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Valid Date: 01/07/2022 

Location: Land opposite Milestone House 
Waverton 

Applicant: Mr Mark Cleland 
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infill dwellings  

 

RECOMMENDATION 

REFUSE 

1. Summary 

Issue Conclusion 

Principle of Development The principle of development is not 
considered acceptable at this location. The 
development of the site can neither be 
considered as infill or rounding-off of the 
village. The development is not well 
related to the existing built development 
and buildings. The proposals are contrary 
to Local Plan policies S3, S4 and S5 

Highway Issues Officers consider an acceptable and safe 
form of access can be achieved to serve 
the development. 

Drainage Officers consider an acceptable form of 
foul and surface water drainage can be 
achieved for the site. 

 
 
2. Proposal 

 
2.1. The proposal seeks outline consent with all matters reserved for three open 

market residential dwellings.  
 

2.2. The Plans for consideration are:- 
 



DWG01 Rev F Existing and Proposed Site Plans received 7 October 2022 
Design and Access Statement 
Landscape Character Assessment received 7 October 2022 
Policy DM16 Assessment 
 

2.3. The particulars are available to view via the following link:-   
https://allerdalebc.force.com/pr/s/planning-
application/a3X3X00000Hm2AsUAJ/out20220019  
 

 
3. Site 

 
3.1. The application site is located off the A596 that runs through the centre of the 

village of Waverton where the application relates too. The existing use of the site 
is an agricultural field, lying to the south of the highway. The application site only 
relates to the front part of this larger agricultural field with an existing agricultural 
field access into the field direct from the A596, with a concrete access road that 
runs along the west boundary with the north boundary to the road bordered by a 
hedgerow. The site itself is relatively flat with a slight rise from north to south. The 
east and west boundaries are bordered by hedgerows, with some established 
trees in the east boundary and the south open to the wider field. The site 
measures approx. 51m wide by 46m in depth. 

 
3.2. Waverton is a predominately linear village with the majority of development on 

the north side of the carriageway. Sparadic development in the form of houses 
and a petrol station lie to the south of the highway. The site lies in an open 
location with agricultural fields bordering both the east and west. A separation 
distance of approx. 55m lies to the west and 75m to the east. 
 
 

4. Relevant Planning History 
 

4.1. OUT/2022/0016 Outline application for the erection of three infill dwellings – 
Withdrawn.   
 

 
5. Representations 

 
Westward Parish Council 

 
5.1. The proposed development is in excess of 50m from existing properties to the 

south of the A596. As previously pointed out by the Parish Council there has 
been no recent domestic development south of the A596. How can the proposed 
site be classed as infill when it is in the middle of agricultural land.  
 
Environmental Health 

 
5.2. No reply to date. 

 
 

https://allerdalebc.force.com/pr/s/planning-application/a3X3X00000Hm2AsUAJ/out20220019
https://allerdalebc.force.com/pr/s/planning-application/a3X3X00000Hm2AsUAJ/out20220019


Fire Authority 
 
5.3. No reply to date.  
 

United Utilities 
 
5.4. Following a review of the submitted plans and drainage documents, United 

Utilities note the proposals do not interact with the public sewer network for foul 
or surface water. Therefore, we have no formal comment to make with regards to 
drainage proposals. Our records show that there are no known public sewers in 
the vicinity of the proposed development.  
 

5.5. The application has been advertised as a departure from the local plan by site 
notice, press notice and neighbour letter.  
 

5.6. 13 letters of support have been received detailing: 
 
1. The applicant has addressed the drainage issues so the additional dwelling 

won’t over whelm the current drainage. 
2. The hedge blocks the view from the road. 
3. Will help young people have the opportunity to stay in the village and support 

the existing facilities.    
 

 
6. Environmental Impact Assessment 

6.1. The Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 

6.2. The development does not fall within Schedule 1 nor 2 and, as such, is not EIA 
development. 

 
7. Duties 

 
7.1. Does the site affect the setting of a listed building?  

 
No 
 

7.2. Is the site within a designated conservation area? 
 
No 
 

7.3. Is the development likely to have a significant effect upon a Natura 2000 
designation?  
 
No 

 

 



8. Development Plan Policies 
 
8.1. Allerdale Local Plan (Part 1) 

 
Policy S1 Presumption in Favour of Development 
Policy S2 Sustainable Development 
Policy S3 Spatial Strategy and Growth 
Policy S4 Design Principles 
Policy S5 Development Principles 
Policy S6d Area Based Wigton 
Policy S7 A Mixed and Balanced Hosuing Market 
Policy S22 Transport Principles 
Policy S27 Heritage Assets 
Policy S29 Flood Risk and Surface Water Drainage 
Policy S30 Reuse of Land 
Policy S32 Safeguarding Amenity 
Policy S33 Landscape 
Policy S35 Protecting and Enhancing Biodiversity and Geodiversity 
Policy DM14 Standards of Good Design 
Policy DM16 Sequential Test for previously Development Land 
Policy DM17 Trees, Hedgerows and Woodland 

 
8.2. Allerdale Local Plan (Part 2) 

 
Policy SA2 Settlement Boundaries 
Policy SA3 Affordable Housing  
Policy S33 Broadband 

 
9. Other material considerations 
 
9.1. National Planning Policy Framework (NPPF) (2021) 

 
9.2. Allerdale Council Strategy 2020-2030  

 
 
10. Policy weighting 

 
10.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, 

if regard is to be had to the development plan for the purpose of any 
determination to be made under the Planning Acts, the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise. This means that the Allerdale Local Plan (Part 1) 2014 and the 
Allerdale Borough Local Plan (Part 2) 2020 policies have primacy. 

 
 
 
 
 
 
 



11. Assessment: 
 

Principle of development 
 
11.1.  Policy S3 of the Allerdale Local Plan (Part 1) sets out the settlement hierarchy 

for Allerdale. It defines the settlement hierarchy, which sets out the role of 
settlements, including the form of scale of development that would be expected 
within the towns and villages and what is acceptable in the open countryside.  
 

11.2.  Waverton is an infill and rounding off village as defined by Policy S3 of the 
Allerdale Local Plan, Part 1 where only very small-scale development that is well 
related to the village may be appropriate to respond to local needs and to 
contribute to the vitality of rural communities.  

 
11.3.  For this level of the hierarchy settlement boundaries have been removed. 

Instead, development is being directed by criteria outlined in Policy S5 for very 
small scale appropriate rounding off and infill plots. 

 
11.4.  The site is clearly not recognisable as rounding off development, and in officer’s 

opinion nor as infill development.  
 
11.5.  The development seeks outline consent for the erection of 3 dwellings. The 

design and access statement details that the applicant lives in the village with 
him family, and it is increasingly difficult for young local people to stay in the 
village when they move out of their parent’s home. Therefore, the proposal is for 
three family homes to support the local economy and communities of Waverton 
and Wigton and allow people to stay in the village.  

 
11.6.  The submission details that two of the homes would be for the applicant’s sons 

that currently work in the Waverton area and would be happy for a local 
occupancy to be attached to the approval. 

 
11.7.  Members are reminded that whilst officers would wish to provide new homes for 

the community there are no local plan policies that would stipulate the inclusion 
of a local occupancy condition. 

 
11.8.  Paragraph 80 of the National Planning Policy Framework February 2021 is 

applicable to the proposal. Within this, it is indicated that planning decisions 
should avoid the development of isolated homes in the countryside.  

 
11.9.  The supporting text to accompany Policy S5 clarifies that infill and rounding-off 

development sites would be within the existing fabric of the village, confirming 
the criteria within the policy which states that infill and rounding-off 
developments must respect the appearance and the character of the settlement, 
must be within or well-related to the form of the settlement and to existing 
buildings within it, and protect, maintain and enhance the local distinctiveness, 
character and landscape and historic setting.  

 
11.10.  The text also details that all development within infill / rounding off villages will 

be of a very small scale and relative to its size. Proposals for larger scale 



development in Infill / Rounding Off Villages, or development which does not 
comply with the criteria in S5 will be directed to the appropriate tier of the 
settlement hierarchy.  

 
11.11.  Policy S4 seeks high quality design for all developments. Good design not only 

relates to the appearance of a development but to how it functions within its 
location. 

 
11.12.  Whilst this application is only for three plots we need to take into account 

development already approved at the site which constitutes 4 dwellings to the 
east of the village known as Church View Close and also the development 
directly opposite the application at Milestone House which FUL/2019/0117 gave 
consent for the conversion of existing barns to create 3 dwellings and 
OUT/2019/0038 for 5 new build dwellings. These permissions in the current plan 
term have already approved 8 units within the village, with the further 4 at 
Church View Close approved in 2013 but built within the plan period. The 
addition of a further three dwellings would take the approvals upto 15 which is 
over what officers would define as very small scale for this village.  

 
11.13.  Officers also consider the OUT/2019/0038 is critically important to this 

application with the planning permission still live for the development of upto 5 
dwelling and the site has met all of the criteria of an infill development in 
accordance with Policy S5 sited to the northern side of the village. This shows 
that there are available sites within the current limits of the village which could 
be developed and homes come available. 

 
11.14.  Waverton is a linear village with the majority of the development on the north of 

the highway that runs through the village. The 1999 Local Plan that included a 
settlement limit boundary only included land to the north of the village and 
excluded any development to the south of the A596 which included the 
application site. Officers consider this to be relevant when considering how 
development has developed in the village. Whilst there are some historic 
sporadic development to the south of the highway, this part of the village and the 
application site is a rural landscape with development separated by agricultural 
fields and bounded by hedgerows and trees.  

 
11.15.  Policy S5 clearly details that any new development within Infill development 

must be well related to the form of the development and to existing building 
within the settlement. The application site in officer’s opinion is clearly not well 
related to the existing built development of the village of Waverton being sited 
on the south of the highway and isolated from existing buildings. The 
development can neither be considered as infill development with the 
agricultural fields to either side of the application been undeveloped and 
retaining the same open rural character as the application site.  

 
11.16.  The applicant had provided historic maps of the area that shows there was a 

row of cottages located on this site that dated back to pre-1899. However, the 
records show that these buildings were demolished between 1938-1961. This 
was over 60 years ago, with the site reverted to open undeveloped fields.  

 



11.17.  The applicant has provided a revised indicative layout plan which shows the 
three dwellings sited closer to the front of the site with gardens to the rear and 
parking to the front. This is to indicate a development of three dwellings could be 
achieved on site in a similar nature to what was previously on the site. These 
are indicative only, with the layout, scale and appearance reserved if outline is 
approved.  

 
11.18.  In looking at the character of the village, dwellings are sited close to the highway 

creating a rich streetscene to the village when driving along the A596. Officer’s 
consider the siting of dwellings on the proposed site within these three plots 
would not respond positively to the character and distinctiveness of the location 
or integrate well with existing developments contrary to Policy S4 of the Local 
Plan. The site lies separated from existing development on this side of the A596 
with dwellings sited 55m to the west and 75m to the east.  

 
11.19.  Given the time that has lapsed since the demolition of previous isolated 

buildings on the site, the context of this part of the village is now open rural 
countryside. To accept the site as infill development in policy terms, officers 
consider it would be hard to restrict other development on this side of the 
highway as also being infill development which could lead to irreversibly altering 
the character of the village.  

 
11.20.  The proposed development of this greenfield, agricultural land would erode the 

rural landscape character, although the hedgerow to the front would be retained.   
 
11.21.  The acceptance of housing on this site could lead to further applications should 

the principle be established with an outline approval.  
 

11.22.  Officer consider the proposal would not represent infill/rounding off development 
and would represent development of greenfield agricultural land that would 
result in further adverse effects of sporadic development beyond the settlement, 
and would harm the character and appearance of the area. It is therefore 
contrary to Policies S3, S4 and S5 of the Allerdale Local Plan (Part 1). 

 
Highways 

 
11.23.  The applicant has requested that all matters be reserved. However, on the plan 

it indicates that the existing agricultural access would be utilised to serve the 
development. To the front of the site is a grass verge that is in excess of 2.4m. 
The submitted plan demonstrated that visibility splays set back 2.4m and 60m in 
each direction can be achieved.  
 

11.24.  The speed limit through the village is 40mph. Therefore, the visibility splays 
required are 120m in each direction. Officers are satisfied that these splays 
could be achieved from the site and a safe access could be achieved.  
 
Flood Risk and Drainage 

 
11.25.  The development site lies within Flood Zone and is therefore at the lowest risk of 

flooding.  



 
11.26.  It is proposed to install a Marsh Ensign: Ultra 12, Treatment tank, with soakaway 

system to discharge of foul drainage. Surface water is proposed to be disposed 
via soakaways. Percolation tests have confirmed the soil is suitable for 
soakaways. Officers are considered that a suitable foul and surface water 
drainage system could be achieved to serve the development and these could 
be controlled via condition.  

 
  Local Financial Considerations 
 

11.27.  Having regard to S70 (2) of the Town and Country Planning Act the proposal will 
have financial implications arising from New Homes Bonus and Council Tax 
Revenue. 

 
 
12. Conclusions 

12.1. It is the opinion of officers that the application site does not constitute infill or 
rounding off development. Waverton is linear in form with the majority of built 
development sited to the north of the A596. The development of this greenfield, 
agricultural land is not well related to the existing built development of the village 
and would result in further adverse effects of areas of sporadic development 
beyond the settlement. Furthermore, it would not respond to the existing 
character and distinctiveness of the location or integrate well with existing 
buildings contrary to Policies S3, S4 and S5 of the Allerdale Local Plan (Part 1).     

 
13. RECOMMENDATION 

 REFUSE 

Annex 1 

REASONS FOR REFUSAL 
 
1. The proposed development is considered to be poorly related to the 

traditional settlement form and existing buildings within the settlement and is 
not considered to be infill or rounding off development as defined by Policies 
S3, S4, and S5 of the Allerdale Local Plan (Part 1), Adopted July 2014. 

2. If allowed the proposal will act as an adverse precedent for other non-
essential dwellinghouses in the open countryside to the detriment of the 
character of the village.  



 

 
 
 


