty Beck from foul sewage from the development and the capacity of the 
local sewage works. The Environment agency have responded that they are 
satisfied that the works would comply with the permit with only one incident 
reported last year and investigated last year. 

           No reply has been received from United Utilities but officers attribute weight to 
their most recent response and that the applicant has the right to connect to 
the public sewer system for foul drainage if planning consent is granted.    

 
      Affordable Housing 
 
 12.42 As a major development, policy SA3 of the Local Plan Part 2 (now afforded 

significant weight) seeks the provision of 20% local affordable housing as part 
of the housing development i.e. 2 dwellings (rounded down from 2.4). Under 
the provisions of the NPPF 2019 at least 10% of these are to be delivered for 
low cost affordable housing. Thus the tenure mix would comprise of one low 
cost affordable unit and one social rent / offsite contribution. The applicant is 
agreeable to this provision and it can be secured under a s106 legal 
agreement. The provision meets policy SA3. 

 
Residential amenity  

 
12.43 The submitted layout plan is illustrative. The matter of any impact on 

neighbouring properties can be evaluated as part of this future application 
which will include layout and appearance. The right to a view is not a material 
planning consideration. However, the illustrative plan does show separation 
distances in excess of 21m between principal elevations and 11m between 
side and principal elevations. There is clearly potential at this density for 
residential amenity to be preserved.  
 
Broadband 
 

12.44 Modified policy SA33 of the Part 2 Local Plan advises that proposals for 
commercial development and for new residential development of 2 or more 
dwellings must demonstrate how they have liaised with broadband 
infrastructure providers, who will install the necessary broadband 
infrastructure during the construction process in order to achieve superfast (as 



defined by Government standards) fibre broadband connectivity. The policy is 
now afforded significant weight as a material consideration after being found 
sound by the Local Plan Inspector. It is not considered that this policy is 
particularly onerous and would not involve the provision of, say fibre optic 
cable, by the developer themselves. In this regard, it is fully acknowledged 
that such a requirement would prejudice the viability and, therefore, the 
deliverability of the development. This can be secured via condition. 
 
Enhanced Part M Building Regulations 
 

12.45 As members will be aware, the planning system cannot be used to secure 
requirements covered by other non-planning legislation. However, Part M of 
the Building Regulations contains a clause which permits enhanced standards 
for access into and around a dwelling to be secured at the Building Control 
stage if it is required by a planning condition. These enhanced requirements 
are set out in parts M4(2) and M4(3).  

 
12.46 Policy SA5 of the Part 2 Local Plan is now afforded significant weight. It 

requires, for developments of 10 units or more, 20% of the dwellings to be 
designed and constructed to meet the requirements set out in M4(2) (or any 
national equivalent standard should these regulations be subsequently 
reviewed). This equates to 2 dwellings in this instance and can be covered by 
a condition.  

 
Local Financial Considerations 

 
12.47 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 Balance and Conclusions 

12.1 The application has been considered against the provisions of the 
development plan in the first instance as well as all other material 
considerations. 

12.2 Thursby, as a designated Local Service Centre, represents a sustainable 
location for this scale of development. Its sustainability is further supported as 
a result of the proposed site’s location within the village. The benefits of 
providing these 12 dwellings are not outweighed by an impact, the latter being 
minimal subject to the imposition of conditions and the legal agreement.  

 

RECOMMENDATION 

That the decision to grant permission subject to conditions be delegated to the 
Planning and Building Control Manager upon the signing of a section 106 
agreement securing 2 affordable housing units on the site and the securing of 



an ecological management and maintenance scheme for public open space 
and the watercourse easement.  

 

 



Annex 1 

CONDITIONS 
 
Submission of reserved matters 
 
1. Before any works commence 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. 

 
2. The submission of all reserved matters 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 three years from the date of the grant of this 

permission, or 
b) The expiration of two years from the final approval of the 'reserved 

matters' or, in the case of approval on different dates, the final approval 
of the last such matter to be approved. 

 
 Reason: In order to comply with Sections 91 and 92 of the Town and Country 

Planning Act 1990. 
 
3.  The scale reserved matter shall include the finished floor levels of the 

proposed dwellings. The development shall be implemented solely in 
accordance with the approved level details. 

 
 Reason: To minimise the risk of flooding to the approved dwellinghouses in 

compliance with Policy S29 of the Allerdale local plan (Part 1) 
 
4. The Reserved Matter Application for appearance shall demonstrate that 

20% of the overall scheme will be designed and constructed to meet the 
requirements set out in optional Building Requirement M4(2) (or any 
equivalent standard should these regulations be subsequenetly reviewed). 
 
Reason: In order to comply with Policy SA5 of the Alerdale Local Plan Part 2. 

 
In accordance  
 
5. The development hereby permitted shall be carried out solely in 

accordance with the following plans: 
   
        Amended drawing Non1803.011 Rev B  
 



 Reason: In order to ensure that the development is carried out in complete 
accordance with the approved plans and any material and non-material 
alterations to the scheme are properly considered. 

 
 
Pre commencement conditions  
 
6.  Prior to the commencement of any development, a surface water drainage 

scheme shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall be in accordance with principles 
set out in the submitted Flood Risk Assessment, dated 7 June 2019, 
proposing surface water discharging into the Matty Beck to the south of 
the site. The submitted details shall include measures to mitigate any 
negative impact of surface water from the development on flood risk 
outside the development boundary. 

         No surface water will be permitted to drain directly or indirectly into the 
public sewer. Any variation to the discharge of foul shall be agreed in 
writing by the Local Planning Authority prior to the commencement of the 
development.   

 The development shall be completed in accordance with the approved 
details prior to the occupation of any dwelling on the site.  

 
 Reason: To promote sustainable development, secure proper drainage and to 

manage the risk of flooding and pollution in compliance with Policy S29 of the 
Allerdale local plan (Part 1).  
 

7. No development shall take place until a Construction and Demolition 
Method Statement has been submitted to and approved in writing by the 
Local Planning Authority. The statement shall include the following: 

 
a)  Traffic Management Plan to include all traffic associated with the 

development, including site and staff traffic; 
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 safeguarding the amenity of the occupiers of 
neighbouring properties and minimising any impact on protected species during 
the construction works of the development hereby approved, in compliance with 
the National Planning Policy Framework and Policy S32 and S35 of the 
Allerdale Local Plan (Part 1), Adopted July 2014 and in the interests of highway 
safety. 

 
8.  No development approved by this permission shall commence until a 

desktop study has been submitted to and approved by the Local Planning 
Authority. Should the preliminary risk assessment identify any potential 
contamination which may affect human health, controlled waters or the 
wider environment, all necessary site investigation works within the site 
boundary must be carried out to establish the degree and nature of the 
contamination and its potential to pollute the environment or cause harm 
to human health. The scope of works for the site investigations should be 
agreed with the Local Planning Authority prior to their commencement. 

 
 Reason:  To minimise any risk during or post construction works arising from 

any possible contamination from the development to the local environment in 
compliance with the National Planning Policy Framework and Policy S30 of the 
Allerdale Local Plan (Part 1), Adopted July 2014. 

 
9.     No development shall commence within the site until the applicant has 

secured the implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved by the Local Planning Authority. 
This written scheme will include the following components: 

 
a) An archaeological evaluation; 
b) An archaeological recording programme the scope of which will be    

dependent upon the results of the evaluation; 
 

Where significant archaeological remains are revealed by the programme 
of archaeological work, there shall be carried out within one year of the 
completion of that programme on site, or within such timescale as 
otherwise agreed in writing by the LPA: a post-excavation assessment 
and analysis, preparation of a site archive ready for deposition at a store 
approved by the LPA, completion of an archive report, and submission of 
the results for publication in a suitable journal. 
 
Reason: To afford reasonable opportunity (prior to the excavation/disturbance 
of the site and any loss/damage to any potential important remains) for an 
examination to be made to determine the existence of any remains of 
archaeological interest within the site and for the examination and recording of 
such remains in compliance with policy S27 of the Allerdale local plan (Part 1). 
 

10.  Prior to the commencement of development, a detailed method statement 
for the removal or long term management / eradication yellow archangel 
on the site shall be submitted to and approved in writing by the Local 



Planning Authority. The method statement shall include proposed 
measures to prevent the spread of yellow archangel during any 
operations such as mowing, strimming or soil movement. It shall also 
contain measures to ensure that any soils brought to the site are free of 
the seeds / root / stem of any invasive plant covered under the Wildlife 
and Countryside Act 1981. Development shall proceed in accordance with 
the approved method statement.  

 
 Reason: Yellow archangel is a non-native invasive plant, the spread of which is 

prohibited under the Wildlife and Countryside Act 1981. Without measures to 
prevent its spread as a result of the development there would be the risk of an 
offence being committed and avoidable harm to the environment occurring.  

 
11. The carriageway, footways & footpaths, shall be designed, constructed, 

drained and lit to a standard suitable for adoption and in this respect 
further details, including longitudinal/cross sections, shall be 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. These details shall be in accordance with the standards laid 
down in the current Cumbria Design Guide. Any works so approved shall 
be constructed before the development is complete. 

 
Reason: To ensure a minimum standard of construction in the interests of 
highway safety. 

 

12. The development shall not commence until visibility splays providing 
clear visibility of 31.0 x 2.4 x 30.0 metres measured down the centre of the 
access road and the nearside channel line of the major road have been 
provided at the junction of the access road with the county highway. 
Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 1995 (or any Order revoking and 
re-enacting that Order) relating to permitted development, no structure, 
vehicle or object of any kind shall be erected, 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 and to accord with policy S22 of the 
Allerdale Local Plan Part 1 2014. 

 
13. Development shall not commence until a Construction Phase Traffic 

Management Plan has been submitted to and approved in writing by the 
local planning authority. The CTMP shall include details of: 

 
a) pre-construction road condition established by a detailed survey 

for accommodation works within the highways boundary 
conducted with a Highway Authority representative; with all post 
repairs carried out to the satisfaction of the Local Highway 
Authority at the applicants expense; 



b) details of proposed crossings of the highway verge; 
c) retained areas for vehicle parking, manoeuvring, loading and 

unloading for their specific purpose during the development; 
d) cleaning of site entrances and the adjacent public highway; 
e) details of proposed wheel washing facilities; 
f) the sheeting of all HGVs taking spoil to/from the site to prevent 

spillage or deposit of any materials on the highway; 
g) construction vehicle routing; 
h) the management of junctions to and crossings of the public 

highway and other public rights of way/footway; 
i) surface water management details during the construction phase 

  
Reason: In the interests of highway safety and to accord with policy S22 of the 
Allerdale Local Plan Part 1 2014. 
. 

 
During works / Prior occupation conditions 
 
14.  Prior to occupation of the development a sustainable drainage 

management and maintenance plan for the lifetime of the development 
shall be submitted to the local planning authority and agreed in writing. 
The sustainable drainage management and maintenance plan shall 
include as a minimum:  

 
a.  Arrangements for adoption by an appropriate public body or 

statutory undertaker, or, management and maintenance by a 
resident’s management company; and  

b.  Arrangements for inspection and ongoing maintenance of all 
elements of the sustainable drainage system to secure the operation 
of the surface water drainage scheme throughout its lifetime.  

 
The development shall subsequently be completed, maintained and 
managed in accordance with the approved plan.  
 

 Reason: To ensure that management arrangements are in place for the 
sustainable drainage system in order to manage the risk of flooding and 
pollution during the lifetime of the development. 

 
15.  No dwellinghouses shall be sited within an easement strip of 3 metres 

either side of the centre line of the existing water mains traversing across 
the site.  

 
 Reason: In order to protect the existing drainage infrastructure services on the 

site.  
 
16.  The development shall be undertaken in accordance with the mitigation 

measures specified within the recommended mitigation measures under 
Chapter 7 of the Ecological Appraisal prepared by Hesket Ecology dated 
2019. 

 



 Reason: In the interests of safeguarding ecological interests during the 
construction works of the development hereby approved, in compliance with the 
National Planning Policy Framework and Policy S35 of the Allerdale Local Plan 
(Part 1), Adopted July 2014. 

 
17.  Should land affected by contamination be identified under the desktop 

study condition 7 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. 

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

 
19.  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 work 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. 

 
20. No dwelling hereby approved shall be occupied until the sites frontage to 

Church Lane is widened to a minimum of 4.8m and a 2.0m wide footway is 



constructed along the same frontage together with a link footway of 
varying width linking the new footway to the existing nearside footway to 
the east of the site frontage. 

 
Reason: In the interest of highway safety and to provide a sustainable 
pedestrian link to the village centre and to accord with policy S22 of the 
Allerdale Local Plan Part 1 2014. 

 
21. Prior to the first occupation of each dwelling, details for that dwelling shall 

be submitted to and approved in writing by the local planning authority of 
either:- 

  
a)   Evidence that the applicant will provide onsite access to broadband 
infrastructure providers during the construction process to allow the 
providers to install the necessary broadband infrastructure; or 
  
b)     Evidence, following contact with broadband infrastructure providers, 
that it is not practicably or viably possible to install broadband 
infrastructure to achieve superfast (as defined by Government standards) 
fibre broadband connectivity. 

 
Reason: To seek to secure sustainable superfast (as defined by Government 
standards) fibre broadband connectivity in accordance with policy SA33 of the 
modified Submission Draft of the Allerdale Local Plan Part 2 (2018). 

 
 
 

  



 

  



 



 


