Allerdale Borough Council
Planning Application FUL/2019/0304
Development Panel Report
Reference Number:
Valid Date:
Location:
Applicant:
Proposal:

FUL/2019/0304
20/12/2019
Land at Stainburn Hall Farm, Stainburn, Workington
John Blue, Genesis Homes
Full planning for the erection of 81 dwellings and
associated infrastructure

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 4 affordable housing units on the site and the securing of
a maintenance scheme for public open space, the surface water drainage, and
funding of £15,525 for highways works.

1.0

Summary

Issue

Conclusion

Principle of Development

The site is within the settlement limits of
the Allerdale Local Plan Part 2 which is
due to be adopted prior to the
consideration of this application. As an
adopted Plan this will assume primacy
and afforded full weight. In the event
that the Plan is not adopted the
development is considered to be
sustainable and accord with the Local
Plan Part 1 and bring benefits of
providing 81 dwellings in close proximity
to Workington’s services and facilities.
The adverse impacts associated with
the development are not significant and
demonstrable and do not outweigh the
benefits.

Design and Layout

The design and layout is acceptable for
this edge of settlement location
responding to the character of the built

environment to the west and the
countryside to the east.
Highway safety

The access arrangements including the
pedestrian footway, pedestrian refuge
island and the visibility splays onto this
existing highway are acceptable subject
to conditions.

Viability and Affordable housing

The proposed development would
provide 4 affordable housing units for
rent on the site. This equates to a
reduction from the 20% expected by the
current policy requirements to 5%.
However, this has been justified by the
peer reviewed Viability Assessment.

Drainage

The foul drainage will be to the mains
and the surface water to a sustainable
urban drainage scheme, with outlet into
an existing watercourse, secured by
planning condition.

Ecology

Suitable mitigation to safeguard species
and habitats on site. Habitat
improvements proposed include tree
planting and wildlife meadow.

Landscape

No adverse impact on the wider
landscape due to the topography and
landscaping proposed.

Contamination

Ground conditions have been
addressed through a Phase 1 Desktop
Study and a Phase 2 Ground
Investigation Report, with additional
investigation work. The implementation
of ground works to address
contamination can be addressed
through planning conditions.

2.0

Introduction

2.1

The application has been referred to the Development Panel by Councillor
King.

3.0

Proposal

3.1

The applicant seeks full planning permission for 81 dwellings on the
application site. This is a housing development of 2, 3 and 4 bedroom
dwellings and bungalows. The tenure of housing has changed through the
course of the application; due to the Covid-19 economic impacts and so the
final scheme is now for 77 market value dwellings and 4 affordable homes for
rent.

3.2

Details have been provided of the design and layout, elevation treatments and
materials, road access and highway works, house types and tenure, external
works, hard and soft landscaping, boundary treatment, parking arrangements,
the proposed layout of the public open space and play areas, a drainage
strategy and strategies to protect habitats and species. The scheme is further
supported by a planning statement, flood risk assessment, transport
assessment details, a landscape and visual assessment, heritage and
archaeology details, an ecological appraisal, a Phase 1 Desk Top study and
Phase 2 Site Investigation report to address coal mining and contamination
matters. A viability assessment and a draft heads of terms for a section 106
agreement are also provided.

3.3

The plans and particulars for consideration are:o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

DWG 1866 Detailed Layout House Types
DWG 1866 010 Existing Site Layout
DWG 1866 011 Location Plan
DWG 1866 100 Rev E Detailed Layout
DWG 1866 101 Rev B Hard Surfaces
DWG 1866 102 Rev B Rev B Boundary treatments
DWG 1866 103 Rev B Elevation treatment
DWG 1866 104 Rev B Parking Layout
DWG 1866 107 Rev B Management Layout
DWG 1866 108 Rev E Colour Layout
DWG 1866 109 Rev B Street Elevations
DWG 1866 110 Rev F Detailed Layout
19163-CK-XX-C-52 101 External works
19163-CK-XX-C-52 102 External works
19163-CK-XX-C-90 201 Engineering arrangements
19163-CK-XX-C-90 202 Engineering arrangements
DWG A114782-Poo5 Extent of proposed 40mph zone
A115280 Technical Note 2 April 2020
WOU-179 BT Boxes
Landcape Plan Rev B.
Premliminary Ecological report GH-19-05
Habitat Regulations Screening Report
House types: The Dee (3 bed bungalow), The Esk ( bed bunglow), The
Tunstall (4 bed detached), The Lowther with garage (4 bed detached),
The Gelt V2 (3 bed Semi detached) The Ellen (4 bed detached), The
Eden (4 bed detached), The Derwent (3 bed detached), The Pettrill (3
bed) and Caldew (2 bed).

o Email regarding amended Viability Assessment 08.07.20 confirming 4
affordable homesfor rent .
o Flood Risk Assessment as amended 02.07.20
o Phase 1 Desk Top Study Report (Prelimiary Environmental Risk
Assessment)
o Phase 2 Supplementary Ground Investigation report 20.06.20
o Final Ground Investigation Report 20.06.20
o Draft Heads of Terms 10.07.20
The plans and particulars are availble to view via the following link:https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=222419
3.4

Details to be secured by a section 106 legal agreement relate to affordable
housing provision (4 dwellings for rent), funding for offsite highway
improvement (£15,525) and the provision and maintenance of public open
space and play equipment.

4.0

Site

4.1

The application site is situated peripheral to an established residential area in
Stainburn, part of Workington which is the largest and principal settlement in
Allerdale. Taking into consideration the area of strategic open space that
forms part of the proposals at 1.78 hectares (4.41 acres), the net developable
area is 2.88 ha (7.13 acres) and the gross site area is 4.67 ha (11.54 acres).

4.2

The site is irregular in shape and, from the entrance in the north, site levels
fall to the south and south west. Topographical survey data indicates that the
highest part of the site in the north is at an elevation of c.48m Above
Ordnance Datum (AOD). The lowest part of the site is in the south west at
c.33m AOD.

4.3

There are limited landscape features on the site which comprises largely
improved grassland. A hedgerow crosses the site defining the two fields and
there are hedges to the west boundary with some small trees and to the south
and north boundaries. These hedges are sparse in places with species
including Hawthorn, Hazel and Elder with some small Sycamore and Ash
trees. The west corner of the site has a small area of poorly drained marshy
grassland which, along with the hedges and trees, provides some habitat
diversity and value to the site.

4.4

There are electricity pylons crossing the open landscape at the eastern edge
which are visually prominent. The site is to the west and south of an electricity
sub-station. Also visible is a wind farm to the south.

4.5

There are no Conservation Areas within or adjacent to the site. The Grade II
listed Stainburn Old Hall is located on the opposite side of Stainburn Road.
There are no protected trees nor public rights of way within or near to the site.
There is an easement of a United Utilities water main. All of the site area is

within flood zone 1, land at the lowest probability of flooding, as defined by the
Environment Agency.

5.0

Relevant Planning History

5.1

There is no relevant planning history other than the allocation within the
Allerdale Local Plan Part 2.

6.0

Representations
Workington Town Council

6.1

Not impressed by this green field development. Whilst acknowledging that the
current Allerdale Plan appears to allow it in the location specified (SA8), the
Committee did not feel that it fulfilled the other criteria necessary for planning
consent. The development omits the connecting land with the settlement of
Stainburn, leaving it isolated as a satellite development, rather than the
continuation of the urban area described by the Local Plan. The design
aesthetic, whilst making sympathetic noises in the planning statement,
actually delivers an unimaginative, bland landscaping regime and housing
layout, with the buildings appearing to mass in serried ranks. Access to the
proposed estate seems poor, having a single access road. This leaves
properties in the interior of the estate potentially isolated, should that access
be blocked for any reason. The north east corner of the site covers a
significant area of land previously earmarked for a new 132Kv sub station,
which was an integral part of the North West Coast Connections Project
connecting to nuclear new build at Moorside. The provision for play appears
limited in scope and the statement that the attenuation land could be ‘used for
ecology’ seems more in hope that expectation. It was suggested that this was
a development of houses, rather than an integral part of the Stainburn
community. Recommend Refusal
ABC Environmental Health

6.2

Concerns that the Phase 2 Ground Investigation report does not consider the
potential for gas migration should the coal mining survey reveal any coal
workings or if piling is used; a consideration of how that piling will change the
gas regime under the properties. Contamination conditions recommended
Cumbria County Highways and Local Lead Flood Authority

6.3

No objections in principle subject to highway conditions and improvements to
Stainburn Road carriageway. Costs are £15,524.82 to be secured by section
106.

United Utilities
6.4

No objections subject to planning conditions. The site should be drained on a
separate system with foul water draining to the public sewer and surface
water draining in the most sustainable way. UU request drainage conditions.
Following the review of the submitted Flood Risk Assessment & Drainage
Strategy, dated December 2019, proposing surface water discharging into
watercourse, UU confirm the proposals are acceptable in principle and
request conditions.
County Archaeologist

6.5

Records indicate that the site lies in an area of some archaeological potential.
It lies on the edge of Stainburn, a village that is thought to have medieval
origins. Stainburn Old Hall, on the opposite side of Stainburn Road, is
considered to be the site of the medieval manor house that was burnt by the
Scots in 1315. Documents refer to the village also having a chapel at this
time. It is therefore considered that there is the potential for buried
archaeological assets to survive on the site and that these would be disturbed
by the construction of the proposed development. Recommend that, in the
event planning consent is granted, the site is subject to archaeological
investigation and recording in advance of development. Work should be
commissioned and undertaken at the expense of the developer and can be
secured through the inclusion of a condition in any planning consent.
Highways England

6.6

No objection in relation to the impacts on the A66 and A595 trunk roads.
Natural England

6.7

No objection subject to appropriate mitigation being secured. The site borders
a minor watercourse at its southern boundary, which has a hydrological
connection between the site and a designated SAC/SSSI river. Without
appropriate mitigation the application would have an adverse effect on the
integrity of River Derwent and Bassenthwaite Lake Special Area of
Conservation and damage or destroy the interest features for which the River
Derwent and Tributaries Site Special Scientific Interest has been designated.
In order to mitigate these adverse effects and make the development
acceptable, the following mitigation measures are required, or the following
mitigation options should be secured:
a) Construction Environment Management Plan; and
b) a Surface Water Drainage Plan.

6.8

Advise that an appropriate planning condition or obligation is attached to any
planning permission to secure these measures. It is proposed that surface
water-run off will discharge into a SuDS basin, before final discharge into an
ordinary watercourse at the southern boundary. Due to the hydrological
connection between this stream and the River Derwent SAC/SSSI

downstream, Natural England recommends a Construction Environment
Management Plan and Surface Water Management Plan be secured to
ensure sufficient pollution prevention measures, management of dust, surface
water run-off management and biosecurity measures are in place at both
construction and operation stages of the development site. Note a surface
water management strategy is recommended within the Flood Risk
Assessment submitted.
County Fire Service
6.9

No objections.
Environment Agency

6.10

No objections
Electricity North West

6.11

The development could have an impact on our infrastructure. The
development is shown to be adjacent to or affect Electricity North West’s
operational land or electricity distribution assets. Where the development is
adjacent to operational land the applicant must ensure that the development
does not encroach over either the land or any ancillary rights of access or
cable easements.
Access Officer

6.12 Access into the dwellings for disabled people, level access to the principal
door to be provided. Principal doors to have a minimum clear opening width of
775mm.
Historic England
6.13

Do not need to notify or consult us on this application under the relevant
statutory provisions.
Coal Authority

6.14

No objection to this planning application in our previous letter dated 07
January 2020, subject to the Council imposing a planning condition to secure
the undertaking of intrusive ground investigations prior to commencement of
development as recommended by the applicant’s technical consultants: Geo
Environmental Engineering. The planning application is now accompanied by
a Phase 2 Supplementary Ground Investigation Report, 04 June 2020 also
prepared by Geo Environmental Engineering. One of the aims of the Report is
to determine the risk to the proposed development from possible shallow coal
seams and possible unrecorded coal mine workings within the seams.
Accordingly, 2no. rotary openholed boreholes (R01 and R02) were drilled to
depths of between 27.5m and 36.0m below ground level. Based on the
findings of the boreholes, no evidence of coal or mine workings was

encountered. Accordingly, the report author considers that “given the depth of
the drift deposits now proven across this area, and the difficulties in boring
through the gravel deposits, it is considered extremely unlikely that the coal
will have been extracted at shallow depth underground using ancient
methods. As such, the risk to the proposed development from unrecorded
shallow coal mine workings is considered negligible” (Section 9.2) and no
further investigations or remedial works are considered necessary.
Accordingly, The Coal Authority does not object to the proposed development
and no specific mitigation measures are required as part of this development
proposal to address coal mining legacy issues.
County Minerals and Waste Authority
6.15

The site falls within a Minerals Safeguarding Area (MSA) for Brick Clay and
the northernmost strip (adjacent the road) is also within a MSA for Sand and
Gravel. Additional sand and gravel resources will be required before the end
of the Plan period (2030), as current permitted reserves are not sufficient to
maintain the required landbank of at least 7 years' supply. The proposed
development is on the edge of a settlement with other residential development
nearby. The application site and land immediately adjacent to the west are
included in a proposed Site Allocation SA8 for housing development. Mineral
extraction on or close to the application site would therefore not be
environmentally acceptable. The safeguarding area extends across a
significant area of surrounding open land so the proposal will not prevent
access to this mineral resource for extraction in the future. It is considered
that criteria 2 and 4 of Policy DC15 (Minerals Safeguarding) in the adopted
Cumbria Minerals and Waste Local Plan are satisfied. Cumbria County
Council as minerals planning authority does not object to this application.
Cumbria Wildlife

6.16

No representations received to date
Cumbria Constabulary

6.17

No representations received to date.
Other Representations

6.18

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

6.19

14 letters of objection have been received on the grounds of:
a) Ribbon development that will result in Stainburn joining Clifton contrary to
Policy S5;
b) Isolated development;
c) Over development;
d) Urban sprawl;

e) The development is adjacent to power lines, substation, reservoir and
buried pipelines;
f) Already extensive housing in Stainburn;
g) Policy SA8 sets out 130 properties for site/ adjacent site;
h) The access historically for a development was at the adjacent farm within
Stainburn village, the new development should complete this plan;
i) Following the Cairns Chase and Wentworth Park developments and this
development if given approval, Stainburn will have roughly doubled in
population. With this comes a total increase in amenities of just 3 play
areas, which the residents have to pay for via local charges on top of their
council tax.
j) There has been zero investment by the Council to match the population
growth, even the path to the local shop (Hills Middlemoor filling station) is
unlit at night and located along a stretch of 60mph road with no safe
crossings or cycle route. If Stainburn is allowed to continue to expand it
requires more than a single pub and filling station, the Council needs to
invest as well.
k) Remove the 6 units adjacent to the substation and put the access there;
l) Lack of amenities;
m) Extra pressure on schools;
n) Exposure to radio magnetic waves next to 132kv overhead cables and
close proximity to substation;
o) National grid have plans to replace and renew overhead lines;
p) Noise from the site from traffic;
q) Request the resiting of the substation and landscaping required to protect
neighbour;
r) Should be in keeping with other residential development in the immediate
locality e.g. Derwent Meadows;
s) Nearby housing development has a housing density of 15 dwellings per
ha.
t) Concern about the density of housing that would be required in the
farmstead adjacent to the site;
u) Sacrifice of another green field;
v) Should protect environment and wildlife habitats;
w) Foxes, deer, herons, hare, ducks pheasant, woodpeckers, raptors,
hedgerow birds, crow, pigeon, doves, stoats, weasels, field mice and wild
bees, red squirrels, bats in locality;
x) The northern and western hedgerows should be protected from damage
and enhanced;
y) Considerable house building on Moor Road adding to speeding traffic on
Stainburn Road, the proposed development will exacerbate this;
z) Accident black spot, traffic misjudges the road and collide with perimeter
walls and embankment outside 122,120,120a and down as far as 114;
aa) Traffic calming needed;
bb) There does not seem to have been any inclusion of the effects this
development will have on traffic flows through Moor Road in Stainburn. If
one assumes that, from the 81 houses (approximately 180 vehicles), at
least 25% need to travel in the Whitehaven direction, contrary to what the
Highways England response states that people will drive to the A595 via
Stainburn Road, Park End Road and High Street. This will have an impact

on this road. This road has already been greatly impacted by the recent
Cairns Chase development and neighbouring expansion of Wentworth
Park and, although the traffic calming at Cairns Chase and new footpath at
the Briery Junction have been completed and vastly improved pedestrian
safety, it has been completed on an as cheap as possible basis without
thought for sufficient road markings and priorities.
cc) The Briery junction is now quite dangerous with cars pulling into Moor
Road from Stainburn Road suddenly stopping to let traffic up the road,
leaving any following cars partially blocking the main road without warning.
This has led to a perceived increase in traffic driving through Stainburn
(Moorlands Drive, Brierydale Lane, and Curwendale) in order to avoid the
junction.
dd) The traffic calming at Cairns Chase is also poor due to minimal markings,
even the bollards which were installed are an afterthought and poorly
implemented. With the additional cars using the road from the proposed
development these problems will be increased further.
ee) Moor Road itself is of insufficient width to handle its current traffic load,
despite resurfacing the construction traffic that utilised the road to build
Cairns Chase practically destroyed the edges and invested nothing in
repairing the damage caused. It is now quite easy to fall off the edge of the
road when avoiding oncoming traffic and destroy a tyre, whereas
previously it would just be onto the grass verge with no consequence. The
amount of pedestrians and cyclists using the road for leisure has also
increased but with the increase in traffic has resulted in more chance of an
RTC. This road really needs investment to make it safe.
ff) Access to the development is on a fast, busy stretch of road, one of the
diagrams appears to show a traffic island to help with pedestrian access.
Is this really enough to slow the traffic to avoid an incident either
pedestrian or motor given the unsighted junction location if traveling
towards Stainburn? The WYG traffic survey indicates some cars currently
pass the site on entrance into Stainburn at over 70mph.
gg) This development, as per other recent developments, does nothing to
increase the community, it is a satellite site with no connections ‐ there are
no footpath links into Stainburn other than the main entrance to the
development, there are no shops, no additional amenities etc. Footpath
and vehicle access could both be achieved at the bottom of Briery Acres
and, although the second would be highly controversial, it could link the
development to the community in a safer fashion than that proposed;
hh) There appears to be only 2 guest parking spaces for the development, the
Cairns Chase development shows that, in practice, this is useless with
visiting cars and residents cars littering the streets and blocking the narrow
pavements;
ii) Roads and paths in the area need modifying;
jj) No footpath between the Briery and the electricity substation;
kk) Surface water drainage issues into nearby streams;
ll) Will the development guarantee that it doesn’t have a flood impact on
Stainburn? The stream at the bottom of Briery Acres, which the surface
water from this development will feed into, has been subject to flooding on
a number of occasions threatening houses at the bottom of Briery Acres,
Moor Road and along Brierydale Lane. This stream has, over the last 30

years, more than doubled in width due to the increase in water that it
handles. The situation is monitored by the Environment Agency at a
position opposite No.1 Briery Acres.
mm) As the distribution for the consultation is quite small there will be
people affected by the flooding risk or traffic increases that are not aware
of the proposed development and have not responded.
nn) Stream needs protected from entry;
oo) The development is natural wetland/ bog;

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
Heritage assets

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.
Habitat Regulations

8.2

The site falls within the Impact Risk Zone for the River Derwent &
Bassenthwaite Lake Special Area of Conservation (SAC) legally underpinned
by a number of Sites of Special Scientific Interest (SSSI) including, the River
Derwent and Tributaries SSSI (this being the relevant SSSI for the site and
the River Marron being the relevant tributary). SACs are Natura 2000 sites.
Natura 2000 is a network of nature protection areas in the territory of the
European Union protected by the Habitats Directive, but are still relevant as
the protection was transposed into our law through the Conservation of
Habitats and Species Regulations 2017.

8.3

Regulation 9 requires all public bodies to have regard to the requirements of
the Habitats Directive in the exercise of their functions, particularly when
determining a planning application for a development which may have an
impact on European Protected Species ("EPS").

8.4

The ultimate aim of the Regulations is to maintain or restore, at favourable
conservation status, natural habitats and species of wild fauna and flora. This
aim relates to habitats and species, not the sites themselves, although the
latter have a significant role in delivering favourable conservation status.

8.5

The Regulations apply the precautionary principle; consent should only be
granted for plans and projects once the relevant Competent Authority has

ascertained that there will either be no likelihood of significant effects, or no
adverse effect on the integrity of the site in question. If mitigation is to be
relied upon to realise these requirements, then an Appropriate Assessment is
required.

9.0

Development Plan Policies
Introduction

9.1

Members are advised that this section of this report was prepared prior to the
meeting of the Full Council on 22nd July 2020. The Allerdale Local Plan Part 2
is due for consideration at that meeting with a recommendation for its
adoption. If the Plan is adopted it will supersede the saved provisions of the
1999 Local Plan and become part of the Development Plan. Officers will
advise members of these likely changes and their impact on the application of
section 38(6) of the Planning & Compulsory Purchase Act 2004 (development
plan primacy and other material considerations) either in the late list or within
their introduction to this item. However, commentary is provided in paragraph
11.4 of this report and within the assessment section (paragraph 12).
Importantly, whether the plan is adopted or not, it has no material bearing on
the overall balance of considerations.
Allerdale Local Plan 1999

9.2

The site is outside of the saved settlement limits
Allerdale Local Plan (Part 1) 2014

9.3

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
S7 A Mixed and Balanced Housing Market.
S8 Affordable Housing
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
S36 Air, Water and Soil Quality
DM14 Standards of Good Design

DM17 Trees, Hedgerows and Woodland
These policies can be viewed at:https://www.allerdale.gov.uk/en/planning-building-control/planningpolicy/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 within the proposed revised settlement limit for Stainburn,
Workington. It is also part of allocation SA8 extending to 7.6ha with a capacity
of 130 dwellings. The accompanying policy SA8 cites a series of development
considerations:a) Proposals should seek to achieve a density of approximately 25-30
dwellings per hectare.
b) Principal elevations should be orientated towards Stainburn Road for
the units located along the northern boundary of the site. Given the
proximity of the listed Stainburn Hall, dwellings should not be closer to
the highway than 122 Stainburn Road.
c) On site amenity green space, open space and play provision will
accord with the guidance set out in Policy S25 of the Allerdale Local
Plan (Part 1) and the Developer Contributions Supplementary Planning
Document.
d) A Transport Assessment will be needed. Two access points to
Stainburn Road are required, of which one will be on the site of the
demolished farm buildings, to the north east of the site.
e) Wider transport infrastructure improvements may be required as
determined by a Transport Assessment.
f) Contributions may be required in accordance with the Council’s
Developer Contributions Supplementary Planning Document.
g) Development will involve the demolition of farm buildings. A
contaminated land survey and risk assessment will be needed to
establish the degree and nature of any contamination on site as a
result of agricultural uses.
h) Stone from demolished farm buildings should be incorporated into the
new development frontage on the site of the former farmstead.
i) An appropriate buffer zone/easement in relation to the electricity substation located in the north east corner of the site, and power lines
adjacent will need to be incorporated in the site.
j) Pressurised treatment water trunk mains and associated easements
pass through the site (Stainburn Service Reservoir and Pumping
Station lie to the north of the site), for which a maintenance strip will be
needed.
k) Site layout and design will need to be considered as part of the Flood
Risk Assessment. Surface water drainage shall be disposed of in the

most sustainable way, with measures ensuring that any runoff into the
watercourse marking the southern boundary of the site are minimised.
The watercourse adjacent to the southern boundary of the site also
connects downstream with the designated River Derwent and
Bassenthwaite Lake Special Area of Conservation. A buffer zone
should be maintained around the watercourse.
l) There is the potential for currently unknown archaeological remains
buried on the site. Any planning application will need to be
accompanied by an archaeological desk-based assessment and the
results of a geophysical survey.
m) A Hedgerow Assessment will be necessary. The hedgerow running
along the northern boundary of the site adjacent to Stainburn Road,
and other hedgerows within the site should be retained and
incorporated in the scheme, where possible, and outwith boundary
fencing defining domestic gardens. Suitable compensation planting
should be provided where hedgerows cannot be retained.
n) An extended Phase 1 Habitat Survey of the site undertaken during the
optimal survey period from April to September will be required to
enable a more detailed assessment of ecological constraints and /or
opportunities. This will form the basis for any more detailed survey
work which may be needed, such as (but not exhaustively):
i.
ii.
iii.
iv.
v.
vi.

Bat Activity Survey
Bat roost survey of buildings
Bat roost potential survey if mature trees along riparian corridor
and overgrown hedgerow need to be felled
Barn owl survey.
Badger survey.
Breeding bird survey.

o) Opportunities for Biodiversity Enhancement -There is scope to include
habitat creation within the development to retain and enhance existing
hedgerows and plant additional screening using native species of local
provenance. Installation of bird and bat boxes within the development
would also offer biodiversity benefits. The stream corridor should be
protected using a wide buffer zone of additional native planting, and
retention of the marshy grassland; a small reedbed is recommended.
The large size of the site presents an opportunity to provide new
habitats, green infrastructure and SuDS, and deliver a net gain in
biodiversity.
p) A desk-based Coal Mining Risk Assessment (CMRA) will be necessary
to demonstrate how coal mining risks have been considered and the
development will be safe and stable (this consideration was added as
part of the 2019 Main Modifications).
10.2 The following polices other policies are considered relevant:SA2 Settlement Boundaries
SA3 Affordable Housing

SA5 Housing Standards
SA33 Broadband
10.3 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/
Allerdale Local Plan (Part 1) and the Developer Contributions
Supplementary Planning Document
10.4 This document is complementary to the Local Plan Part 1 and was the subject
of consultation and subsequent approval by members. It sets out the Council’s
approach to securing necessary contribution via s106 agreements where
necessary to make the development acceptable and where reasonable to do
so.
National Planning Policy Framework (NPPF) (2019)
10.5 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).
10.6

The NPPF is available to view at: https://www.gov.uk/government/publications/national-planning-policyframework--2
Historic England – Historic Environment Good Practice Advice in
Planning: 3 (2nd Edition): Setting of Heritage Assets (2017)

10.7 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-ofheritage-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
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 As advised in paragraph 9.1 of this report, it is relatively likely that the
Allerdale Local Plan Part 2 will supersede the saved settlement limits of the
1999 Local Plan by the time this application is considered. The effect of this
change is that the development plan will consist of the Allerdale Local Plan
Parts 1 and 2. With Part 2 having only just been adopted and consistent with
the provisions of the NPPF, there is no reason why full weight cannot be
afforded to it, alongside Part 1. The provisions of paragraph 11 of the NPPF
would not be engaged. Members would be advised that the decision should
be made in accordance with the development plan in that instance with no
material considerations, such as the NPPF, being afforded sufficient weight or
reducing the weight of the Plan to such an extent that a decision contrary to it
could be made. The full weight would apply to the allocation and the site’s
inclusion within settlement limits.
11.4 In the event that the Local Plan Part 2 is not adopted, the appeal decision for
land at Little Broughton (PINs ref APP/GO908/W/17/3183948) would still be a
material consideration afforded a bearing degree of weight in the overall
balance. To recall, it is accepted that development needs to come forward
beyond the 1999 settlement limits during the mid-term of the Local Plan Part
1’s period to meet the trajectories detailed in Appendix 3 of that 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
would be out of date in relation to the 1999 settlement limits and afforded only
limited weight.
11.5 Not all parts of these policies would be considered to be out of date. Nor
would it mean that other Local Plan Part 1 policies would be out of date and
not afforded full weight where they are consistent with the provisions of the
NPPF 2019. Indeed, policy S3 could be afforded substantial weight in relation

to its settlement hierarchy given its consistency with the sustainability
principles of the NPPF 2019.

12.0

Assessment
Principle of development

12.1 Policy S1, S2 and S3 outlines the presumption in favour of sustainable
development, seeking new development to adhere to sustainable principles
and comply with the Borough’s approved settlement hierarchy. The Local Plan
(Part 1) establishes the strategic approach to the level of growth and its broad
distribution across the plan area up to 2029. It also sets out the main role and
function of different areas through the settlement hierarchy. The role of Part 2
of the plan is to add detail to this strategy, through the setting of specific
proposals and ensuring that sufficient land is made available at the right time
and in the right location.
12.2

Stainburn forms part of the Workington locality and is classed by policy S3 as
part of the Tier 1, Principal Service Centre, expected to account for 35% 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 settlement and the services that it offers. Settlement boundaries
mark the physical extent, for planning purposes, of a town or village, being the
dividing line between the built area (the settlement) and rural area (the
countryside). They have an important role in preventing unplanned expansion
of settlements, ensuring development is located in the most sustainable
location, (in line with the spatial strategy), and protecting sensitive areas from
excessive or inappropriate development.

12.3 In the scenario that the Local Plan Part 2 has been adopted, there is little
doubt that there is an expectation that the application site needs to come
forward to make a marked contribution to the provision of housing in the
Borough cited in policy S3.
12.4 The lack of adoption of Part 2 is not considered to materially alter the overall
balance in terms of assessing the principle of residential development in this
location. The need to bring forward development outside of the 1999
settlement limits has been rehearsed during meetings of this Development
Panel for many preceding months; it has already been reasoned in this report
why the 1999 settlement limits are afforded little weight. Furthermore, even in
advance of adoption, Part 2 would be afforded substantial weight as a
material consideration and the sustainability of the site for residential
development of the scale allocated cannot be reasoned against given that
Part 2, including this allocation, has been examined and found sound by a
government inspector.
12.5 In both scenarios what would need to be assessed is the acceptability or
otherwise of bringing forward the layout, scale, appearance, landscaping and
access as proposed and in advance of the remaining part of the allocation to

the west with forms the majority of the physical connection to the rest of the
built settlement. This is one of the objections of the Town Council and some
residents.
“Development considerations” are set out in the policy as listed in paragraph
10.1 of this report. It is noted that these are not site development
requirements as sometimes have been stipulated in local plans in the past.
The word “considerations” has been used deliberately in this regard but it is
advised that conflict with a number of the considerations is going to result in a
degree of conflict with policy SA8.
12.6 Members also need to consider whether this proposal for part development
prejudices the realisation of the delivery of the rest of the allocation to the
west and some of the considerations which are not proposed e.g. two
accesses.
12.7 In this regard, it is noted that the gross density for the allocation is 17.1
dwelling to the hectare (130 dwellings across the total site area of 7.6 ha). The
comparative gross density (based on the developed and undeveloped area)
for the proposed development is a commensurate 17.3 dph (81 dwellings and
4,67 ha). Whilst one cannot prejudge what layout would be proposed on the
remaining allocation, it is clear that the same density as the allocation and the
proposal can be achieved.
12.8 The net density is 28 dph (based on 81 dwellings within the developable area
of 2.88 ha). This is within the density consideration listed in policy SA8 and
referenced in a) of paragraph 10.1 of this report. One of the objections refers
to densities of existing development being lower at c15 dph overall. The
interwar development on the main thoroughfare is around this density but the
estates to the south are markedly higher (20 to 30 dph) and they are
considered a more appropriate benchmark. As such the density proposed is
acceptable.
Balanced and mixed communities including affordability and
accessibility
12.9 The application includes 62 two-storey houses and 19 bungalows. Overall
there are 14 two bed dwellings, 40 three-bed and 27 four-bed dwellings.
There are detached and semi-detached house types. The 19 bungalows are
all detached providing accommodation on a single level. This is considered to
be an appropriate range of dwellings to appeal to a range of household sizes
and ages of occupiers. With the compliance with policy SA5 of the Local Plan
Part 2 as detailed below and the provision of some affordable homes, it is
considered that there is accordance with policy S7 of part 1 of the Local Plan;
there is a mix of house sizes, number of story’s, accessibility and affordability.
This will foster a balanced and mixed housing market.
12.10 Policy SA5 of the Local Plan Part 2 advises that, for developments of 10 units
or more, 20% of the dwellings must be designed and constructed to meet the
requirements set out in optional Building Requirement M4(2) (or any national
equivalent standard should these regulations be subsequently reviewed). All

residential developments over 30 units must ensure that 5% of the total units
(across both market and affordable dwellings) should be designed and
constructed to meet optional Building Requirement M4(3). Bespoke
housetypes have been proposed to meet this requirement with the design
checked for compliance by a surveyor from the Council’s Building Control
team. The scheme accords with policy SA5.
12.11 Policy S8 of Part 1 of the Local Plan requires that, within the Principal and Key
Service Centres, housing developments of 10 dwellings (or 0.3 ha) or more
will be required to make provision for 20% affordable housing. The policy goes
on to say that the Council will normally seek a tenure split of 75% social
rented and 25% intermediate affordable units, but will take into consideration
the identified local need and site specifics, including viability. The policy
outlines that, in some cases, the viability of housing sites can be marginal and
that flexibility is required. Therefore, where the viability of schemes falls short
of the policy requirements, the onus will be on the developer/landowner to
clearly demonstrate the circumstances justifying a lower affordable housing
contribution or a different tenure mix. This is a position consistent with the
NPPF.
12.12 Policy SA3 of the Local Plan Part 2 requires the same 20%, again providing
evidenced viability issues to reduce that percentage. There is consistency
here with both policy S8 of the Local Plan Part 1 and the NPPF so no tension
between policy, irrespective of whether Part 2 is adopted or not.
12.13 However, policy SA3 does differ with S8 in relation to tenure split, the former
providing a 50/50 position in relation to the ratio of rental and intermediate
affordable housing provision. If adopted, SA3 assumes primacy as the more
recent part of the development plan and more consistent with the provisions of
the NPPF. For example, it provides more ability for the NPPF’s objective of
10% of the overall site’s delivery to be low cost dwellings to buy. Even if
adopted, it is suggested that it should carry sufficient weight in members’
minds so as to be applied in favour of S8.
12.14 In this context, the applicant has submitted a Financial Viability Appraisal
(FVA) using a residual methodology with the costs of undertaking the
development including a land value deducted from the value of the completed
development (GDV) to leave a residual developer’s profit. The FVA concludes
that a benchmark profit would be 20% (of GDV). Initially the appraisal
considered 9 affordable dwellings and a S106 contribution of £150,000
resulting in a developer’s profit equivalent to 16.98% of GDV.
12.15 The Council instructed a peer review of the FVA to advise whether the
applicant’s assumptions were reasonable, including their expected profit.
During the review period and, following discussions with the County Highways
Authority, the required contribution for off-site highways infrastructure also fell
from £150,000 to £15,525. Nothwithstanding these reduced costs, the peer
reviewer recognised that there are some abnormal costs associated with the
scheme, not least those associated with the topography and ground

conditions. There is a recognition that a full 20% provision of affordable
homes i.e. 20 dwellings, is not viable.
12.16 Members will note from the peer review that, in pre-covid circumstances, 13
affordable dwellings could be viably provided on site (6 for rent and 7 for low
cost sales (discounted market value). However, there is a clear recognition of
uncertainties arising from the pandemic and consequences on viability. As
such a provision of 4 affordable dwellings has been agreed (all for rent). With
the revenues arising from this provision (4 affordable for rent and 77 for open
market sale), the developer’s profit equates to 18% of GDV.
12.17 Viability has been afforded significant weight in this assessment as it
permitted to be by policy SA3 of Part 2 and the NPPF although it is accepted
that there is conflict with the policy’s preference for a 50/50 split with regards
to tenure type.
Materials, Design, Layout, Landscaping, Open space
12.18 Policy S4 of the Local Plan Part 1 sets out that the Council requires high
standard of design that will contribute positively to sites and their surroundings
in terms of visual amenity and functionality.
12.19 Whilst it is acknowledged that there are older, more traditional areas of this
part of Workington, the prevailing character is actually eclectic suburbia. The
main road through Stainburn is mainly interwar, suburban, ribbon
development extending away from the town and Curwen Park. The estates to
the south are postwar, higher density with a range of forms, materials and plot
ratios (the percentage of the plot taken by the dwelling’s footprint). There is
clearly much potential in this context to propose a range of materials and
forms and styles, including non-vernacular elements such as red brick. That is
not to say that compromises should be made on the quality of the scheme put
forward; the area is suburban in character but this is not a criticism, merely an
identified characteristic and there is charm and quality in the detailing,
especially in the interwar housing most prominent on the main throughfare.
The need for quality cannot be underestimated.
12.20 It is noted that, within this context, the second consideration of policy SA8 of
the Part 2 Local Plan advises that principal elevations should be orientated
towards Stainburn Road for the units located along the northern boundary of
the site. This is included to ensure there is continuity from the ribbon
development to the west. However, it does not necessarily assist with the
transition between the settlement and the countryside to the east. As a
response, the applicant is proposing housing that turns its back on the existing
highway. There is conflict as a result with policy SA8’s site considerations but
officers consider this is a reasonable and appropriate strategy for two
reasons. Firstly the dwellings would, because of the way the land slopes away
from the road, be much lower. They would, therefore, not appear as fronting
the highway. This is in contrast to the existing ribbon of interwar development
in Stainburn which is at similar levels to the road.

Secondly, frontage development would either necessitate the existing field
hedge being punctured in several places to enable private drives to access
the road, or a road or private drive looping behind the hedge to serve the
frontage dwellings. This not only results in those dwellings being lower again
and further away from the site’s frontage but it also affects the development’s
viability; roads with dwellings along just one side are not as efficient as those
flanked by housing as the costs of the road build are shared by significantly
less units. Given these factors, the applicant’s approach is acceptable.
12.21 The scheme also proposes dual aspect dwellings on corners to visually front
both roads they adjoin. The layout has also been designed with shared
surfaces and pedestrian priority with the careful use of materials, encouraging
low vehicle speeds and integrated traffic calming measures. It has legible, well
defined streets and spaces, with strong frontages to establish character.
There has been careful consideration of site levels and the gardens will be
required to be terraced, notably within the centre of the site towards the
western edge to address the significant slopes and to enable more sensitive
boundary treatments. This can be secured by planning condition. Pedestrian
connection to the wider community is provided via a newly constructed
footpath to Stainburn. A clear hierarchy of streets is provided from the main
spine road with pedestrian footpaths, to local individual streets, avenues and
cul-de-sacs which will benefit from the aforementioned shared surfacing with
pedestrian priority. A materials plan is provided and a management plan
showing the adopted and private areas.
12.22 The Town Council refers to serried ranks of dwellings, a comment on the
adoption of rows of dwellings within the layout. There are other solutions to
the issue of slopes such as cascading rows perpendicular to the slope and
with terraced rooflines. Such approaches may have introduced more interest
and delight to the layout and roofscape and, it is accepted, that at first glance
the proposal appears quite regimented. However, such a reaction misses the
third dimension at play here; the topography. Finished floor levels vary as do
garden levels and boundary treatment when compared to each other. There is
also the need for the highway gradients to be designed so as to maximise
pedestrian accessibility (minimising steeper slopes) and permitting adoption
by the County Highways Authority, This is why so much of the new road
lengths go across rather than down the site.
12.23 The layout also includes a significant tree landscape buffer along the northern
edge of the site. This screens the nearest dwellings from the existing road,
albeit the provision of this buffer will need to be secured by condition. The
buffer wraps around to the eastern edge according with the site consideration
of policy SA8 detailed in point e) of paragraph 10.1 of this report.
12.24 On site amenity green space, open space and play provision will accord with
the guidance set out in Policy S25 of Part 1 of the Local Plan (and the
considerations of policy SA8 of Part 2). Policy S24 of the Part 1 also seeks to
promote the creation, enhancement, maintenance and protection of a range of
green infrastructure assets which contribute to natural and man-made spaces.

12.25 The Allerdale Supplementary Planning Document (SPD) informs the
assessment of policy compliance. It provides a standard of 0.65ha or 6,500m 2
per 1,000 population. Therefore 15m2 of amenity greenspace will be required
per dwelling. The total amount of on-site amenity greenspace required is 81 x
15 = 1,215 m2. In the case of provision for children and young people, the
Allerdale standard is 0.06ha or 600m2 per 1,000 population. Therefore 1.34m2
of provision for children and young people will be required per dwelling. The
total amount of on-site provision required is, therefore, 81 x 1.34 = 108.54 m2.
12.26 Key principles proposed for the development are to arrange some of the
houses in clustered groups around public open space combined with tree
groups. The western and southern landscaped areas will incorporate areas of
public open space and the SUDs provision and a pumping station. The public
open space and children’s play areas comprise of significant areas of open
space and play areas, including informal equipment in the woodland walk and
the more formal equipment of the central play area. The play areas comprises
of pieces of timber play equipment to include a swing frame, triple somersault
bars, a slide, balance beam and sitting poles.
12.27 A substantial 1.78 ha of the site is dedicated to such green infrastructure and
open/play space. This provision, as a wider benefit arising from the proposal,
is afforded significant weight in the overall balance.
12.28 At this stage no demolition of the farm buildings within the western part of the
allocation beyond the application site is proposed. The considerations in
policy SA8 relating to the contamination effects arising from the
redevelopment of this farmyard and the reuse of the stone (see points g) and
h) of paragraph 10.1 of this report) are not relevant. The development of the
portion of the site proposed does not preclude the necessary investigation of
potential contaminants in the farmyard and use of the stone in later phases in
the future.
Landscape Character and Visual Effects
12.29 Landscape effects are concerned with changes to the physical landscape,
including effects on its character as a whole and on the individual elements
contributing to this character. It is predicted that the landscape receptors likely
to be affected during the construction and operation of the proposed
development would include the Lowland landscape character type and Urban
Fringe sub type (and adjacent Ridge and Valley sub-type) as defined by the
County Landscape Character Assessment. Physical features on the site such
as improved grassland and some hedgerow will require removal to
accommodate the proposed development.
12.30 There would be a direct loss of 4.67 Ha of semi-improved grassland and
hedgerow to accommodate the development, including the new junction
sightlines, including removal of hedgerow. The loss of these landscape
features would be perceptible over a localised area but represent a small
negative effect on a landscape element of medium-low value. This landscape
harm must be assessed in the overall balance but it has to be acknowledged

that the development of this allocated site for housing will result in change and
the approach adopted by the applicant minimises the harm.
12.31 A Landscape Visual Impact Assessment has been submitted and concludes
that, due to the limited height of the proposed development and presence of
landscape features including extensive trees and hedges, the proposed
development would be unlikely to cause any significant landscape and visual
effects on receptors beyond approximately 2 Km from the site. The landscape
of the site or its immediate surroundings is urban fringe. The large scale
structure of the electricity sub-station adjacent to the site and residential
development on the eastern edge of Stainburn influence the character. The
site and the immediate landscape are of medium-low landscape value.
12.32 The proposed development is likely to give rise to visual effects as a
consequence of the character of the site changing from an area of improved
grassland to an urban form. Visual receptors likely to experience a negative
effect change in their views during construction and operation include local
motorists and nearby residents. For residents at home in properties
immediately adjacent to the site at Stainburn Road, Stainburn Old Hall and
Briery Acres the overall visual effect on their views would be moderatesubstantial. This effect would be negative as the proposed development would
change the character of their views. The level of change for residents at home
in some properties on the eastern side of St Andrew’s Road and Wentworth
Park to the south-west would be moderate and for most properties slight; due
to their distance from the proposed development, oblique and obscured
nature of the views and due to intervening houses. For residents at Middle
Moor to the east, the overall visual effect on their views would be moderate as
the proposed development will be perceived as part of the existing urban
edge. The effect on the adjacent events site at Rivendell will be slight as the
views will be partially screened by the landform and trees. Members are
reminded that the loss of a private view is not a material planning
consideration.
12.33 There will be some longer distance views from the elevated ground to the
north (east of High Seaton) and from the Lakeland fells to the south-east, but
the long view distances will ensure that any visual effects will be negligible.
Views from the north around Seaton and within the valley of the River
Derwent are curtailed by the wooded south bank of the valley, in particular the
mature trees of Small Wood which lies approximately 100m to the north of the
site. Views from the west are restricted by the settlement of Stainburn and the
undulating landform, although properties on the eastern edge of the
settlement will be affected. Views from the south are restricted by the
undulating landform approximately 1 Km from the site. Views from the east
are also curtailed by the undulating landform with mature trees at
approximately 1 Km from the site which prevents views from all properties in
the settlement of Great Clifton.
12.34 There are no public rights of way within or immediately adjacent the
development site. The closest PROWs run to the north of the River Derwent
(1 Km to the north-east of the site) and the National Cycle Route 71 lies

1.27Km to the north of the site at its closest point. The effect of the proposed
development on the views of people using these footpaths would be no worse
than slight due to the minor scale of change in their views which are restricted
by the existing trees and landform.
Heritage
12.35 Policy S27 of the Local Plan Part 1 seeks the preservation of heritage assets
and their settings to safeguard their historic value and significance. It is
consistent with the NPPF and is used to inform an assessment against the
duty in section 66 of the Listed Buildings Act.
12.36 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.”
12.37 The application was supported by a heritage statement. 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. The report identifies 1 listed building, the setting of which could be
affected by the development, Stainburn Old Hall. Officers consider this is the
only designated heritage asset that could be affected by the proposal. One of
the site considerations in policy SA8 of Part 2 explicitly mentions the Hall
advising that dwellings should not be closer to the highway than 122
Stainburn Road to protect its setting.
.
12.38 The Grade II listed17th Century house is situated approximately 60m to the
north of the site set within grounds with mature trees. The listing describes it
thus;“ List Entry Number: 1138229
Grid Reference: NY 02242 29305
6/77 Stainburn Old Hall 6.6.51 II
House. early C17. Thick cement roughcast walls under slate roof with coped
gables; roughcast chimney stacks. 3 storeys, 3 bays. Gabled stone porch has
C20 door in chamfered stone surround and oval overlight, both under
hoodmoulds. Cross-mullioned windows under hoodmoulds. Top-floor 2-light
windows are all blocked. Probably the site of the medieval manor house
destroyed by the Scots in 1315, afterwards rebuilt and referred to in C15
documents.”
12.39 The significance of the asset is derived from its architectural and historical
qualities but also its setting. It is clear that, historically, it stood within open
countryside above the River Derwent with a cluster of farm buildings and
cottages within the hamlet of Stainburn. Some of the land was part of the
functional setting of the Hall. Over the C20th, development has filled the gap

between Workington and the Hall (as well as the site). This has substantially
and irrevocably changed the setting of the hall and its contribution to the
asset’s overall significance has rather diminished, albeit most of this change
occurred before the listing in 1977.
12.40 In terms of harm to this setting, it is considered this is less than substantial,
the harm tempered by the intervening mature trees and distance. The specific
layout proposed responds to the site consideration in SA8 and further reduces
the impact through the frontage landscaping proposed.
12.41 Turning to archaeology, an archaeological desk-based assessment concluded
that the development does not physically impact upon any known
archaeological features. The study area was not favourable to past settlement
as on the low-lying ground it remains boggy and to the north and there is a
severe slope that would require terracing for any form of permanent
settlement. However, the County Archaeologist notes that records indicate
that the site lies in an area of some archaeological potential. Consequently, it
is recommended that, in the event planning permission is granted, the site is
subject to archaeological investigation and recording in advance of
development. This can be secured by planning condition.
Residential amenity
12.42 S32 of the Local Plan Part 1 is the relevant policy. Given the intervening
distance between the site and existing residential properties, residential
amenity is safeguarded. Planning conditions can address neighbour impacts
during the construction phase via a Construction Management Plan (CEMP).
Within the development itself, in order to address the sloping topography, it is
secured by planning condition that certain gardens are terraced. This will
alleviate the need for high retaining walls that could be considered oppressive
and unneighbourly in nature. There are satisfactory separation distances
between properties to address overlooking and loss of light and sufficient
amenity space is provided for each dwelling with landscaped front gardens
and private rear gardens proposed. A comment has been made in relation to
the proximity of the proposed sub station to dwellings but no objection has
been received from Electricity North West in relation to this juxtaposition, a
suitable buffer being proposed.
Modal shift, vehicular access and highway safety
12.43 Policy S22 of the Local Plan Part 1 provides the basis for assessment of these
issues, albeit members should afford substantial weight to the fact that the
locational sustainability has been tested and accepted through the allocation.
In brief this is a site alongside the route of the X4 and X5 bus routes which, in
West Cumbrian terms, are regular services permitting access to Workington’s
town centre and schools and, by changes at the bus station, to destinations
such as the hospitals in Whitehaven and Carlisle as well as other services and
job providers. The nearest bus stops to the site are located on Stainburn
Road, approximately 210m to the west of the site’s western boundary. There
is also an existing convenience store at the petrol filling station, within an

acceptable walking distance, albeit not via a lit footway and the route
necessitating the crossing of the road twice.
12.44 Nothwithstanding the sustainability of the site, there will inevitably be trips to
and from the site by car and by service vehicles. There is a need for safe
ingress and egress via all transport modes and policy SA8 identifies the need
for a robust Transport Assessment.
12.45 Stainburn Road, directly to the north of the site, is a two-way single
carriageway road approximately 7.2m wide which curves and undulates along
its route. The proposed development will be accessed via a new prioritycontrolled junction which will be located approximately 26m to the east of the
site’s western boundary. The junction has been designed in accordance with
Cumbria County Council’s Development Design Guidance. The proposed
access road is 5.5m wide with 2m wide footways provided on each side of the
road. In accordance with the standards, the kerb radii at the junction onto
Stainburn Road are 6m. As part of the development proposals, a new footway
will be provided on the southern side of Stainburn Road from the site access
westwards for a distance of around 24m. At this point, a pedestrian crossing
point with a refuge island, tactile paving and dropped kerbs will be provided to
enable pedestrians to cross Stainburn Road safely to and from the existing
footway on the northern side of Stainburn Road.
12.46 Details have been provided that demonstrate that appropriate visibility splays
can be provided to meet the County Highways Authority’s standards. 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. The highway
arrangements within the site layout are also accepted by Cumbria Highways,
although technical details can be secured by planning condition. The scheme
provides parking in accordance with Cumbria Highways guidance, 212
parking spaces are required and provided.
12.47 Neighbour consultation responses expressed concern about further capacity
on local roads, notably Moor Road and nearby junctions and the need to
upgrade local roads. Moor Road, which forms a priority junction with Stainburn
Road approximately 300m west of the site’s north western boundary travels
south through Stainburn Village, over the A66, before forming a prioritycontrolled junction with the A595 approximately 2.9 km to the south of the site.
It is a two-way single carriageway road which has footways on both sides
through Stainburn. The A595 can be used to access destinations to the south
such as Whitehaven and Sellafield. Given the relatively small trip rates
associated with the development as detailed in the Transport Assessment,
confirmed as robust by the County Council, it is not considered reasonable to
resist the development on grounds of adverse highway safety impact within
Stainburn or on the wider highway network or require mitigation in the form of
wider highway infrastructure improvements. Again, members are reminded
that such matters have also been tested during the examination of the Part 2
Local Plan. For example, the junction capacity assessments undertaken at the
A66 / Stainburn Road / Workington Academy roundabout show that the

impact of the development on the operational performance of the junction is
immaterial. The residual cumulative traffic impacts of the development are not
significant, and therefore the development passes the threshold of
acceptability set out in paragraph 109 of the NPPF (the severity test).
Flood Risk and Drainage
12.48 The Environment Agency Flood Map indicates that the site is within Flood
Zone 1 and the risk of fluvial flooding to the site is considered to be low. The
site passes the sequential test as set out in policy S29 of the Local Plan Part
1.
12.49 The pluvial mapping suggests there is an overland flow within the
development and this has been designed out within the detailed levelling
design. The risk from all other sources of flooding including from the reservoir
asset to the north of the site is considered to be low. Measures are
recommended in the submitted Flood Risk Assessment which has been
accepted by the County Council in their capacity as Lead Local Food
Authority. These include:



Finished floor levels will be set a minimum of 150 mm above surrounding
ground levels;
Engineering site levels to provide positive drainage away from buildings
and others receptors, and towards the site drainage; and
Construction of a suitably designed drainage system with adequate
capacity and storage volume to manage surface water for events up to the
1 in 100 year design storm, including a suitable allowance for climate
change.

12.50 The drainage design will be in accordance with the principles of SuDs.
Infiltration will not work with the topography and soil conditions. Surface water
discharge will, instead, be to a watercourse, restricted to a rate of 28 l/s. On
site attenuation will be needed to restrict flows and provide the necessary
filtration to accord with SuDs principles.
12.51 Foul flows from the development will gravitate into the UU sewers to the north
of the development, and via an adopted pumping station and rising main, to a
rate agreed with United Utilities and this can be secured by planning
condition.
Ecology
12.52 Policy S35 of the Local Plan Part 1 seeks to ensure that assets for
biodiversity will be maintained and improved, with the safeguarding of the
habitat of protected species. Members are also reminded that one of the site
considerations detailed in policy SA8 is that there should be opportunities for
biodiversity enhancement. The consideration advises that there is scope to
include habitat creation within the development to retain and enhance existing
hedgerows and plant additional screening using native species of local
provenance. It continues by suggesting that the installation of bird and bat

boxes within the development would also offer biodiversity benefits. It advises
that the stream corridor should be protected using a wide buffer zone of
additional native planting and retention of the marshy grassland; a small
reedbed is recommended.
12.53 The application was supported by an ecological survey to evaluate the
protected wildlife, flora and fauna on the site. The site comprised of
agricultural fields, a small number of mature trees, hedgerows and a small
stream which runs east west on the southern boundary of the site. The fields
used for grazing had no evidence of protected or notable plant species.
12.54 The closest statutory protected site is the River Derwent & Bassenthwaite
Lake Special Area of Conservation (SAC) and River Derwent & Tributaries
Site of Special Scientific Interest (SSSI) which overlap each other and are
358m to the north of the site. The main habitat here are fen, marsh and
swamp, river and standing open water. Following comments from Natural
England addressing that the proposed attenuated surface water SUDS
scheme would discharge into a watercourse that is a tributary of the River
Derwent Special Area of Conservation SAC, an Appropriate Assessment
under the Habitat Regulations was undertaken. Mitigation measures have
been addressed to ensure that the proposed works will not cause significant
effects on the protected features of the SAC. These mitigation measures can
be secured in a Construction Environmental Management Plan condition.
12.55 There is one other SSSI, a Special Protection area (SPA) and two Local
Nature Reserves (LNRs) within 5km of the proposed development site. There
are no National Naturel Reserves (NNRs) within 10km and no non-statutory
protected sites within 1km of the proposed development site.
12.56 In terms of protected species, having assessed the submission, the following
conclusions can be reached:a) Badgers - There was no evidence of badgers on site or the nearby
area on the date of survey. There is limited suitable habitat for badger
sett creation immediately to the south of the site, however this area is
potentially flooded regularly by the nearby stream, making this
potentially unsuitable for badger sett creation. The grassland within
fields are of suitable habitat for badger foraging and commuting. There
are no records of badgers in the local area. It is considered that there
is a low value for badgers commuting and foraging on site. If left
unmitigated there is the potential for badgers to fall into site
excavations and become entrapped.
b) Bats - There are two mature ash trees and two which are deemed to
be of low value to roosting bats. The hedgerows on site are considered
to be of good habitat for commuting and foraging bats. There are
historical records from the local area indicating that there are several
maternity roosts of pipistrelle bats and unidentified bats in the near-by
vicinity. If left unmitigated there is the potential that the felling of the low
value trees could potentially lead to the destruction of a bat roost and

cause the injury or death of a small number of bats. If uncompensated
for, the removal of hedgerows could cause the fragmentation of the
local bat population and the destruction of foraging habitat which could
lead to a reduction of the local bat population.
c) Great Crested Newts - There are no ponds within 500m of the site. It
would therefore be unlikely that great crested newts would be found on
site as this species does not tend to migrate more then 500m away
from breeding ponds during the terrestrial stage of their lives. There is
no connectivity to the site from ponds further afield and no refugia
within the grassland on site and no records of great crested newts in
the local area. It is considered there is a negligible value to great
crested newts on site.
d) Nesting Birds - There is potential nesting habitat within hedgerow and
mature trees on site. It is considered that these habitats are of
moderate value to nesting birds.
e) Reptiles - There are no records of reptiles in the local area and no
evidence of reptiles on site. There was limited habitat for reptiles on
site due to the grassland within field one and two being regularly
disturbed by livestock. There is very limited suitable habitat within field
margins of the site and very little/ no connectivity of reptile species to
site. It is considered that there is a negligible value to reptiles on site.
f) Other Wildlife - There is suitable habitat for hedgehogs to commute
and forage along and for brown hare (to nest within. If left unmitigated
there is the potential for animals to fall into site excavations and
become entrapped. There is also the potential for the loss of nesting
habitat for brown hare.
g) Invasive Species - No invasive species – including non-native invasive
species listed on Schedule 9 of the Wildlife and Countryside Act 1981
(as amended) were recorded within the site extent at the time of the
site survey, or within habitats adjacent to the site
12.57 It is clear from the above that mitigation is not only required to respond to the
effects of surface water run-off to the River Derwent but also to safeguard
bats and nesting birds during construction works excavations and the use of
sensitive lighting). Mitigation, compensation and enhancement measures to
protect and enhance habitats including trees and hedgerows and species as
addressed in the ecological report can be secured by planning condition.
12.58 Two bat boxes should be installed (for mitigation purposes) and an area of
site retained as a wildflower meadow and this will compensate for the loss of
brown hare nesting habitat and foraging habitat for hedgehogs and badgers.
Members are advised that net biodiversity gain, to accord with policy SA8 of
Part 2, can be realised through the enhancement measures specified in the
submitted ecological report:-

a) In addition to the 2 boxes required for mitigation, 15% of residential
dwellings should have a bat roosting feature (bat loft or external bat
box) and bird boxes installed into them. This is to increase the roosting
and nesting opportunities for bats and birds.
b) Landscape planting should use native plant species and/or species of
known wildlife value that will enhance the ecological value of the site
for local populations of invertebrates, birds, bats and small mammals.
12.59 As members will note from the proposed conditions this biodiversity net gain
will require amendments to the plans currently proposed, specifically in terms
of species types. Officers consider this is an amendment of a sufficiently
minor scale that it can be addressed by condition, although members may
consider that it is reasonably required pre-determination.
Broadband
12.60 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. This can be
secured by condition.
Contamination
12.61 A Phase 1 Desk Top Study (DTS) Report and a Phase 2 Ground Investigation
Report for the site have been completed and a desk based Coal Mining Risk
Assessment (CMRA) has considered coal mining risks to accord with policy
SA8. Ground works need to be undertaken in accordance with the Phase 2
Ground Investigation report. Foundations will also need careful consideration
depending on the ground conditions types throughout the site. It is also
recommended that a “watching brief” and “observational technique” be
applied to this site to ensure that, if ground conditions appear to vary from
those identified within this investigation report, then advice should be sought
from a suitably qualified and experienced Engineering Geologist,
Geotechnical or Geo-Environmental Engineer. This can be secured by
planning condition. The scheme is considered to accord with policy S36 with
such a condition in place.
Local Financial Considerations
12.62 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.

13.0

Balance and Conclusions

13.1 The application has been considered against the provisions of the
development plan in the first instance as well as all other material
considerations.
13.2 This site at Stainburn, represents a sustainable location for this scale of
development. The assessment in section 12 above demonstrates accordance
with the policies of both Part 1 and Part 2 of the Allerdale Local Plan,
specifically in relation to site allocations, settlement limits, locational
sustainability, transport modal split, highway safety, ecology, biodiversity net
gain, heritage, landscape impact, visual and residential amenity,
contamination and mining history. Conflict with the Plan is negligible and,
overall, this is a compliant sustainable development.
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 4 affordable housing units on the site and the securing of
a maintenance scheme for public open space, the surface water drainage, and
funding of £15,525 for highways works.

Annex 1
CONDITIONS
Time Limits
1. The development hereby permitted shall be begun before the expiration
of three years from the date of this permission.
Reason: In order to comply with Section 91 of the Town and Country Planning
Act 1990.
In accordance
2. The development hereby permitted shall be carried out solely in
accordance with the following plans subject to the revisions required to
be submitted and approved under conditions 6, 7, 8 and 14:
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o
o

DWG 1866 Detailed Layout House Types
DWG 1866 010 Existing Site Layout
DWG 1866 011 Location Plan
DWG 1866 100 Rev E Detailed Layout
DWG 1866 101 Rev B Hard Surfaces
DWG 1866 102 Rev B Rev B Boundary treatments
DWG 1866 103 Rev B Elevation treatment
DWG 1866 104 Rev B Parking Layout
DWG 1866 107 Rev B Management Layout
DWG 1866 108 Rev E Colour Layout
DWG 1866 109 Rev B Street Elevations
DWG 1866 110 Rev F Detailed Layout
19163-CK-XX-C-52 101 External works
19163-CK-XX-C-52 102 External works
19163-CK-XX-C-90 201 Engineering arrangements
19163-CK-XX-C-90 202 Engineering arrangements
DWG A114782-Poo5 Extent of proposed 40mph zone
A115280 Technical Note 2 April 2020
WOU-179 BT Boxes
Landcape Plan Rev B.
Premliminary Ecological report GH-19-05
Habitat Regulations Screening Report
House types: The Dee (3 bed bungalow), The Esk ( bed bunglow),
The Tunstall (4 bed detached), The Lowther with garage (4 bed
detached), The Gelt V2 (3 bed Semi detached) The Ellen (4 bed
detached), The Eden (4 bed detached), The Derwent (3 bed
detached), The Pettrill (3 bed) and Caldew (2 bed).
o Email regarding amended Viability Assessment 08.07.20
confirming 4 affordable homesfor rent .
o Flood Risk Assessment as amended 02.07.20
o Phase 1 Desk Top Study Report (Prelimiary Environmental Risk
Assessment)

o Phase 2 Supplementary Ground Investigation report 20.06.20
o Final Ground Investigation Report 20.06.20

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 contamination remediation strategy shall be implemented in
accordance with The Phase 1 Desk Top Study Report, Phase 2 Ground
Investigation Report and the Supplementary Ground Investigation report
ref 202004112 dated 4.6.2020.
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.
4. Mitigation meaures to safeguard protected species and habitats during
construction and operations shall be carried in accordance with Chapter
5 Conclusions and Recommendations of the Preliminary Ecological
Appraisal.
Reason: To safeguard the habitat of protected species during construction
and operations in compliance with the National Planning Policy Framework
and Policy S35 and DM17 of the Allerdale Local Plan (Part 1), Adopted July
2014.
5. All hard and soft landscaping works, planting, seeding or turfing shall
be carried out in accordance with the approved Landscaping Plan Rev B
subject to the revisions required to be submitted and approved under
conditions 6, 7 and 8. The approved scheme shall be fully implemented
within the first planning season following the occupation of the
dwellinghouse(s) approved and any trees or plants which within a
period of five 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 others of similar size and species, unless
otherwise agreed in writing by the Local Planning Authority.
Reason: In order to minimsie landscape harm and preserve visual amenity as
well as preserving the setting of Stainburn Hall to accord with policies S4,
S24, S27, S33 and S35 of the Allerdale Local Plan (Part 1), Adopted July
2014 and SA8 of the Allerdale Local Plan (Part 2).
Pre commencement conditions

6. Notwithstanding the details of the approved Landscaping Plan Rev B,
mitigation, compensation and enhancement measures for trees and
hederow shall be carried out in accordance with Chapter 5 Conclusions

and Recommendations of the Preliminary Ecological Appraisal.
Compensation for the loss of existing hedgerow or trees that are
removed shall be replicated onsite in a native species mix the details of
which shall be submitted to and approved in writing by the local
planning authority before development commences. Any landscape
planting shall use native plant species and/or species of known wildlife
value that will enhance the ecological value of the site for local
populations of invertebrates, birds, bats and small mammals.
Reason: To provide appropriate habitat mitigation in compliance with policy
S35 and DM17 of the Allerdale Local Plan (Part 1), Adopted July 2014.
7. Notwithstanding drawing 1866 102 Boundary Treatment Rev B, details of
a mixed species hedgerow boundary treatment for plots 1, 2 and 3
bordering Stainburn Road shall be submitted to the local planning
authority for approval prior to development commencing and shall be
implemented in accordance with the approved details and maintained
thereafter to accord with the requirements of the vehicular access
visibility splays as addressed in condition 12.
Reason: To safeguard and enhance the habitat of protected species in
compliance with the National Planning Policy Framework and Policy S24 and
S35 of the Allerdale Local Plan (Part 1), Adopted July 2014 and policy SA8 of
the Allerdale Local Plan (Part 2).
8. Notwithstanding the details of the approved Landscaping Plan Rev B,
prior to development commencing, details of an area of wildflower
meadow to the south west of the site and woodland green infrastructure
planting to the northern boundary with Stainburn Road (inclusing
frontage hedgerow retention) and their maintenance strategies shall be
submitted to and approved in writing by the local planning authority and
shall be implemented and maintained thereafter in accordance with the
approved details.
Reason: To safeguard and enhance the habitat of protected species in
compliance with the National Planning Policy Framework and Policy S24 and
S35 of the Allerdale Local Plan (Part 1), Adopted July 2014 and policy SA8 of
the Allerdale Local Plan Part 2.
9. 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)

d)
e)
f)
g)
h)

Mitigation measures to reduce adverse impacts on residential
properties from construction compounds including visual impact,
noise, and light pollution.
A written procedure for dealing with complaints regarding the
construction or demolition;
Measures to control the emissions of dust and dirt during
construction and demolition;
Programme of work for Demolition and Construction phase;
Hours of working and deliveries;
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.
10. 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.
11.

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;
c) 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 postexcavation 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).
12.

The development shall not commence until visibility splays providing
clear visibility to the west of 2.4 x 108 metres and to the east 2.4 x 120
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 in accordance with drawing
A114782 P005. 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 development shall be erected and no trees, bushes or other plants
shall be planted or be permitted to grown within the visibility splay. 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.

No development shall commence until 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
in accordance with the principles set out in the Flood Risk Assessment
& Drainage Statement dated 2nd July 2020. 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.

14.

Notwithstanding DWG 19163-CK-XX-C-90 201 Engineering
arrangements, and DWG 1866 102 Boundary Treatments, cross section
details of rear garden levels and boundary treatments showing terraced
levels for plots 21 to 44 inclusive shall be submitted to the local
planning authority for approval. The garden and boundary treatments
shall be implemented in accordance with the approved plans and shall
be retained thereafter as approved.
Reason: In order to preserve visuma amenity through the avoidance of high
retaining walls and to provide appropriate levels of residential amenity for
future occupiers in compliance with the National Planning Policy Framework
and Policy S32 and DM14 of the Allerdale Local Plan (Part 1), Adopted July
2014.
During works / Prior occupation conditions

15.

Construction shall be carried out in accordance with the
recommendations set out in Chapter 6 of the Habitat Regulations
Screening Report FGH-19-05.
Reason: To safeguard the interest features that are relevant for this area of
the River Derwent Special Area of Conservation in accordance with policies
S29 and S35 of the Allerdale Local plan part 1 adopted July 2014.

16.

A verification report (with regard to condition 3) shall be submitted, to
and approved in writing by the Local Planning Authority, prior to the
first occupation of any the dwellings hereby approved.
Reason: To minimise any risk during or post construction works arising from
any possible contamination from the development to the local environment in
compliance with the National Planning Policy Framework and Policy S30 of
the Allerdale Local Plan (Part 1), Adopted July 2014.

17.

In accordance with Chapter 5 Conclusions and Recommendations of the
Preliminary Ecological Appraisal 15% of residential dwellings shall have
a bat roosting feature (bat loft or external bat box) and bird boxes
installed prior to the dwelling being first occupied, the details of the
installation having previously been submitted to and approved in writing
by the local planning authority. The approved installations shall
thereafter be retained.

Reason: To provide the necessary bio-diversity net gain to accord with policy
S35 Allerdale Local Plan (Part 1), Adopted July 2014 and policy SA8 of the
Allerdale Local Plan (Part 2).
18.

Prior to the first occupation of any of the dwellings hereby approved, the
surface water system shall be implemented in accordance with drawings
19163-CK-XX-C-90 201 Engineering arrangements and 19163-CK-XX-C90 202 Engineering arrangements and the submitted Flood Risk
Assessment dated 2 July 2020.
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 and to accord with policy S29
of the Allerdale Local Plan (Part 1) 2014.

19.

Only foul drainage shall be connected to the public sewer.
Reason: To ensure a sustainable means of drainage from the site and
minimise the risk of water pollution to the local water environment, in
compliance with the National Planning Policy Framework and policy S2 of the
Allerdale Local Plan (Part 1), Adopted July 2014.

20.

The highway improvement works shall be implemented in accordance
with drawing A114782 P005 (40mph zone), to include the pedestrian
refuge and pedestrian footway details to Stainburn Road, prior to the
first occupancy of any of the dwellings hereby approved.
Reason: To ensure satisfactory facilities for pedestrians in the interests of
highway safety and to accord with policy S22 of the Allerdale Local Plan Part
1 2014 and policy SA8 of the Allerdale Local Plan Part 2.

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).

Other
22.

The play areas and public open space areas as shown on the approved
drawings referred to in condition 2 shall be completed prior to the
occupation of the 30th dwelling hereby approved and thereafter retained.
Reason: To ensure the satisfactory provision of play areas and open space in
accordance with the National Planning Policy Framework and Policies S2, S4,
S24, S25, S26 and DM14 of the Allerdale Local Plan (Part 1), Adopted July
2014 and policy SA8 of the Allerdale Local Plan Part 2.

23. 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.

