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SUMMARY 

Development of a single self-build 4 bedroom family house within the extensive garden 
of an existing bungalow is acceptable in principle, as it accords with local plan policy in 
terms of siting within the settlement boundary, is of an acceptable scale and design, 
does not raise issues of neighbour amenity, has a minor impact on the setting of a listed 
heritage asset and can be accessed safely.  

 

RECOMMENDATION 

1. That the application is recommended for APPROVAL, on the grounds that the 
development is situated within the settlement boundary and accords with the 
aims of Policy LA1.1 of the Land Allocations Development Plan Document (DPD) 
and other relevant policies contained within the South Lakeland Core Strategy 
and the Local Plan Development Management Policies DPD.  

 

DESCRIPTION AND PROPOSAL 

Site description  

2. The application site is located on an area of land within the centre of Little 
Urswick immediately to the north of the junction of Church Road and a minor 
road that runs to the west of the settlement. The site is located entirely within 
the identified settlement boundary for Little Urswick. The site for the house is 
a small flat area within what is otherwise sloping ground, being part of the 
southern half of a large garden associated with a bungalow called Flailstones.  
The site is elevated approximately 3.5 metres above the carriageway level of 
Church Road along the frontage of which is a stone retaining wall 
approximately 1.8 metres high built on top of outcropping limestone. Opposite 
the site is a property called the Gynring which is Listed Grade II. Within the 
site there is an area of outcropping limestone pavement that falls away 
steeply to the west and there are a number of trees and shrubs located within 
the site. The site sits below the floor level of the existing bungalow with 
access via the existing entrance that serves Flailstones and this will be 
improved to meet current highway layout and construction standards. The site 
is situated within the 30 mph speed restriction for Little Urswick.  

 
Proposal 

3. Erection of a detached one and a half storey dwelling providing 4 bedrooms, 
decked area and detached timber garage, formation of a revised access 
driveway and connection to the public sewer. Construction materials include a 
mix of render and natural stone elevations under a natural slate roof with grey 
coloured upvc windows. 

 

Reason for Committee Decision 



4. The application has been called in by the local member, based on the level of 
local interest and the views of the Parish Council.  

 

HISTORICAL CONTEXT 

5. Relevant planning history: 

• SL/2019/0801 -  Erection of a detached house and detached timber garage 
structure, the formation of a new access driveway to the garage and 
installation of a share d sewage treatment plant.– COU of field to garden 
ground –Withdrawn  

• SL/2019/0168 – Erection of single storey front extension, detached garage 
and retaining wall – Grant  

• IE/2019/0006 – Detached bungalow, garage with office room and porch 
extension  

 

CONSULTATIONS 

Urswick Parish Council: 

6. Objection;  

• Scale of dwelling is too large and inappropriately imposing for such a small 
space as well as having a detrimental impact on a rural village.  

• Inadequate treated water and waste water facilities to the site.  

• Protected limestone outcrop will be unacceptably damaged. 

• Surface water drainage is inadequate.  

• Visibility splay is inadequate as noted by CCC Highways. 

 
Cumbria County Council: 

Highways & Lead Local Flood Authority 

7. Initial objection regarding the available visibility splays and gradient. Further 
comments relating to revised drawings state that required visibility can be 
achieved, requires gradient of driveway and driveway drainage to be 
demonstrated. AS LLFA note that there is no history of flooding oon the site, 
relate that there is a watercourse to the west of the site that should not be 
obstructed.  

8. SLDC  Arboriculture Officer – No objections provided that retained trees  are 
protected during development – Comments that none of the trees within the 
development area are of significant amenity value, but those to be retained do 
provide a significant contribution to the amenity of the area.  Recommends a 
condition requiring submission of a Tree Protection Plan and Arboriculture 
Method Statement before development commences. 

9. SLDC Public Protection – No objections. Comments regarding use of 
treatment plant for foul, suggests contaminated land assessment, noise 
conditions during development. 



 
Neighbours:  

10. Five letters of representation raising the following matters: 

• Overdevelopment of plot, is there adequate garden space? 

• House will be visible  

• Dominant position 

• Removal of trees will mean house will be visible 

• Existing development at Flailstones has already impacted on the area 

• Access has been altered and metal railings added to detriment of other 
users at junction 

• Reduction of height of frontage wall will help other user’s visibility 

• Will impact on limestone pavement and natural drainage 

• Concerns over the use of a package sewage treatment plant 

 

 

 
 

POLICY ISSUES 

South Lakeland Core Strategy (CS): 

11. Policy CS1.1 Sustainable Development Principles 

Policy CS1.2 The Development Strategy 

Policy CS3.1 Ulverston and Furness  

Policy CS8.2 Protection and Enhancement of Landscape and Settlement 
Character 

CS8.6 Historic Environment 

Policy CS8.10 Design 

Policy CS10.2 Transport Impact of New Development. 

 

Local Plan Land Allocations DPD: 

12. Policy LA1.1 – Development Boundaries 

Local Plan Development Management Policies: 

13. Policy DM1 General Requirements for all Development 

Policy DM2 Achieving Sustainable High Quality Design 

Policy DM3 – Historic Environment 

Policy DM 11 Accessible and Adaptable Homes  

Policy DM12 Self-Build and Custom Build Housing  



National Planning Policy Framework (NPPF) 2019: 

14. Achieving Sustainable Development 

  Promoting Sustainable Transport 

Council Plan 2014 – 2019: 

15. The broad aims of the five year Council Plan are to:- 

Enable and deliver opportunities for economic growth. 

Provide homes to meet need. 

Improve residents’ health and wellbeing. 

     Protect the environment 

 

ASSESSMENT 

16. The key issues that apply to this application are:  

• That it is located within the settlement boundary  

• Size, scale and design; landscape impacts 

• Impact on the setting of the listed heritage asset -The Gynring.  

• Access and servicing 

• Neighbour amenity  

• Drainage and flood issues 

Principle 

17. CS1.2 of the Core Strategy supports new residential development within the 
Local Service Centres, including Little Urswick. Policy LA1.1 of the LADPD 
defines the settlement boundary for Little Urswick and confirms that the 
development needs of the settlement between 2010 and 2025 will be met 
within the settlement boundaries.  

18. The site is located on an area of garden land that is located forward of a 
detached bungalow called Flailstones and is slightly elevated relative to the 
road. The site for the house is a small levelled area that sits approximately 
halfway downslope between Flailstones and Church Road.  The applicant has 
provided some images that show a small stone building close to the site of the 
proposed house, but this village ‘library’ was demolished a number of years 
ago. 

19. In terms of Policy CS1.2 of the Core Strategy the application site is 
considered as within the identified settlement boundary. The overriding 
purpose of Policy CS1.2 is to direct development in accordance with the 
settlement hierarchy. This site is considered to accord with Policy CS1.2. 

20. The applicant’s agent has stated the proposal is a self-build exemption under 
the terms of the CIL Regulations. The SLDC Council Plan contains a target 
for 500 self-build homes by 2025 with development management (DM) 
policies that are supportive of this aspiration to provide self–build homes 
within appropriate locations.  



 
21. The relevant policy for self-build is Policy DM12, which states that the 

following locations are considered appropriate in principle for self-build and 
custom build housing and will be considered positively in determining 
applications: 

a. within Principal, Key or Local Service Centres; 

b. within or on the edge of small villages and hamlets in accordance with 
Policy DM13 (Housing Development in Small Villages and Hamlets); 

c. on rural exception sites in accordance with Policy DM14 (Rural Exception 
Sites). 

22.  The principle of developing the site for a single dwelling house is therefore 
acceptable. 

 

Design and Landscape  

23.  Policy CS 8.10 and Policies DM 1 & DM2 require that new development is of 
a high quality design and does not have adverse visual or landscape impacts. 
The proposed house is located in a relatively elevated position at the junction 
of Church Road and a minor road, which is also on the outside of a slight 
uphill bend in Church Road when approaching the village from the south. 
Notwithstanding this elevated position the proposed house will be set back 
some 12.5 metres from the roadside wall and is orientated with its front 
elevation addressing the line of the minor road, it will therefore be seen in  
oblique views from Church Road.  

24.  The proposed 1 ½ storey 4 bedroomed house has a truncated T shaped 
footprint of approximately 10 x  8.7 metres with a floor plan that measures 74 
square metres, with a height to eaves of 3.0 metres and to ridge 6.0 metres. 
The design of the house is relatively traditional in style and shows ground 
floor windows with a vertical emphasis, the use of stone facing and render 
finishes under a natural slate roof. The proposed house design shows to the 
west facing gable a first floor ‘Juliette balcony’ window and at ground floor a 4 
metre x 3 metre decked area that is accessed by French windows.  

25. It is considered that in the context of the variety of the modern and traditional 
houses in the locality that the design is acceptable.   

26. Comments from the Parish Council and those also made in representations 
have objected/commented on the size and scale of the house design, and 
that it is not appropriate at this location. The footprint of the house makes 
efficient use of  what is a limited site area  to provide a compact 4 bedroom 
house. A house at this location will have an impact on the streetscene, 
however there are further to the east and through Little Urswick other 
examples of houses, that are both set back from the road frontage and 
elevated relative to the road level. Therefore, this form of development is not 
unusual in Little Urswick. The applicant has provided additional drawings that 
illustrate how the house may appear in the street scene. In the important 
views of the house when seen from Church Road, from the east these will be 
of a stone faced gable. From the south the house will not appear as ‘full face’ 
on, but will be viewed from the bend and slightly uphill section as an oblique  



corner view.  Based on these illustrations and the site sections provided it is 
considered that the house will not appear as overly large or overbearing. 

27. There are a number of garden trees within the site and the applicant has been 
careful through a submitted tree report to site the house to minimise the 
impact of the house on retained trees and to avoid unnecessary tree loss, 
especially to the west, south and south east. The submitted report identifies 
the removal of two trees.  The  Arboricultural Officer has commented that 
none of the trees for removal are of significant amenity value, but those to be 
retained  do provide a significant contribution to the amenity of the area 
These will be protected by condition with the requiurement to submit further 
details of their retention and management before work commences on the 
development. The established landscape planting will also soften any the 
visual impacts of the house.  

28. The application shows the provision within  the front of the site a single 
garage, where there is currently sited a metal container. This will be 
constructed  of timber with a simple dual pitch slate roof  with a footprint of 6.1 
metres X 3 metres. This simple building is acceptable as it will be set down 
relative to the frontage boundary wall and will have a minimal impact in the 
streetscene.The submitted drawing also shows additional hedgerow planting 
alonmg the whole of the frontage that will further soften the appearance of the 
garage in the streetscene.  

 

Impact on the Listed Heritage Asset 

29. The development of this land will potentially have an impact on the setting of 
the Grade II Listed house called the Gynring that is located on the opposite 
side of the road junction. However this physical separation, the intervening 
garden ground and the public road means that in terms of the streetscene the 
proposed house will read quite separately to the listed heritage asset. The 
house is of a design that is semi-traditional in appearance and uses materials 
that are commonly used in Little Urswick.  

30. Section 66 of the 1990 (Listed Buildings and Conservation Areas ) Act places 
a general duty on the local planning authority to have special regard when 
considering development which affects a listed building or its setting to the 
desirability of preserving the building or any features of special architectural or 
historic interest which it possesses. 

31. It is considered that in terms of impact on the setting of the listed building, that 
the impacts are minor and that any harm is less than significant.  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 as that heritage assets are 
irreplaceable, any harm or loss should require clear or convincing justification. 
The issue of harmful impacts arising from development proposals as identified 
within Para 196 of the   NPPF must be weighed against any public benefits. 
Less than substantial harm and substantial harm are identified, but not 
defined within the NPPF, however the PPG and recent appeals and recent 
court cases provide useful guidance. This guidance has also confirmed that 



while a finding of substantial harm is a very high test, even slight harm is a 
material consideration that must be weighed in the planning balance.  

32. In making a positive planning balance in favour of the scheme, it is 
considered that there is adequate separation between the listed building and 
the house site that provides a visual separation, this is reinforced by the 
retained tree and shrub planting, the physical change in levels and the 
intervening road and frontage boundary wall. In applying the statutory duty  of 
the 1990 Planning (Listed Buildings and Conservation Areas ) Act that on 
balance the design and use of materials for the house will will retain the 
special architectural or historic interest  of the listed building   

 

Neighbour Amenity 

33. The nearest property is the house called the Gynring, which is located on the 
opposite side of the junction of Church Road and the minor road to the west. 
The applicant has provided a number of sectional drawings that illustrate how 
the house will appear in the streetscene. The proposed house is at an 
elevated position relative to the Gynring, with an intervening distance of 
approximately 24metres across the road junction to the front entrance and 
two first floor windows.. Policy DM2 seeks to ensure that development by 
virtue of design and layout does not worsen or create new impacts on the 
aresidential amenity of neighbouring properties. The neighbours’ concerns 
are appreciated and although there is some potential for a loss of amenity for 
the Gynring, it is considered that this will be minor given the intervening 
retained trees and that it already faces onto a public road.  

 

Access and Servicing  

34.  Policy CS 10.2 requires that development can safely accessed by vehicles 
and has adequate parking and turning space. The proposed house is to be 
accessed via an existing access that currently serves Flailstones. To the west 
the current visibility is restricted by both the geometry of the existing  access 
and by the 1.8 metre high frontage boundary stone wall. To the east the 
visibility is across open verge. As initially submitted CCC Highways objected 
to the proposal based on the lack of visibility to the south and west for 
vehicles entering the village along Church Road or the minor road.  The 
applicant has provided amended drawings to demonstrate that the visibility, 
geometry and gradient of the access bellmouth is compliant with CCC 
requirements. This has involved the reduction of the height of a section of the 
frontage wall to allow a view through to the bend from vehicles approaching 
from the south. CCC have responded to the revisions and have accepted that 
revised visibility and layout plan, however they do comment that the access 
gradient within the site and surface water run-off onto the highway is not fully 
defined This is a technical requirement that does not affect the principle of the 
access arrangement. The applicant has the time of writing the report provided 
a further drawing detail intended to address CCC Highways concerns.  

35. Comment has been made regarding the use of a treatment plant and 
soakaway for the treatment of foul water. The applicant confirmed that it is 
intended to connect to the public sewer. The submitted block plans shows a 



connection from the house to the existing private connection for Flailstones 
into the public sewer.  

 

36. In terms of surface water drainage CCC as LLFA require further details and 
this requirement appears to relate to the potential for runoff onto the public 
road.The revised drawings identify the gradient involved. 

 

Surface Water Drainage  

37. CCC as LLFA  have commented that the site does not have any records 
regarding flooding, however they do comment on the presence of a 
watercourse at the western (lower) part of the site. The LLFA comment that 
this watercourse should not be obstructed or diverted. They seek confirmation  
of surface water flows across the site. The submitted drawings identify the 
use of permeable surfacing to the new driveway and footways serving the 
new house. This will result in no net change in terms of the surface water 
drainage for these areas. The remaining issue of surface water drainage 
relates to the footprint of the house and roof water. Given that the identified 
site area includes land at a lower level and adjacent to the watercourse as 
referred to by  the LLFA,  it is considered that this matter can  be dealt with 
via a condition.  

Biodiversity  

38. Policy DM4 of the DMDPD expects all development proposals to result in an 
environmental net gain for biodiversity, unless it can be demonstrated that it is 
not possible. Paragraph 170 of the NPPF expects all planning decisions to 
enhance the natural and local environment by (amongst other things) 
minimising impacts on and providing net gains for biodiversity.  

39. In this case these shared objectives can be secured by incorporating 
measures into the fabric of the proposed buildings and the associated 
landscaping. This will be attached as a condition.  

Other 

40.  The Environmental Protection Officer comments regarding foul water 
treatment have been superceeded by the use of a connection to the public 
sewer(Para 34 above).  Regarding the contaminated land assessment, the 
site has not been previously developed and this gives no rise to the need for 
an assessment. In terms of a noise condition for development of a single 
house site, it is normal practice at SLDC to put in place such a restriction.  

41. In terms of the outcrop of limestone within the graden area of Flailstones, it is 
confirmed that this is not protected under a Limestone Pavement Order.  

 

CONCLUSION 

42. This application for a single family dwelling is considered to conform to the 
settlement policy CS1.2 contained within the adopted Local Plan as it is 
located within the identified settlement boundary for Little Urswick. The self-



build aspect is relevant, and the site meets the relevant criteria set out within 
policy DM12.  

43. The proposed house is of a scale, size and design that in the context of the 
site is appropriate and accords with Policy CS 8.10 and Policy DM 1.  

44. The revised access arrangement will provide a compliant access not only for 
the proposed house, but also the existing house Flailstones and meets the 
requirements of Policy CS10.2. 

45. The proposed house will have a minor impact on the setting of the listed 
heritage asset – The Gynring, and  accords with Policy CS8.6 & Policy DM3.  

46. Overall, having given careful consideration to the relevant policies and the 
points raised in consultation responses and the letters of representation, the 
proposal is judged to be consistent with the development plan and other 
material considerations. 

 
 

 

RECOMMENDATION:  GRANT subject to:- 

Condition 1 The development hereby permitted shall be commenced before 
the expiration of THREE YEARS from the date hereof. 
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To comply with the requirements of Section 91 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the 
Planning and Compulsory Purchase Act 2004. 

 

The development hereby permitted shall be carried out in 
accordance with the following approved plans:  

1:1250 – Location plan – Dwg No 19028-17 – Received 
04/03/2020 

1:500 – Block plan – Dwg No 19028-16 Rev E  – Received 
04/03/2020 

1:200 – Visibility splay – Dwg No 20144_SCH_01 – Received 
09/07/2020 

1:100 – Ground floor  plan – Dwg No 19028-10 Rev C – 
Received 23/03/2020 

1:100 – First floor plan – Dwg No 19028-11 – Received 
04/03/2020 

1:100 – Elevation plan – Dwg No 19028-14 Rev A – Received 
04/03/2020 

1:100 – Topographical sections – Dwg No 19028-19 Rev A – 
Received 04/03/2020 

1:1250 – Topographical street view – Dwg No 19028-18 – 
Received 04/03/2020 
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Reason: For the avoidance of doubt and in the interests of 
proper planning. 

 

 

a) No site clearance, preparatory work or development shall 
take place until a scheme for the protection of the retained trees 
(the tree protection plan) and the appropriate working methods 
(the arboricultural method statement) in accordance with Clause 
7 of British Standard BS5837 - Trees in Relation to Construction 
- Recommendations has been submitted to and approved in 
writing by the Local Planning Authority.   

b) The tree protection measures shall be carried out as 
described and approved, and shall be maintained until the 
development is completed. 

Reason:        These details are required to be approved before 
the commencement of development to ensure the protection and 
retention of important landscape features in accordance with 
Policy DM4 of the Development Management Policies 
Development Plan Document and Policy CS8.1 of the South 
Lakeland Core Strategy. 

 

a) No development shall take place until full details of both 
hard and soft landscape works have been submitted to 
and approved in writing by the Local Planning Authority 
following the principles as shown on Dwg No 19028-10 
Rev C  - Received 23/03/2020.These details shall 
include:-  

• proposed finished levels or contours  

• means of enclosure  

• car parking layouts  

• other vehicle and pedestrian access and circulation areas  

• hard surfacing materials  

• retained landscape features such as trees together with 
details of how they will be protected during construction.  

Soft landscape works shall include planting plans; written 
specifications (including cultivation and other operations 
associated with plant and grass establishment), schedules of 
plants, noting species, plant sizes and proposed numbers / 
densities and an implementation programme. 

The agreed scheme shall be carried out as approved to the 
agreed timetable.  Any trees / shrubs which are removed, die, 
become severely damaged or diseased within five years of their 
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planting shall be replaced in the next planting season with trees / 
shrubs of similar size and species to those originally required to 
be planted unless the Local Planning Authority gives written 
consent to any variation. 

Reason:        To safeguard and enhance the character of the 
area and secure high quality landscaping in accordance with 
Policies DM1, DM2 and DM4 of the Development Management 
Policies Development Plan Document 

 

No development, other than works to implement the access, shall 
begin until the access and associated alterations have been 
implemented in accordance with the Visibility Splay drawing 
number 20144_SCH_01 Rev B- Received 10/07/2020. 

Reason:        To ensure safe provision of the access for 
construction traffic and subsequent residential traffic in 
accordance with Policy DM1 of the Development Management 
Policies Development Plan Document and Policy CS10.2 of the 
South Lakeland Core Strategy. 

 

Prior to the first occupation of the development, the approved 
parking layout and turning space shall be constructed, marked 
out and made available for use and shall be retained as such 
thereafter.  The parking spaces shall be used solely for the 
benefit of the occupants and visitors of the development hereby 
approved and for no other purpose. 

Reason: In the interests of highway safety in accordance with 
Policy DM9 of the Development Management Policies 
Development Plan Document. 
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a) No superstructure shall be erected until samples and 
details of the materials to be used in the construction of the 
external surfaces of the development hereby approved have 
been submitted to and approved in writing by the Local Planning 
Authority.   

b) Development shall be carried out in accordance with the 
approved details of materials unless otherwise agreed in writing 
with the Local Planning Authority. 

Reason:        To ensure the development is of a high quality 
design in accordance with Policy DM2 of the Development 
Management Policies Development Plan Document and Policy 
CS8.10 of the South Lakeland Core Strategy. 

 

a) A sample panel of the natural stone to be used for the 
external surfaces of the development hereby approved shall be 
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erected at the application site and no superstructure shall be 
erected until written approval for the materials has been given by 
the Local Planning Authority.  The sample panel shall be of 
sufficient size to indicate the method of jointing and coursing to 
be used. 

b) Development shall be carried out in accordance with the 
approved details of materials unless otherwise agreed in writing 
with the Local Planning Authority. 

Reason:        To ensure the development is of a high quality 
design in accordance with Policy DM2 of the Development 
Management Policies Development Plan Document and Policy 
CS8.10 of the South Lakeland Core Strategy. 

 

a) The development shall not be occupied until details of 
surface water management works have been submitted to and 
approved in writing by the Local Planning Authority.   

b) The development shall not be occupied until the approved 
surface water management works have been provided on the 
site to serve the development.  

c) Before any dwelling is occupied / the building is first 
brought into use, a validation report (that demonstrates that the 
drainage scheme has been carried out in accordance with the 
approved plan) must be submitted to the Local Planning 
Authority. 

d) The approved works shall be retained as such thereafter. 

Reason:        To ensure adequate provision is made for the 
management of surface water disposal in accordance with 
Policies DM1, DM6 and DM7 of the Development Management 
Policies Development Plan Document and Policy CS8.8 of the 
South Lakeland Core Strategy. 

 

The sole means of foul water disposal shall be via the public foul 
sewer. 

Reason:        To prevent pollution of watercourses and to ensure 
adequate provision is made for the management of surface water 
in accordance with Policies DM1, DM6 and DM7 of the 
Development Management Policies Development Plan 
Document and Policy CS8.8 of the South Lakeland Core 
Strategy. 

No development shall commence until a scheme demonstrating 
an environmental net gain in biodiversity associated with the 
proposed development, including management proposals for the 
lifetime of the development, has been submitted to, and 
approved in writing by the local planning authority. The scheme 
must be prepared in the context of the relevant advice in the 



 

 

 

 

 

 

 

 

 

 

P & P 
Statement 

Government’s Planning Practice Guidance. The use hereby 
approved shall not commence until the scheme has been 
implemented. Thereafter, the site shall be maintained in 
accordance with the approved management proposals. 

Reason: To meet the requirements of: (1) Policy DM4 of the of 
the South Lakeland Development Management Policies 
Development Plan Document; (2) paragraph 170 of the National 
Planning Policy Framework.; and (3) section 40 of the Natural 
Environment and Rural Communities Act 2006. 

 

In the exercise of its judgement in determining the appropriate 
balance of considerations, the Local Planning Authority has 
acted positively and proactively in determining this application 
proposal, taking into account all material considerations. Material 
considerations include planning policies and any representations 
that may have been received preceding the determination to 
grant planning permission in accordance with the presumption in 
favour of sustainable development as set out in the National 
Planning Policy Framework.  The Local Planning Authority is 
satisfied that its processes and practices are compatible with the 
Human Rights Act and the decisions of the European Court of 
Human Rights. 

 

 

 

 

 

 




