
Allerdale Borough Council 
 

Planning Application OUT/2019/0036 
 

Development Panel Report 

 
Reference Number: OUT/2019/0036 

Valid Date: 19/11/2019 

Location: Land opposite Blencogo Farm, Blencogo.  

Applicant: Mrs E Beaty  

Proposal: Residential development for up to four new dwellings 
(access to be considered and not reserved for 
subsequent approval).  

 

RECOMMENDATION                

That the decision to grant permission subject to conditions be delegated to the 
Planning and Building Control Manager upon the expiration of the publicity 
period relating to the matter of access.  

 

1.0 Summary 

Issue Conclusion 

Principle of Development Blencogo is designated as a Limited 
Growth Village and therefore is recognised 
as an acceptable sustainable location for 
further housing growth. The site is abuuted 
on three sides by built development and 
within walking distance of the facilities 
Blencogo offers e.g. the Village Hall.   

The development is a departure to the 
development plan as it lies beyond the 
saved settlement limits of the 1999 
Allerdale Local Plan. However, for the 
reasons detailed in this report, the 
principle is acceptable; the settlement 
limits are out of date and afforded little 
weight and there are benefits derived from 
the granting of permission which are not 
significantly or demonstrably outweighed 
by impacts.  

Landscape and Character The proposed site infills a gap within the 
village pattern and is therefore contained 
within the existing linear envelope. There 



will be no unacceptable projection of built 
development into the open countryside. 

The part retention and part replacement of 
the front hedgerow will assist in retaining 
the rural streetscape character.  

Highway safety On balance, despite the comments of the 
highway authority, the proposed details 
are considered acceptable, with 
appropriate visibility splays reflecting those 
for a village benefiting from a speed limit. 

 

 
2.0 Proposal 

 
2.1 The application seeks outline consent for upto 4 dwellings with all matters 

reserved except access. The proposal was originally for 5 dwellings but the 
description and illustrative plan were amended during the course of the 
application. 

 
2.2 The drawings and submissions for consideration are:- 
 

 D&A Statement 

 1871-001 Rev E Revised outline site proposal 30/04/20 (for illustrative 

purposes only except for the access details). 

 Location Plan 

 

 The submission details can be viewed via the following link:- 

 

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

219578 

 

 

3.0 Site 
 

3.1 The site is a linear pasture adjacent to the highway (running north-south). It is 
elevated above the highway and is bordered by hedgerow and trees. 
 

3.2 There is existing housing located beyond the southeast, southwest and 
northwest boundaries.  To the northeast is a field in agricultural use. A large 
mature tree, which abutted the highway, has recently been felled due to its 
condition following storm damage.  

 

 

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219578
https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219578


4.0 Relevant Planning History 
 

4.1 There is no relevant planning history for the site. Dwellings have been granted 
during the adopted Local Plan period (2011-2029) including:- 

 
a) Seven at the western end of the village on the road to Bromfield (refs 

2/2013/0811, 2/2016/0703, 2/2016/0731, 2/2018/0438, FUL/2019/0024 
and FUL/2019/0126); 

b) Four to the east of the Village Hall (2/2014/0301 and OUT/2019/0246); 
c) One adjoining the former New Inn (FUL/2019/0130); 
d) The change of use of the New Inn itself to a dwelling (2/2013/0831); and  
e) One to the rear of the main street on the north side of the village at 

Blencogo Farm (2/2012/0326), albeit this dwelling was for an agricultural 
worker.  

 
 
5.0 Representations 

Bromfield Parish Council 

15.5.20 

5.1 Following receipt of the amended details, the Parish Council’s 
comments/objections still stand as previously submitted. In addition, the Council 
seek that Allerdale members undertake a site visit. 

27.4.20 

5.2 Following receipt of the amended details, the Parish Council’s 
comments/objections still stand as previously submitted.   

 11.12.19 

5.3 The Parish Council object on the grounds of the access to the site, due to the 
narrowness of the road and steep slope, with added pressure on existing 
strained services.  

Cumbria County Highways/Lead Local Flood Authority  
 
26.5.20 

 
5.4 The development of this site from a Lead Local Flood Authority point of view 

show that the soakaway testing has been carried out at an infiltration rate that is 
far from ideal, particularly with ground water apparent in the bottom of the trial 
holes. However, as United Utilities has a sewer crossing the site, a combination 
of the two with the UU sewer as a secondary overflow would be an acceptable 
arrangement subject to UU agreement and the imposition of a suitable condition 
for more details to be agreed.  

 



5.5 The amended proposed layout plan shows the junction extending into the site 
from the existing carriageway edge. This is acceptable.   

 
5.6 The junction visibility splays should be 60m in length and not the 45m shown on 

the plan unless the applicant has undertaken a speed survey; the amendments 
to the access layout should secure the 60m minimum requirement which can be 
shown on the plan.  

 
5.7 The gradient of the access should be 1 in 20 for the first 5m, this should be 

identified on the drawing.  
 
5.8 The proposed realigned hedge should be a minimum of 3m back from the 

carriageway edge including the access bell mouth to secure inter-visibility of 
manoeuvring vehicles and pedestrians on the realigned footpath. The realigned 
footpath through the site should be extended back out to the carriageway edge of 
the public highway through the gateway adjacent to plot 4, securing the right of 
way. 

 
 16.4.20 
 
5.9 It would appear that the proposed layout plan shows the junction extending into 

the carriageway; this is not acceptable and needs to be moved back in line with 
the existing channel line/carriageway edge.   

 
5.10 The junction visibility splays should be 60m in length and not the 45m shown on 

the plan unless the applicant has undertaken a speed survey. In either event, 
given the ground levels and the proposed retention of the existing frontage hedge 
line, it will make securing of the required visibility splays impractical and likely to 
result in an access that would be dangerous and prejudicial to highway safety. 
For this reason we recommend refusal of the application 

 
ABC Environmental Health  

 
5.11 Comment would centre upon the protection of amenity for the proposed 

development. It is unclear from the application if there is animal housing or slurry 
storage in proximity to the proposal.  

United Utilities  

5.12 No objections subject to drainage conditions. Also advise that a public sewer and 
rising main traverses across the site and they require a 3m easement on each 
side of the sewer/rising main. 

Environment Agency  

5.13 Seek compliance with the National drainage hierarchy and outline their 
respective permit regulations. 

 



Cumbria County Fire service  

5.14 No objections – promote the use of sprinklers in any future development. 

 Other representations 

5.15 The application has been advertised by site notice and neighbour letter. Twenty 
letters of objection from six properties were received on the grounds of: 

a) No local shop and buses are infrequent; 
b) Question whether any of the properties will be affordable; 
c) The proposal is a departure to the Allerdale Local Plan as the site is 

outside of the settlement limits; 
d) Unsold properties elsewhere in the village - no need for additional houses; 
e) Likely to result in future amendments for more dwellings;  
f) Adverse impact on the appearance of the lane; 
g) The land bounding to the SE is believed to be common land  
h) Loss of open space; 
i) The site levels are 1m higher than the highway which will impact on the 

access and result in overlooking which will also require the removal of the 
banking; 

j) Traffic speeds exceed 30mph along the road frontage- no speed survey; 
k) The existing highway is narrow, with local knowledge of speeding traffic 

(including articulated lorry and tractor movements); 
l) Increased construction traffic to the detriment of highway safety; 
m) The proposed access is close to a bend with restricted visibility with the 

highway being used as a rat run by lorry traffic; 
n) The siting of the footpath is vague encroaching into the highway and 

covering a drain; 
o) Reduced width of carriageway with the verge being incorporated into the 

application site; 
p) Footpath through the estate would be like walking through private 

gardens; 
q) Question whether the footpath will be retained as part of the development 

or similar to another development in the village be removed from the 
scheme; 

r) The southern footpath entrance is not onto the highway but onto a 
common area of land footpath; 

s) Question whether the cul de sac highway can accommodate large 
vehicles; 

t) Inaccuracies on the plans relating to the siting of the access; 
u) Seek the siting of any future dwelling to the rear of Holly cottage to be 

parallel to the road; 
v) Loss of amenity/privacy to neighbouring properties, especially by the 

access and its traffic movements/headlights; 
w) Who will maintain the retained sections of hedgerow? 
x) Avoid loss of hedgerows around the perimeter of the site, seeking to avoid 

the repetition of the loss of the hedgerow on another housing development 
in the village; 

y) Lack of details on waste/surface water drainage;  



z) Soil infiltration only just acceptable for soakaways, but there will likely be 
greater flood events than 1 in 100 flood events; 

aa) Existing flash flooding due to inadequate existing highway drainage; 
bb) Consider a SUDS solution may be found but seek to avoid discharge of 

water onto the highway, given existing local flooding problems and 
inadequacy of existing drainage to cope with intense rainfall. Will any such 
SuDs scheme continue to be porous, especially given the water 
authorities response; 

cc) Advise, contrary to the ecological report, that bats, swifts, house martins, 
owls and other birds of prey are regularly seen; 

dd) If allowed, it should include bat and barn owl boxes; 
ee) The recently felled Ash tree should be replaced;  
ff) Haven for wildlife; and 
gg) Ecology survey in August would not account for Spring/Summer flora 

/fauna 

 
6.0 Environmental Impact Assessment 

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

 
7.0 Duties 

 
7.1 The proposal has no impact on the setting of a listed building, designated 

Conservation Area, nor any Natura 2000 designation.  
 
 
8.0 Development Plan Policies 
 

Allerdale Local Plan 1999 
 
8.1 The site is outside of the Saved Settlement limits. 
 

Allerdale Local Plan (Part 1) 2014 
 
8.2 Blencogo is defined as a Limited Growth Village by policy S3. The following 

policies are relevant:- 
 
S1 Presumption in Favour of Development 
S2 Sustainable Development 
S3 Spatial Strategy and Growth 
S4 Design Principles 

            S5 Development principles 

            S22 Transport 

            S24 Green infrastructure 

S29 Flood Risk and Surface Water Drainage 
            S32 Safeguarding amenity  



            S33 Landscape 

            DM17 Trees, hedgerows and woodland  

 

 These policies can be viewed at:- 
https://www.allerdale.gov.uk/en/planning-building-control/planning-policy/local-
plan-part-1/ 

 

 
9.0 Other material considerations 
 

Allerdale Borough Local Plan (Part 2) Submission Draft 
 
9.1 The site is outside of the settlement limits. Four dwellings fall below the 

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

 
9.2 Policy SA33 (Broadband) requires that, for new residential development of 2 or 

more dwellings, developers 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.   

 
National Planning Policy Framework (NPPF) (2019) 

 
9.3 Paragraph 212 advises that policies in the Framework are material consideration 

which should be taken into account in dealing with the applications from the day 
of its publication 
 

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

 
9.5 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:- 
 
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.” 

 
 
 
 

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/


9.6 The NPPF is available to view at:- 
 

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

 
 

10.0 Policy weighting 
 
10.1 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. 
 

10.2 However, as detailed above, 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 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). 
 

10.3 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). 

 
10.4 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. 
 

10.5 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 

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


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. 
 

10.6 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. 
 

10.7 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).  
 

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

 
 
11.0 Assessment 
 

Principle of development 
 
11.1 As an outline application the principle of the development represents the primary 

planning consideration. Members may recollect that the principle of further 
additional housing development in the village was examined in detail earlier this 
year by the Panel under application FUL/2019/0246 for 2 dwellings at the eastern 
end of the village. 

 
11.2 Policy S1, S2 and S3 of the Local Plan Part 1 outlines the presumption of 

sustainable development, seeking new development to adhere to sustainable 
principles and comply with the Borough’s approved settlement hierarchy. Policy 
S3 sets out the framework for development across the area. In order to achieve 
sustainable growth it seeks to direct the majority of new growth to Workington, as 
the principal centre, together with other key and local service centres. Beyond 
this a limited amount of growth is expected to take place in a number of identified 
villages. 

 
11.3 Blencogo is identified as a Limited Growth Villages in the settlement hierarchy. It 

is therefore recognised as a sustainable location for future housing growth. 
These villages are, together with Infill/Rounding Off Villages, expected to account 



for 6% of the overall growth during the Local Plan period (2011-2029). Policy S3 
and S5 expects this growth to be inside settlements in Limited Growth Villages 
and commensurate in scale to the size of the village and the services that it 
offers.  

 
11.4 The site is located outside both the saved limits under the 1999 Allerdale Local 

Plan and the draft revised limits under the Part 2 Local Plan. The application has 
been advertised as a departure. The Broughton appeal referenced in the 
weighting section of this report 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, 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.     

 
11.5 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; 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.  

 
11.6 It is acknowledged that Blencogo has limited services and facilities. There have 

been fourteen dwellings granted since the start of the plan period; seven at the 
western end of the village on the road to Bromfield, four to the east of the Village 
Hall, one adjoining the former New Inn, the New Inn change of use and one to 
the rear of the main street on the north side of the village.  

 
11.7 This is a balanced consideration. There are currently seventy-five dwellings in 

Blencogo. This includes eight of the fourteen dwellings granted since 2011. 
Therefore, at the start of the Plan period there were sixty-seven dwellings. The 
existing approved fourteen dwellings amounts to 21% growth at the halfway point 
of the Plan period. The current proposal would increase this to 27%, which is 
significantly more than the 6% growth envisaged for the plan period overall. 
However, there are a number of important points to consider here:- 

 
a) There is a need for housing to maintain the overall trajectories in Appendix 

3 of the adopted Local Plan Part 1 (this unlike the Part 2 settlement limits 
is attributed full weight).  
 

b) The 6% growth cited under Policy S3 is not a definitive ceiling limit. 
 

c) There is a presumption in favour of sustainable development. 
d) No statutory consultees, except for the Parish Council, have raised 

concerns with regard to the village infrastructure’s ability to cope with 
further development. The County Highways Authority response relates to 



issues of the individual site rather than concerns on the infrastructure 
capacity of the village and its highway network. 
 

e) Housing growth is needed to sustain the village services and facilities. The 
village has lost its public house, The New Inn, but retains its Village Hall 
and the twice weekly 39 bus service to Wigton and Carlisle operated by 
Ellenvale Coaches.  

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

close to the village’s services and facilities. There are moderate benefits arising 
from the provision of the proposed 4 dwellings in terms of its contribution to 
supply. Such minor development sites of under 10 dwellings make a meaningful 
and not insignificant contribution to this supply.  

 
 Affordable housing  
 
11.9 The size of the proposal is below the threshold for affordable housing cited in 

policy S8 of Part 1 and SA3 of Part 2 of the Local Plan, so the lack of affordable 
housing provision is acceptable. 

 

Design, visual amenity and landscape character  
 

11.10 Policy S4 of the Local Plan advises that high quality design is a key objective. It 
highlights that good design relates, not only to the appearance of a development, 
but to how it functions within its location.  

 
11.11 Policy S5 provides a series of criteria including that the site should not have 

significant amenity value and that development should be resisted if the site 
makes a significant contribution to the character of the settlement in its 
undeveloped state. Indeed, criterion a) of the policy states that development 
should be of a scale and design that does not detract from the character of the 
settlement. Policy S33 also provides a series of criteria against which to assess 
the impact on landscape character. 

 
11.12 The site occupies a position within Blencogo’s “L shaped” settlement pattern. It is 

enclosed on three sides by built development with only its north-eastern 
boundary having an outlook onto open countryside. Its perimeters are clearly 
defined by tall boundary hedgerows and mature trees. The land is elevated 
above the level of the highway, with it tapering down on a shallow gradient to the 
existing field access at the southern end of the site. A very large single mature 
Ash tree has been recently felled on the highway frontage due to its poor 
condition. There is a range of trees around the outer edge the site. 

 
11.13 The site undoubtedly contributes to the overall character of this part of the village 

but this is at a localised level. It also does not display any particular qualities 
which afford it any higher level of significance as a landscape feature. The site 
and its surroundings are not designated or identified in the Landscape Character 
Assessment or Local Plan as of particular value.  

 



11.14 Nevertheless, whilst this may be the case, this does not mean that a level of 
harm cannot result which would, in the overall balance, lead to the resisting of 
this application. 

 
11.15 Whilst there are large sections of unbroken development lining the main 

thoroughfare, the existence of gaps such as the application site reveal the 
landscape character to be that of a small rural settlement within the countryside 
rather than a larger village or town where these green lungs do not penetrate to 
the main thoroughfare or where they do but back land development such as new 
suburban estates lie beyond.  

 
11.16 The development of the site will undoubtedly lead to change, irrevocable change. 

There is also some uncertainty derived from this outline application with all 
details except access, being unknown. Furthermore, the indicative plan does 
show dwelling footprints close to the rear hedge of the site. 

 
11.17 Nevertheless, with a quantum of just four dwellings proposed, a low density of 

development will be achieved with the clear ability to retain all of the hedgerows 
along the boundaries and provide spaces between the buildings to provide clear 
legibility of the countryside setting from the new footway behind the hedge. With 
the retention of most of the frontage hedge, the experience from the only existing 
public receptor (the road) will not change significantly. Of note here is the 
intended siting of the footway behind the hedge and the use of a singular 
vehicular access for all dwellings.  

 
11.18 The illustrative layout also reflects a continuation of the village’s linear settlement 

pattern. As such the harm to both the landscape character and visual amenity will 
be low subject to appropriate details of the landscape, layout, scale and 
appearance reserved matters being agreed. Members are advised that there is 
no need for these details not to be reserved given the low quantum of 
development being proposed, the existing site features to be retained and the 
relative low sensitivity of the landscape. Should the hedges be altered or 
removed in the interim, any proposed development would be far more prominent 
and the level of harm would increase. 

         
          Access, connectivity and highway safety 
 
11.19 Policies S4, S5 and S22 seek new development to be served by a satisfactory 

means of access for all modes of transport and for trips to and from the site by 
car to be minimised. It is noted that access is not reserved for subsequent 
approval. 

 
11.20 It is apparent that access to services and facilities from the site is going to be, in 

the majority of cases, by car. The bus service is not frequent at all and, as 
already detailed in this report, Blencogo is not served within the village by a 
shop, school, medical facilities or a range of employment providers.  

11.21 However, there is some scope for home working, the potential increased by the 
low density of the development proposed; this not only will permit the necessary 
balance between the built and natural environment but also the space for home 
working. This potential will also be enhanced by the compliance with policy SA33 



of the Local Plan Part 2 and the access to Broadband where practical. This can 
be secured by condition. 

 
11.22 Furthermore, four dwellings will also not result in significant trip rates even 

relative to the low levels already experienced on Blencogo’s roads. As such, 
journeys by car will be minimised and there is a level of sustainability derived 
from this assertion. 

 
11.23 In terms of residual trips by occupiers and service vehicles and the impact on 

highway safety, it is noted that a new access is being proposed. The plans 
include detail to demonstrate what visibility splays and width of the access road 
and turning facilities can be provided. 

 
 11.24 The access entrance has been the subject of several amendments. The key 

highway safety considerations are as follows; 
 

a) Alignment with the edge of the carriageway - Officers sought to ensure the 
proposed access works did not encroach into the carriageway and reduce 
its width. This aspect of the amended details is acceptable to the highway 
authority. 
 

b) Visibility splays - The applicant has demonstrated 45m x 2.4m visibility 
splays for the access entrance. These accord with the County standards 
for a 30mph road. The site frontage is completely within a 30mph zone. 
The County Highways Authority, despite this, require 60m splays unless 
speed surveys indicate that 45m would be acceptable. This is a 
completely unreasonable request. One cannot require a development to 
respond to instances where the law is being broken. This same principle 
was recently accepted by members in the approval of a housing 
development at Prospect. The smaller sized splays are therefore 
considered acceptable. 
 

c) Siting of access - Some objections would preferably seek any access to 
use the existing field gate entrance at the southern end of the site. This 
would likely result in a greater length of the existing hedgerow to be 
removed and it involves third party land to gain entry to the highway and to 
achieve the required visibility splays.   
 

d) Footpath- Although some sections of the village presently lack any 
footways, there is a central section of the village which does benefit from 
this feature. It terminates to the north of the site. Officers sought to 
incorporate the footway within the site in order to safeguard the hedgerow 
and its amenity contribution to the streetscene and avoid any 
encroachment or narrowing of the carriageway. The purpose and objective 
on the footway is to provide connectivity of the proposed development to 
the village facilities to the north in the interests of highway safety (including 
its remaining services). The northern footpath link would deliver this; it is 
not reasonable to insist on this being on the edge of the existing 
carriageway or to link back to this road at the southern end. There are also 
land ownership issues in delivering the southern link. 



 
11.25 It is considered that the development is acceptable in highway terms subject to 

conditions to secure implementation. 
 

Ecology and biodiversity  
 
11.26  Policy S24 of the Local Plan (Part 1) seeks the creation, enhancement and 

maintenance and protection of green infrastructure assets which are accessible 
to all. In reference to the hedgerow itself Policy DM17 outlines the need to 
whatever possible retain tress and hedgerows which are important to the 
community. 

 
11.27 Policy S35 of the Allerdale local plan (Part 1) seeks to ensure development 

safeguards the biodiversity value of their respective sites.  
 
11.28 The application was supported by an ecology report. The report advises the site 

is not affected by any ecological designation. Bats were perceived as the only 
identified species of significant ecological value. Given the potential for bat roosts 
in the large mature hedgerow tree (which was in situ at the time of the survey), it 
was recommended that the mitigation measures of bat boxes be inserted into the 
proposed dwellings. However as this tree suffered storm damage and was 
removed, this requirement is no longer applicable. 

 
11.29 The hedgerows and remaining trees bordering the site are of a value that 

necessitates their retention to secure compliance with policies S24 and S35. 
Removal of a length of the frontage hedge is necessary to facilitate the provision 
of the access and its associated visibility splays and there is a degree of policy 
conflict as result. The remaining hedge will permit an undisturbed habitat for 
nesting birds and the retention of all of the hedge and trees on the remaining 
boundaries will provide the necessary green wildlife corridor for connectivity. The 
hedges on the southeast and northwest boundaries will be particularly important 
to provide the corridor from the retained sections pf the frontage hedgerow to the 
countryside to the rear of the site. Nesting boxes are considered a reasonable 
requirement that can be secured at the “appearance” reserved matters stage.  

 
   Drainage/ Flood risk   
 
11.30 Policy S29 of the Allerdale Local Plan (Part 1) seeks the provision of satisfactory 

surface water drainage infrastructure and measures to minimise flood risk. 
 
11.31  The site is within flood zone 1, sequentially the preferred location for 

development as it is the zone at least probability of flooding. The Environment 
Agency’s mapping also reveal no records of surface water or ground water 
flooding.  

 
11.32 Nevertheless, it is acknowledged that flooding has been raised by third parties as 

an issue, albeit this does not appear to have been substantiated by anything 
other than anecdotal evidence. The application proposes foul drainage via the 
public sewer and surface water drainage via soakaways. The County Council as 
Lead Local Flood Authority and United Utilities raise no objections to these 



details but UU do seek easement safeguards to protect existing sewer/main 
water infrastructure at the northern end of the site. The part reliance on a sewer 
for surface water drainage does not accord with the preferred hierarchy as 
sewers are the least sustainable method. As a result there is some discord with 
policy S29, albeit the statutory consultees have no objection to this approach. A 
condition is necessary and reasonable to secure a surface water drainage 
system that maximises sustainability as much is practicably possible.  

 
Residential amenity  

 
11.33 Policies S2, S4, S32 and DM14 seek to ensure that new development secures a 

satisfactory standard of amenity for existing and future residents.  
 
11.34 As an outline application with only the inclusion of the access considered at this 

stage, the merits of the siting and design of the future dwellings and any possible 
impact on residential amenity can be addressed as part of any future reserved 
matter application for layout, scale and appearance. Nevertheless, the density of 
development permits acceptable separation distances to existing dwellings to the 
northwest, southeast and southwest and between proposed dwellings. It will also 
permit adequate external private amenity space to be provided for each dwelling. 

 
11.35 The proposed vehicular access is opposite existing dwellings but, given the small 

scale of development, it is considered the extent of any amenity impact from 
headlight glare of engine noise is unlikely to be significant.  

 
11.36 In reference to the Council’s Environmental Health team’s comments, the 

opposite premises of “Blencogo farm” is no longer operational as a farmstead. 
 

Local Financial Considerations 
 

11.37 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 Blencogo, as a designated Limited Growth Village, 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. There are moderate 
benefits arising from the provision of the proposed 4 dwellings in terms of its 
contribution to supply. Such minor development sites of under 10 dwellings make 
a meaningful and not insignificant contribution to this supply. The site is also in 
flood zone 1, the area at least probability of flooding. The quantum of 
development is low permitting a development that can assimilate into this rural 
village landscape with a low level of harm. The single vehicular access, footway 
to the rear of the largely retained frontage hedge and the retention of the other 



boundary hedges cumulatively assist in compliance with policy S33 of the Local 
Plan. The quantum of development proposed also permits scale, layout and 
appearance reserved matters to be approved to comply with policy S32 in 
relation to residential amenity. 

 
12.3 There are adverse impacts; the harm to the landscape already cited above as 

well as the length of hedgerow removal to accommodate the access; this has a 
degree of conflict with policies S24 and S32. The surface water drainage scheme 
also is not fully compliant with the sustainable drainage hierarchy in policy S29. 
Furthermore, whilst the 6% growth cited in policy S3 is not a ceiling, nevertheless 
the level of growth in Blencogo over the Plan period which would result following 
this permission (27%) is substantially in excess of this percentage.  

 
12.4 Nevertheless, the impact is not considered to be significant either singularly 

consideration by consideration or cumulatively. The impacts do not significantly 
or demonstrably outweigh the benefits. 

 
 
RECOMMENDATION  
 
That the decision to grant permission subject to conditions be delegated to the 
Planning and Building Control Manager upon the expiration of the publicity 
period relating to the matter of access.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Annex 1 

CONDITIONS 
 
Time Limit: 
 
1. Before any development commences details of the layout, scale, 

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 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 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. Provision shall be made in the submission of the layout 'reserved matters' 

application for a minimum of 2 parking spaces for each individual 
dwellinghouse. 

 
 Reason: To ensure that a minimum standard of off-street parking provision is 

made for the development and in the interests of highway safety, in compliance 
with the policy S22 of the Allerdale Local Plan (Part 1), 2014. 

 
4.     The reserved matters application under condition 1 of this consent hereby 

approved shall not exceed more than 4 dwellings. 
 
        Reason; To ensure a satisfactory standard of development commensurate with the 

size of the settlement and to ensure that there is not significant harm to the 
streetscape and landscape character in compliance with policy S5 of the Allerdale 
Local Plan (Part 1) 2014. 

 
5. The landscaping and layout reserved matters shall inlude the retention of 

the hedges marked a-b, c-d. e-f, g-h and i-j on the drawing 1871-001 Rev E. 
 
 Reason; To ensure a satisfactory standard of development commensurate with the 

size of the settlement, the provision of wildlife corridors down and across the site,  



and to ensure that there is not significant harm to the streetscape and landscape 
character in compliance with policy S5 of the Allerdale Local Plan (Part 1) 2014. 

 
 
In accordance 
 
6. The access details shall be completed in accordance with the approved 

drawing 1871-001 Rev E Revised outline site proposal 30/04/20.  
 
 Reason: In the interests of highway safety and to accord with policy S22 of the 

Allerdale Local Plan (Part 1) 2014.  
 
 
Pre-commencement conditions: 

 
7. No development shall commence until a surface water drainage scheme 

has been submitted to and approved in writing by the Local Planning 
Authority. The drainage scheme must include:  

 
a) An investigation of the hierarchy of drainage options in the National 

Planning Practice Guidance (or any subsequent amendment thereof). 
This investigation shall include evidence of an assessment of 
ground conditions and the potential for infiltration of surface water; 

 

b) A restricted rate of discharge of surface water agreed with the local 
planning authority (if it is agreed that infiltration is discounted by the 
investigations); and  

 

c) A timetable for its implementation.  

 
The development hereby permitted shall be carried out only in accordance 
with the approved drainage scheme 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). 

  
8. No part of the development hereby permitted shall be commenced until full 

details of the carriageway (including a gradient of no more than 1 in 20, 5m 
inside from the edge of the public highway), footways and footpaths have 
been submitted to and approved by the Local Planning Authority in 
consultation with the Highways Authority. 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 any part of the 
development is occupied and shall not be removed or altered without prior 
consent of the Local Planning Authority. 

 
 Reason: In the interests of highway safety and to accord with policy S22 of the 

Allerdale Local Plan (Part 1) 2014.  



 
9. Visibility splays providing clear visibility of 45.0 x 2.4 x 45.0 metres 

measured down the centre of the access road and the nearside channel 
line of the major road shall be completed prior to the rest of the 
development hereby approved being commenced. The splays shall be 
retained throughout the construction and operational phase of the 
development. 

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

 
 
Post-commencement/Pre use commencing conditions: 
 
10. No development shall be undertaken within an access strip width of six 

metres, (three metres either side of the centre line) of the public sewer 
which traverses across the site is in accordance with the minimum 
distances specified in the current issue of "Sewers for Adoption", for 
maintenance or replacement.  

 
Reason: To safeguard the future maintenance of existing water infrastructure 
utilities on the application site  

 
11. No development shall be undertaken within an access strip width of six 

metres, (three metres either side of the centre line) of the rising main which 
traverses across the site is in accordance with the minimum distances 
specified in the current issue of "Sewers for Adoption", for maintenance or 
replacement.  

 
Reason: To safeguard the future maintenance of existing water infrastructure 
utilities on the application site  

 
12. Prior to the occupation of any of the dwellings hereby approved a scheme 

for the maintenance of the estate’s highway and the footpath links shall be 
submitted to and approved by the local planning. The approved 
maintenance scheme shall be implemented in accordance with the 
approved details for the lifetime of the development.  

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

 
 

 



 



 



 

 


