
Allerdale Borough Council 
 

Planning Application FUL/2019/0265 
 

Development Panel Report 

 
Reference Number: OUT/2020/0009 

Valid Date: 5/3/2020 

Location: Rectory Lodge, Gilcrux, CA72QN 

Applicant: Miss J McNichol 

Proposal: Outline application for a detached dwelling 
considering access, layout and landscaping 
(resubmission OUT/2019/0005). 

 

RECOMMENDATION 

Grant permission subject to conditions  

 

1.0 Summary 

Issue Conclusion 

Principle of Development It is a sustainable location, well related to 
the existing built form of the village with no 
adverse impact upon settlement character 
or highway safety. 
The single dwelling is commensurate with 
the small scale development of the village 
as a Limed Growth settlement. The 
benefits arising from the supply of one 
dwelling are not significantly or 
demonstrably outweighed by the impacts. 

Layout and Landscaping Considering this small plot, layout and 
traditional hedgerow landscaping, 
landscape and settlement character are 
not significantly harmed with the rural 
gateway setting preserved and with an 
enhancement to biodiversity. Wider views 
and landscape character are not affected. 
 

Access The Highway Authority has considered the 
matter of visibility splays against the minor 
nature of the road and volumes of traffic. A 
speed survey is not deemed necessary. 
The access is therefore acceptable subject 
to appropriate conditions to implement and 
safeguard the existing achievable visibility 



splays, restrict any gates to inward 
opening and secure a bound surface 
treatment and highway drainage. 
 

Existing Equestrian Building This building in the applicant’s ownership 
is to be part of the development site and 
for domestic purposes only. As such 
residential amenity is not compromised for 
the owner/occupier. This domestic use can 
be conditioned to avoid any commercial 
activity. 
 

 

 
2.0 Proposal 
 
2.1 The Plans for consideration are:- 
 
           Location Plan/Block Plan/ Visibility Splay Drawing (amended plan 18/5/2020) 
 
 The submission is available to view at:- 
 
 https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=

226510 
 
2.2 The application has been referred to Development Panel as a departure to the 

Allerdale Local Plan (Part 1) Adopted 2014 (with reference to the saved 1999 
settlement limits). 

 
2.3      The application has been amended since the previous withdrawal (see section 4) 

and now offers the access, layout and landscaping for consideration. This allows 
for a fuller assessment of the application and its potential impacts 

 
 
3.0 Site 

 
3.1  The site is currently used as rough pasture and enclosed by a traditional 

hedgerow and modern roadside metal fence. As such the site is considered a 
‘gateway site’ to the village with a significant rural setting. 

 
3.2   The host dwelling, Rectory Lodge, is adjacent with other dwellings nearby at the 

edge of the settlement. A fish farming enterprise is opposite the site. 
 
 
 
 
 
 

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226510
https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226510


4.0 Relevant Planning History 
 

4.1  Outline application OUT/2019/0005 was withdrawn due to issues raised by the 

officers regarding landscape impact and highway safety. 

 
5.0 Representations 

 
Gilcrux Parish Council  

 
5.1 The Parish Council has raised no objection 
 

ABC Environmental Health 
 

5.2 No objection subject to standard contaminated land conditions. 
 
Cumbria County Highways/Local Lead Flood Authority  

 
5.3 No objections subject to conditions 
 

County Fire Service  
 

5.4 No objection. 
 
          County Minerals and Waste Authority 
 
5.5     No objections and no impact on local minerals resources. 
 
           United Utilities 
 
5.6      Standing advice regarding sustainable drainage options 
 
 Other representations  

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

letter.  
 
5.7      No representations have been received. 
 
 
6.0 Environmental Impact Assessment 

6.1 With regards to the duties contained within the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, the development is not 
considered EIA development requiring an Environmental Statement 

 
 
 
 
 



7.0 Development Plan Policies 
 

Allerdale Local Plan 1999 (Saved Settlement Limits) 
 

7.1 The site is outside of the saved settlement limits.  
 
Allerdale Local Plan (Part 1) 
 

7.2 The following policies are considered relevant:- 
 

S1 - Presumption in favour of sustainable development 
  S2 – Sustainable developmentr principles 
  S3 – Spatial strategy and growth 

S4 – Design principles 
S5 – Development principles 

  S29 – Flood risk and surface water drainage 
  S30 – Reuse of land 
 S32 – Safeguarding amenity 

S33 - Landscape 
           S35 – Protecting and enhancing biodiversity and geodiversity 

S36 Air water and soil quality   
  DM14 – Standards of good design 
     DM17 – Trees and Hedgerows 

 
The policies can be viewed via the following link:- 
 
https://www.allerdale.gov.uk/en/planning-building-control/planning-policy/local-
plan-part-1/ 
 

 
8.0 Other material considerations 
 

Allerdale Borough Local Plan (Part 2) Submission Draft 
 
8.1 The site is outside of the settlement limits. A single dwelling falls below the 

thresholds for policy SA3 (affordable dwellings), SA5 (enhanced Building 
Regulations Part M accessibility) and SA33 (Broadband).  

 
National Planning Policy Framework (NPPF) (2019) 
 

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

 
8.3 Paragraph 11 (d) states that: 

 
“where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, permission should 
be granted unless:- 

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/


 
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.” 
 

8.4 The NPPF is available to view at:- 
 

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

 
Allerdale Borough Council Plan 2019-2023 

 
8.5 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. 

 
8.6 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. 

 
 
9.0 Policy weighting 
 
9.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, 

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

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

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

 (i) policies in the Framework that protect areas or assets of particular importance 
would result in the refusal of this application; or 

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


(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). 

9.4   A further material consideration is the appeal decision for land at Little Broughton 
(PINs ref APP/G0908/W/17/3183948) which specifically addressed the weighting 
afforded to development plan policies in the context of paragraphs 215 and 14 of 
the former NPPF. In brief, as a result of this appeal decision, it is accepted that 
development needs to come forward beyond 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 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 either d) (i) or d)(ii) of paragraph 11 of the NPPF is engaged. 

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

 
9.6 Weight can also be afforded to emerging plans as a material consideration, that 

weight dependent 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.  

 
9.7 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 towards 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).  

 
9.8 It is advised that the balance will change when Part 2 is adopted and assumes 

primacy alongside Part 1 of the Local Plan.” 
 
  
 
 
 
 
 



10.0 Assessment: 
 

Principle of Development 
 

10.1 The application is essentially subject to policies S1, S2, S3 and S5 of the 
Allerdale Local Plan (ALP). Policy S3 clearly sets out the hierarchy of settlements 
across the district for the delivery of sustainable residential development to meet 
the Council’s housing strategy and maintain a balanced five year land supply. 

 
10.2   Gilcrux, along with a number of other villages, is identified as a Limited Growth 

Village in tier 4 of the hierarchy. Tier 4 villages, together with those in Tier 5, are 
expected in accordance with Policy S3, to accommodate sites for 6% of the new 
dwellings required in the period up to 2029. Subject to certain criteria, Policy S5 
indicates new development will be concentrated within the physical limits of such 
locations, providing that the scale of the development proposed is commensurate 
to the size of the settlement and reflects its position within the hierarchy overall. 

 
10.3 The site falls outside of the existing and proposed settlement limits of Gilcrux. 

The Broughton appeal referenced above clarified that these settlement limits are 
considered to be out of date and afforded little weight in the case of the 
development plan. For the emerging plan, as explained in the “Weighting” section 
above, the need to meet the trajectories and the presumption in favour of 
development (policy S1 of the adopted Plan) take precedence and are afforded 
even more weight than the significant weight afforded to the new settlement 
limits. As also explained in the “Weighting” section, this will change upon the 
adoption of Part 2 (when it also becomes part of the development plan with equal 
primacy), but this is not due until after this meeting of the Development Panel.     

 
10.4 The provisions of paragraph 11 (d)(ii) of the NPPF are thus engaged and the 

tilted balance applies. In this regard there are no applicable policies in this 
instance that protect areas or assets of particular importance which would result 
in the refusal of this application (as will be demonstrated in this section). 
Paragraph 11(d)(i) of the NPPF is therefore not applicable. As such, members 
need to consider whether the benefits arising from the supply of this house are 
outweighed by any significant and demonstrable impacts.  

 
10.6 The sustainability (or otherwise) of the site’s location for housing is one of the key 

factors in determining the level of benefit and impact. Policy S2 of the Allerdale 
Local Plan, (Part 1) focuses on the promotion of sustainable development. The 
settlement of Gilcrux is supported by an existing church, village hall, restaurant 
and public house. With only 1 bus service per week, there is no doubt that the 
majority of local facilities/services will have to be accessed by car in Maryport or 
Cockermouth (or limited facilities in Dearham and Aspatria – the primary school 
is at Oughterside, 2 miles away). There is a balance to be made here, one which 
is repeated countrywide; does the relative lack of services render the village 
unsustainable or is more housing required to provide a viable basis for retaining 
the services that do exist and the ability for more services to be supported in the 
future?  

 



10.7 The S3 hierarchy makes it clear that a commensurate level of growth is 
necessary and beneficial to supporting the services on offer and giving the 
potential for more to come. The village services are acceptably accessible by foot 
from the site taking into account distance, topography and road character and so 
there is a degree of sustainability arising from this location. It is a site well related 
both physically and functionally to the main body of the village and the services it 
provides.  

 
10.8 In terms of the level of growth, 1 dwelling is proposed. According to the 2011 

Census (the latest data available), Gilcrux has a population of 299 within 132 
households. 1 dwellings represents 0.7% growth. This is far below the 6% 
envisaged for such Limited Growth Villages but it is acknowledged that there 
have also been other dwellings granted in the village during the Plan period, 
most noticeably the 13 granted at the last meeting of this Panel. The cumulative 
increase far exceeds 6%.  

 
10.9 This suggests a degree of overdevelopment when considered against the 

services that the village provides. The fact that part of the site lies beyond the 
Part 2 settlement limit also suggests that there is degree of unsustainability 
arising from the site location although it is suggested that this may be more to do 
with visual containment and landscape factors than distance to services 
(landscape and visual amenity being assessed later in this report). 

 
10.10 Furthermore, the 6% limit is not a ceiling and one cannot discount and must 

afford weight to the overall supply across the Borough falling short of the Local 
Plan’s trajectories. Whilst a single dwelling will not, in itself, make a marked 
contribution to the supply, it is noticeable that such plots cumulatively do make up 
a not insubstantial percentage of the dwellings being constructed. As such there 
are benefits to continuing to grant permissions for plots such as this one in 
advance of Part 2 being adopted where the proposal accords with the principles 
of sustainability. 

 
 Layout, Landscaping and visual impact 
 
10.11 For landscape, policy S33 of the Part 1 Local Plan is relevant. The acceptability 

of the development in terms of landscape impact will largely rest upon the 
acceptability of the scale and appearance of the new buildings as well as 
landscaping. 

 
10.12 A small footprint of dwelling is proposed set back into the site with frontage 

parking and outside space. A far smaller plot size is planned than that previously 
submitted. The landscaping scheme provides a traditional hawthorn/blackthorn 
hedge on the two open sides. A low wall will replace the unsightly existing metal 
fence at the site frontage. 

 
10.13 Considering this smaller plot, layout and landscaping, the landscape and 

settlement character are not significantly harmed with the rural gateway setting 
preserved and with an enhancement to biodiversity. Of particular note is the 
visual containment of the site by the road on two sides and existing development 
on the third. The fourth (northern) boundary will be marked by the 



aforementioned landscaping ensuring that the transition to the countryside 
beyond is more sensitive and appropriate than the existing change between open 
ground and the rather industrial looking, modern buildings currently providing the 
edge to the built envelope.  

 
10.13 Turning to visual impact, as one approaches from Oughterside, the hedge on the 

western side of the lane provides good year round screening and it is only when 
one is very near to the bend that the site is seen. By this time the existing edge of 
the village is already evident. As such there is no perceived visual encroachment 
into the countryside.  

 
Access 

 
10.14 Streetlights and segregated footways are not available until one is on the main 

east-west thoroughfare in the village. The absence of them does not render the 
development unsustainable, especially for just a single dwelling with its minimal 
vehicular traffic generation. The provision of access of such highways 
infrastructure would therefore be unreasonable. Furthermore, it would 
undesirably suburbanise the character of this part of the settlement. 

 
10.15 The residual trips by car relied upon by the development need to be undertaken 

safely with ingress and egress to the site being relevant for this planning 
application. Vision has also improved since the last application with visibility 
splays shown and adequate parking and turning within the site. The access is 
existing and serves as an agricultural access to the field. This factor has 
significant weight regarding the assessment of potential traffic movements and 
highway safety. The access visibility distances west and east are naturally 
shortened by sharp bends in the road that act as natural traffic calming regarding 
speed. The splays achievable are considered acceptable for the nature of the 
road in question. Indeed, the Highway Authority has considered matters at some 
length and have confirmed that standard maximum visibility splays are not 
necessary. This judgement has been reached without the need for a speed 
survey. 

 
10.16 The existing fence is to be removed and replaced with a 1 metre high wall thus 

not affecting visibility. The visibility to the east is all within highway and highway 
verge requiring no condition. Conditions to restrict any gates to inward opening 
and secure a bound surface treatment and highway drainage are also required. 

 
          Design and Appearance 
 
10.17 This is a reserved matter. However an appropriate rural house type as a single or 

two storey property is considered achievable subject to final details. No 
parameters are considered necessary to be set as conditions of an outline 
permission.  

            
           Existing Equestrian Building 
 
10.18 A matter that caused concerns at the previous application stage was the 

equestrian building at the site. 



 
10.19 This building provides stabling for horses in the applicant’s ownership. Rather 

than exclude the stable from the development it is now within the red line of the 
development as an associated domestic stable building. Being under the control 
of the owner/occupier of the site there is no longer an issue of residential impact 
that would have arisen with separate owned planning units. The matter of odour 
and disturbance is no longer a material consideration 

            
           Residential Amenity 
 
10.20 The siting of the dwelling is acceptable with regard to the adjacent host dwelling 

Rectory Lodge with adequate separation and an intervening building. The other 
dwellings near opposite will not be affected. 

 
10.21 The layout provided provides an appropriate level of private amenity space for 

future residents of the dwelling. 
 
10.22 It is advised that a construction management plan is necessary given that there 

is a dwelling on the opposite side of the road and construction traffic must travel 
either through the village in close proximity of existing dwellings or via 
Oughterside, again close to dwellings (the other route westwards A596 to the 
after the Ellen bridge is narrow and unlikely to be used).  

 
 Flood Risk and Drainage 
 
10.23 Policy S2 and S29 of the local plan seek to minimise the risk to people and 

property as a result of flooding and ensure that development would not increase 
the risk of flooding elsewhere. Similarly, paragraph 155 of the NPPF directs 
development away from areas of highest risk through the implementation of the 
sequential test.  

 
10.24 The site is in Flood Zone 1 as defined by the Environment Agency Flood Maps 

and is therefore at the lowest probability of flooding and passes the sequential 
test. 

 
10.25   Foul drainage can be achieved to the main sewer. 
 
10.26   Surface water drainage is required to follow the sustainable hierarchy with 

soakaway or watercourse preferred before drainage to the highway drain or 
combined sewer.  With no convenient watercourse, the applicant has confirmed 
surface water drainage to a soakaway under attenuation. Percolation tests have 
not been provided. However, with such expansive land holdings to the rear of 
the site, the applicant can realistically achieve a herringbone soakaway system 
or similar to meet Building Regulations requirement. This has been agreed on 
similar applications in the Borough. The matter can be conditioned fully as is 
normal Council procedure. 

 
 
 
 



Ecology 
 

10.27 Policies S2, S35 and S36 seek to promote sustainable development whilst 
protecting and enhancing biodiversity assets and water quality within the Plan 
area. In this instance this is small area of species poor grassland, bordered by 
estate railings. The provision of landscaping on the northern boundary will 
enhance the biodiversity value of the site. 

 
 Contamination 
 
10.28 The Council’s Environmental Health officer has advised the need for conditions 

in relation to contamination, policy S36 of the Local Plan Part 1 being 
applicable. The need derives from the proximity of the equestrian buildings and 
farming uses. Conditions are considered necessary and reasonable, relevant to 
planning and the development concerned. 

 
            Local Financial Considerations 
 
10.29 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. 

 
 
11.0 Balance and Conclusions  
 
11.1 The application has been considered against the provisions of the development 

plan in the first instance as well as all other material considerations. It is noted 
that there are some conflicts with the adopted development plan, most noticeably 
the expected growth in this Limited Growth Village across the Local Plan Part 1 
period (S3) as well as being beyond the 1999 settlement limits. However, due to 
other material considerations such as the Little Broughton appeal decision cited 
in the report and the NPPF, the 1999 limits are afforded little weight. The S3 
growth is also not a ceiling and the development’s proposed level of growth and 
location has been shown to have a level of sustainability. There are also the 
benefits accrued from the contribution of the dwelling to the overall housing 
supply for the Borough, especially when many draft housing allocations are not 
being delivered. At first sight a single dwelling’s benefit to supply can be seen as 
minor but the contribution of such plots in the absence of Part 2 of the Local Plan 
being adopted and allocations coming forward, cannot be underestimated. 
Weight is therefore afforded to this benefit. Impacts can be mitigated by condition 
or are integral to the proposal, including the provision of the landscape 
enhancements to the northern boundary. The latter is a further benefit. As such 
the benefits are not outweighed by any significant or demonstrable impact. 

  
 
 
RECOMMENDATION 
 
Grant permission subject to conditions  



Annex 1 

CONDITIONS 
 
Time Limit: 
 
1. The submission of all reserved matters (scale and appearance) 

applications shall be made no later than the expiration of 3 years 
beginning with the date of this permission and the development shall 
begin no later  than whichever is the later of the following dates: 

 
 a) The expiration of 3 years from the date of the grant of this permission, 

or  
 
 b) The expiration of 2 years from the final approval of the reserved  

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

            
           Reason: In order to comply with 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: 
 
           Location Plan/Block Plan/ Visibility Splay Drawing (amended plan 

18/5/2020) 
 
           Reason: In order to ensure that the development is carried out in complete 

accordance with the approved plans and any material and non-material 
alterations to the scheme are properly considered. 

 
3.       The landscaping boundary treatment hereby approved shall be carried 

out in the first planting season following completion of the development 
and any specimens 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. 
 
 
 
Pre-commencement conditions: 
 



4. Before any development commences details of the scale and appearance, 
(hereinafter called 'reserved matters') shall be submitted to and approved 
by the Local Planning Authority.                                                                         

 
           Reason: The application has been submitted as an outline application, in 

accordance with the provisions of the details of the Town and Country Planning 
(Development Management Procedure) Order 2015 

 
 
5.        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, off-site parking, turning and 
compound areas; 
(b) Procedure to monitor and mitigate noise and vibration from the 
construction and demolition and to monitor any properties at risk of 
damage from vibration, as well as taking into account noise from vehicles, 
deliveries. All measurements should make reference to BS7445. 
(c) Mitigation measures to reduce adverse impacts on residential 
properties from construction compounds including visual impact, noise, 
and light pollution. 
(d) A written procedure for dealing with complaints regarding the 
construction or demolition; 
(e) Measures to control the emissions of dust and dirt during 
construction and demolition; 
(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 highway safety and safeguarding the amenity of the 
occupiers of neighbouring properties during the construction works of the 
development hereby approved, in compliance with the National Planning Policy 
Framework and Policy S32 of the Allerdale Local Plan (Part 1), Adopted July 2014. 

 
6.     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. 

 
7.     Should land affected by contamination be identified under the desktop study 

condition 6, 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. 

 
8.     Before development commences, full details of the proposed surface water 

drainage system shall be provided to the Local Planning Authority and 
approved in writing. The drainage shall be based upon the sustainable 
hierarchy of drainage and details shall be provided regarding their future 
management and maintenance. Foul and surface water drainage shall be on 
separate systems. In the event that surface water relies on a connection to 
the public sewer, details shall be provided to demonstrate a discharge rate 
of no greater than 5l/sec. The drainage systems shall be fully implemented 
and operational as approved before the dwelling is occupied and retained as 
such thereafter.                                                                                                                    

 
        Reason : In the interests of achieving a satisfactory standard of drainage. 
 
 
 

Post-commencement/Pre use commencing conditions: 
 
9. With regard to condition 3 above, the approved hedgerow boundary 

treatment shall not be removed or replaced without the prior written 
consent of the Local Planning Authority.                                                                                                     
Reason: In order to enhance the appearance of the development and 
minimise the impact of the development in the locality.                               

 
           Reason: In order to enhance the appearance of the development and 

minimise the impact of the development in the locality. 
 
 
10.     Should a remediation scheme be required under condition 7, 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. 

 
11.      In the event that contamination is found at any time when carrying out the 

approved development that was not previously identified it must be 
reported immediately to the Local Planning Authority. Development on the 
part of the site affected must be halted and a risk assessment carried out 
and submitted to and approved in writing by the Local Planning Authority. 
Where unacceptable risks are found remediation and verification schemes 
shall be submitted to and approved in writing by the Local Planning 
Authority. These shall be implemented prior to the development (or 
relevant phase of development) being brought into use. All works shall be 
undertaken in accordance with current UK guidance, particularly CLR11.                                                                                                         

 
           Reason: To minimise any risk arising from any possible contamination from the 

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

 
12.     The development shall not be commenced until the visibility splay to the 

west as shown on the approved plan has been provided at the junction of 
the access road with the County highway. Notwithstanding the provisions 
of the Town and Country Planning (General Permitted Development) Order 
2015 (or any Order revoking and re-enacting that Order) relating to 
permitted development, no structure, or object of any kind shall be erected 
or placed and no trees, bushes or other plants which exceed 1m in height 
shall be planted or be permitted to grow within the visibility splay which 
obstruct the visibility splay.                                                                                                                     

 
           Reason: To ensure an acceptable standard of highway access during the 

construction and operational use of the site, in compliance with the National 
Planning Policy Framework and Policy S2 of the Allerdale Local Plan (Part 1), 
Adopted July 2014. 

 
13.     The access drive shall be surfaced in bituminous or cement bound 

materials, or otherwise bound, and shall be constructed and completed 
before the development is brought into use. This surfacing shall extend for 
a distance of at least 5 metres inside the site, as measured from the 
carriageway edge of the adjacent highway.                                                                                                    

 
          Reason: In the interests of highway safety. 
 
14.      Details of all measures to be taken by the applicant/developer to prevent 

surface water discharging onto or off the highway shall be submitted to the 
Local Planning Authority for approval prior to development being 
constructed above plinth level. Any approved works shall be implemented 



prior to the development being completed and shall be maintained 
operational at all times thereafter.                                                                                                                        

 
           Reason: In the interests of highway safety and environmental management. 
                        

. 
 
 
Other  
 
15.  The existing equestrian building as shown on the approved plans shall only 

be used as such for domestic purposes or other ancillary domestic 
storage. There shall be no commercial use of any kind.                                                       

 
           Reason : In the interests of adjacent residential amenity and highway safety. 
 
16.      Access gates, if provided, shall be hung to open inwards only away from 

the highway. 
            
           Reason : In the interests of highway and pedestrian safety. 
 



 



 


