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Summary 

SL/2023/0007 

PARISH: Allithwaite and Cartmel    

Barn Hey Farm, Flookburgh Road, Allithwaite, Grange-over-Sands 

PROPOSAL: Application for outline application (some matters reserved) for a residential 

development for up to 40 dwellings 

APPLICANT: L&W Wilson (Higham) Ltd 

Grid Ref: E: 338269 N: 476287 

Committee date: 16th March 2023 

Case Officer: Liz Arnold 

The application has been called in by Councillor Gardner. 

Recommendation  

The recommendation is to approve the application. 
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1.0 Description and proposal 

Site Description 

1.1 The application site comprises an area of agricultural land of approximately 1.65 

hectares, which is located on the western side of Allithwaite. The site is bounded by 

Locker Lane to the west and open fields to the north and east. To the south it adjoins 

the B5277 and wraps around a cluster of existing dwellings, which front the main 

road. 2 of these dwellings, Barn Hey and Barn Hey Cottage are grade II listed 

buildings. In the north eastern section of the site there is a large existing barn, which 

is to be removed.  

1.2 There is an existing farm track, which transects the site, running from the junction of 

Locker Lane and the B5277 to the barn. The land slopes down from north to south.  

1.3 The majority of the site is located within Flood zone 1, however the south eastern 

corner is located within Flood zone 2. 

1.4 The majority of the site (approximately 83%) lies within the development boundary of 

Allithwaite and is a land allocation ‘Land rear of Barn Hey’ for residential purposes 

within Policy LA1.3 of the LADPD. However there is a strip of land to the north of 

approximately 13m in depth, decreasing to 7m where the land allocation went around 

the line of the existing barn. There is also an additional irregularly shaped area of 

land to the rear of the barn of a maximum of 18.5m in depth and 81m in length. 

Proposal 

1.5 The proposal is for outline consent for the erection of up to 40 dwellings, having 

consideration of the access.  

1.6 Details of the appearance, landscaping, layout and scale of the development is 

reserved for future consideration. 

1.7 The application includes an indicative site layout plan, which shows the built form of 

the proposal set within the boundaries of the site allocation and also includes the 

area of land between Barn Hey and Bickley, which currently benefits from an outline 

consent for 4 detached dwellings under application SL/2017/0979.  

1.8 The proposal would be accessed via Locker Lane which would be widened to 5.5m 

with a 2m wide footpath adjacent to the east of the road. A new access road to the 

development will then be created approximately 47m north of where Locker Lane 

and the B5277 road meet. The access road would then extend across to the site in a 

broadly easterly direction.  
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1.9 A pedestrian access is shown on the proposed site location plan running northwards 

from the site to the junction of Locker Lane with Bank Lane and Boarbank Lane, 

giving access to the main village.  

 

Consultations  

Environmental Health 

1.10 No objections have been raised to the development  subject to the provision of 

conditions, which include land contamination; details and implementation of a 

remediation scheme; a Construction Management Plan; hours of operation and 

potential noise impact. 

Arboricultural Officer 

1.11 In the Ecology report Target Note TN7 refers to the species rich hedgerow on the 

Locker Lane roadside boundary that the applicants propose to remove to create the 

site access and necessary visibility splays (section 8.0 Design, Access & Heritage 

Statement). I would recommend that the hedgerow is transplanted to the location of 

the proposed replacement hedgerow, rather than removed. This is in order to retain 

as much of the ground flora associated with the hedgerow as possible. In the event 

Outline permission is granted a future Reserved Matters application would need to 

provide a method statement for this transplanting work, as well as a full landscaping 

scheme for the final layout. 

Development Strategy 

1.12 Informal discussions with the Policy Specialist have confirmed that as this is an 

allocated site, so long as the proposal complies with policy requirements, there are 

no in principle objections.  

1.13 The further submission for reserved matters should pay particular regard to the 

provision of biodiversity net gain and adequate affordable housing. It should also be 

noted that at that time, due consideration should be given to the emerging Allithwaite 

and Cartmel Neighbourhood Plan. 

Street Scene Manager  

1.14 The Street Scene manager previously advised that there are grave concerns over 

the increasing number and length of the cul-de-sacs it is required to service in the 

area. The developer is reminded that Health and Safety Guidelines state that Waste 

Collection Vehicles should not be required to reverse in excess of 12 metres, and 

draws attention to MFS 6.8.2, 6.8.8 and 6.8.12 
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1.15 In the collection of waste and recycling industry there are a disproportionately high 

number injuries and fatalities. Therefore Street Scene requires the Developer to give 

due consideration to the way domestic waste and recycling will be safely collected 

after the development is completed. 

Conservation Officer 

1.16 The Barn Hey Housing Allocation site requires a sensitive scheme due to many 

factors, including the setting of the historic environment comprising grade II listed 

buildings and the local character and landscape. The previous reason for refusal on 

heritage grounds focused on the impact on Grade II listed Barn Hey Cottage and 

Barn Hey Farmhouse due to the extent of the development on higher ground, 

dominating the heritage assets. The harm was considered not justified with the 

absence of assessment of significance and impact. 

1.17 This proposal is for Outline consent to assess the proposed Access only. Details and 

siting of the proposed dwellings is reserved for later consideration. Therefore the 

direct impact on the heritage assets will be considered within the Reserved Matters 

application.  

1.18 Notwithstanding this, the details will be required to have consideration of the 

potential harm, particularly to Barn Hey Farmhouse (G.II) due to being a high point in 

the landscape and Damson Byre (non-designated) due to being adjacent to the 

development. 

1.19 The following improvements to the previous scheme were recommended (non-

comprehensive list): 

- The reduction in height of all dwellings so that none is higher than Barn Hey 
Farmhouse and Barn Hey Cottage. The creative use of various building types 
represented in the area is encouraged with a mix of low two-storey, one and a half 
storeys and single storeys, as well as split levels built in the slope 

- The relocation of dwelling to the south of the site as much as possible, with the 
highest part and outer edges left as gardens/green space and drainage attenuation 
ponds 

- The redesign of the layout so that the buildings along Flookburgh Road are in line 
with the existing buildings and no dwelling is facing  

- The reduction in the number of dwellings/units 
- The redesign of the dwellings to add interest and less repetition of styles 
- The redesign of the road layout with straighter sections, no raised kerbs, dry stone 

walls and hedges instead of fences 
- Details of materials to reflect the local palette 
 

These recommendations should be considered in the details to be submitted. 
 

Housing Strategy 
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1.20 As this outline application is based around establishing the principle of development 

only, Housing Strategy has no detailed comments at this time on the type and extent 

of affordable housing provision needed except to confirm generally that there is a 

continuing need for affordable accommodation in the area. A more detailed response 

will be provided when any full application is submitted in due course. 

Countryside Access Officer 

1.21 There are no recorded public rights of way in the vicinity but I note that a new 

pedestrian path is proposed to link up to the village. There is Guidance with regard to 

public rights of way and our stone and macadam surfacing specifications. I would 

advise that if any furniture is required for livestock cont4rol, that gates are installed 

rather than step stiles.  

Local Highway Authority and Local Flood Authority  

1.22 The proposed access as submitted for consideration under this proposal is 

unchanged to the previous application. The Highways Officer then commented to 

advise that they were satisfied that the necessary 60m x 2.4m visibility splays can be 

achieved from the proposed junction onto Locker Lane and that the existing Locker 

Lane junction with the B5277 is suitable for the increase in trips.  

1.23 Having reviewed the Transport Statement they were satisfied that the increase in 

traffic will not have a material impact on the existing highway network conditions nor 

cause an unacceptable road safety risk. Whilst the links to the village facilities and 

wider public transport network from the site are not brilliant, with the proposed 

improvements they are considered satisfactory in context of this rural location, 

bearing in mind the site's constraints.  

1.24 The Locker Lane junction is currently outside the 30mph speed limit for the village 

and therefore this needs to be moved to incorporate the new development by moving 

the speed limit to the west of the crossroads. The speed limit will also need to be 

moved on the side roads accordingly to locations to be agreed with the Highway 

Authority. The process of doing this is via a TRO process and the applicant will need 

to liaise with our Traffic Team in the South Lakeland area.  

Please note that the applicant will need to enter into agreements with Cumbria 

County Council to deliver off-site highway improvements as discussed above 

and that these will be subject to further design and approval processes as 

necessary.  

1.25 The site is in Flood Zone 1 and therefore at a very low risk from fluvial flooding. 

However, the surface water flood maps show that there is a theoretical flood risk 

running through the site and to the north of the site along the line of the proposed 

footpath.  
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1.26 Provided drainage strategy brings use of the SuDs in form of attenuation, soakaway 

and permeable surfacing for the roads and paving. Provided plans and calculations 

seems acceptable for this development. 

Historic Environment Officer  

1.27 The applicant has commissioned an archaeological desk based assessment of the 

site. The results indicate that the site lies in an area of archaeological potential as 

Allithwaite was a focus for prehistoric activity. Two Bronze Age cremation cemeteries 

have been investigated in separate locations in advance of housing development in 

the village. Other prehistoric burial and earthwork remains are also recorded nearby. 

It is therefore considered that there is the potential for archaeological assets to 

survive on site and that they will be disturbed by the construction of the proposed 

development.  

1.28 Consequently I recommend that, in the event planning consent is granted, the site is 

subject to archaeological investigation and recording in advance of development. I 

advise that that this 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. 

Environment Agency 

1.29 No response. 

NHS Commissioning  

1.30 The CCG has assessed the implications of this proposal on delivery of general 

practice services and is of the opinion that it will have a direct impact which will 

require mitigation with the payment of an appropriate financial contribution. 

1.31 In line with the Planning Act 2008 and CIL Regulations 2010 requests for 

development contributions must comply with three specific legal tests: Necessary; 

Related to development and Reasonably related in scale and kind. 

1.32 We have applied these test and can confirm the following specific requirements 

 Total Chargeable 
units 

Total  Project  

General Practice 40 (96 persons) £ 26,323 Towards extension and reconfiguration at 
Nutwood Medical Practice & Peninsular 
Medical Practice and Cartmel surgery. 

1.33 The obligation should also include the provision for the re-imbursement of any legal 

costs incurred in completing the agreement. 
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1.34 We would highlight “that failure to secure the contribution we have requested 

effectively means that we are objecting to the application”. 

1.35 The proposed development falls within the catchment area of both The Nutwood & 

Peninsular Medical Practice and Cartmel surgery. This need, with other new 

developments in the area, can only be met through the extension and reconfiguration 

of the existing premises in order to ensure sustainable general practice. 

1.36 From an ICB perspective the growth generated from this proposed development 

would not trigger consideration of the commissioning of a new general practice; it 

would however trigger a requirement to support the practice to understand how the 

growth in the population would be accommodated and therefore premises options. It 

is not a resilient, sustainable or attractive service model to commission new practices 

serving a small population, specifically from a workforce perspective. The same 

principle applies to branch surgeries within a close proximity to the main surgery site. 

1.37 It is however important to note that general practice capacity would need to be 

created in advance of the growth in population so that both the infrastructure and 

workforce are in place. We would therefore be seeking the trigger of any healthcare 

contribution to be available linked to commencement of development.  

Electricity North West 

1.38 No response. 

United Utilities  

1.39 Following our review of the submitted Flood Risk and Drainage Strategy (Project ref 

2020.278, Issue No. 3, dated 11 April 2022), we can confirm that whilst the strategy 

for the disposal of foul and surface water is acceptable in principle, there are 

elements of the detailed drainage design that might are not adoptable by United 

Utilities. If the intention is to put the drainage forward for adoption by United Utilities, 

we would request contact is made to our Sewer Adoptions team at the earliest 

convenience to discuss the issues. 

1.40 Should planning permission be granted without resolution of all drainage concerns, 

we request conditions for the submission of foul and surface water schemes. 

1.41 If the applicant intends to offer wastewater assets forward for adoption by United 

Utilities, their proposed detailed design will be subject to a technical appraisal by our 

Developer Services team and must meet the requirements outlined in ‘Sewers for 

Adoption and United Utilities’ Asset Standards’. This is important as drainage design 

can be a key determining factor of site levels and layout. 

1.42 Acceptance of a drainage strategy does not infer that a detailed drainage design will 

meet the requirements for a successful adoption application. We strongly 
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recommend that no construction commences until the detailed drainage design, has 

been assessed and accepted in writing by United Utilities. Any work carried out prior 

to the technical assessment being approved is done entirely at the developer’s own 

risk and could be subject to change. 

Management and Maintenance of Sustainable Drainage Systems 

1.43 Without effective management and maintenance, sustainable drainage systems can 

fail or become ineffective. As a provider of wastewater services, we believe we have 

a duty to advise the Local Planning Authority of this potential risk to ensure the 

longevity of the surface water drainage system and the service it provides to people. 

We also wish to minimise the risk of a sustainable drainage system having a 

detrimental impact on the public sewer network should the two systems interact. We 

therefore recommend the Local Planning Authority include a condition in their 

Decision Notice regarding a management and maintenance regime for any 

sustainable drainage system that is included as part of the proposed development. 

UNITED UTILITIES PROPERTY, ASSETS AND INFRASTRUCTURE 

1.44 A number of public sewers cross the site and we will not allow building over them. 

We require an access strip for maintenance or replacement of each sewer and this 

access must not be compromised in any way. The minimum distances that might be 

acceptable to United Utilities are detailed within Part H of the Building Regulations 

however, we recommend the applicant determines the precise location, size, depth 

and condition of each pipeline as this is likely to influence the required stand-off 

distance from any structure. 

WATER AND WASTEWATER SERVICES  

1.45 If the applicant intends to receive water and/or wastewater services from United 

Utilities they should visit our website or contact the Developer Services team for 

advice at the earliest opportunity. This includes seeking confirmation of the required 

metering arrangements for the proposed development. See ‘Contacts’ Section 

below.  

1.46 If the proposed development site benefits from existing water and wastewater 

connections, the applicant should not assume that the connection(s) will be suitable 

for the new proposal or that any existing metering arrangements will suffice. In 

addition, if reinforcement of the water network is required to meet potential demand, 

this could be a significant project and the design and construction period should be 

accounted for. 

Natural England  

1.47 No objection. Based on the plans submitted, Natural England considers that the 

proposed development will not have significant adverse impacts on statutorily 

protected nature conservation sites or landscapes. 
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Cumbria Fire and Rescue Service  

1.48 Following examination of plans in connection with the above application the Fire 

Authority has no objections in principle to this application.  

1.49 However, it should be noted that access for firefighting and water supplies must 

comply with the following: Approved Document B Volume 1: Dwellings, Requirement 

B5: Access and facilities for the fire service.  

1.50 Reference should be made to Section 13, particularly paragraphs 13.1, 13.4 and 

Table 13.1 which includes the following advice on access from the highway:  

• There should be a minimum carriageway width of 3.7 m between kerbs. (A 3.7m 

carriageway (kerb to kerb) is required for operating space at the scene of a fire).  

• There should be vehicle access for a pump appliance to within 45m of all points 

within dwelling houses or each flat in a block (or install a fire main in the block).  

• A vehicle access route may be a road or other route.  

• Fire service vehicles should not have to reverse more than 20 m. 

• If an alternative approach is taken to providing the means of escape, outside the 

scope of the approved document, additional provisions for firefighting access may be 

required. Where deviating from the general guidance, it is advisable to seek advice 

from the fire and rescue service as early as possible (even if there is no statutory 

duty to consult).  

 

1.51 Hydrants should be provided as per ADB Volume 1: Dwellings, Requirement B5: Fire 

mains and hydrants  

1.52 Reference should be made to Section 14, paragraphs 14.8 to 14.11.  

1.53 ADVISORY  

Additionally, Cumbria Fire and Rescue Service are committed to reducing the impact 

of fire on people, property and the environment. For this reason, it is recommended 

that the applicant should give consideration to the inclusion of a sprinkler system 

within the design of the premises.  

1.54 There is clear evidence that sprinklers and other forms of automatic fire suppression 

systems can be effective in the rapid suppression of fires and therefore play an 

important role in achieving a range of benefits for both individuals and the community 

in general. This is because sprinklers can significantly help to:  

• Improve the time available to escape from a fire  

• Reduce death and injury from fire  

• Reduce the risks to fire fighters who we ask to fight the fires  

• Protect property  

• Reduce the effects of arson  

• Reduce the environmental impact of fire  
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1.55 These benefits may far outweigh the installation costs of new sprinkler systems. 

Crime Prevention Officer 

1.56 It is acknowledged that this application is for outline permission and the Site Layout 

is indicative only. From my interpretation, the dwellings are generally arranged to 

overlook public realm and access routes and thus demonstrate compliance with 

Policy DM2 in this regard.  

1.57 The Site Plan indicates three ‘possible connection points to new footpath to village 

centre’. Two of these appear to be directly addressed by new dwellings (Units 18, 19, 

20 & 21) and (Units 26, 27, 28 & 29). However, the third apparently passes between 

the blank gables of (Units 23 & 24), will not be directly overlooked and consequently 

does not comply with Council Policy.  

1.58 Occupier car parking is predominantly ‘on-plot’ and positioned directly in front of the 

relevant dwellings where they are easily supervised. But car parking to Units 33 and 

34 are positioned against gables, where they are hidden from direct view.  

1.59 The Design, Access and Heritage Statement makes no reference to Policy DM2 and 

there is no information that demonstrates how the development with comply with 

Policy DM2, i.e. Obvious demarcation of public and private spaces. The applicant 

should provide additional information relating to other appropriate crime prevention 

measures for a residential development:  

 Dwellings resistance to burglary – i.e. specification of exterior doors, windows and 

glazing to resist forced entry  

 Garages resistance to burglary – specification of vehicle entry doors  

 Street lighting and dwelling exterior lighting schemes – providing reassurance and 

confidence in the public realm and protecting vulnerable private spaces  

 Provision of intruder alarm systems  

 Secure storage to external waste bins (to mitigate against exploitation as climbing 

aid or source for arson)  

 

1.60 I shall be pleased to advise on any crime prevention issues arising from this 

application, in accordance with current guidance in Secured by Design. 

Allithwaite and Cartmel Parish Council  

1.61 Allithwaite and Cartmel Parish Council strongly OBJECT to this development. 

1.62 This 1.1 ha site offers a significant opportunity to improve what is currently an 

unsatisfactory entrance to the village from Flookburgh. Barn Hey is a Listed building 

and this portion of the B5277 Flookburgh Road is narrow and difficult for both 

vehicles and pedestrians.  
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1.63 The site can accommodate around 30 dwellings, the application SL/2023/0007 is for 

40! The application represents a significant extension beyond the allocation and 

settlement boundary into open countryside. Key issues affecting development in 

Allithwaite (SLDC Local Plan 2013):  

• The distinctive character and topography of the village.  

• The need to mitigate the impacts of unsympathetic 20th century development. 

• The importance of green spaces to the character of the village.  

• The need to sustain local facilities and public transport.  

• The need to provide improvements that both allow and facilitate active travel within 

the village.  

 

1.64 The proposed development contains insufficient highways information to accurately 

assess its impact on highways safety  

• The proposed development contains insufficient drainage information to accurately 

assess its impact on flood risk  

• The proposed development is unable to demonstrate qualitative net gains in 

biodiversity.  

 

1.65 HIGHWAYS ISSUES:  

The size of the development will significantly change the rurality of Allithwaite as will 

traffic management measures. Flookburgh Road acts as a ‘feeder route’ without 

weight or width restrictions and is also the only viable alternative when the A590 is 

closed for any reason. The safety of all users is important for pedestrians, those 

using the Sustrans Cycle Routes, walkers on the Coastal Way, visitors to Humphrey 

Head and annual large-scale events, eg: Flookburgh Steam Gathering.  

 

1.66 KEY ISSUES – PARISH COUNCIL  

• The proposal extends beyond the existing development boundary and land 

allocation boundary  

• Has an exceptional case been made to justify this?  

• Provision of affordable housing is below the 35% requirement  

• The proposals on the landscape impact from the north beyond the development 

boundary  

• Further information is required to assess biodiversity net gains  

• Lack of a broadband and EV charging points  

• The increase in vehicle movements will impact highways safety  

• Affordable dwellings are clustered within the site  

• Number of dwellings proposed exceeds the allocation  

• Surface water run-off could cause localised flooding  

• Impact of the proposed development on existing utilities and services such as 

schools, water, sewage, electricity, localised flooding, highways and GPs  

• Impact of the proposal on protected species  

• Lack of renewables for dwellings  
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1.67 SUMMARY: 

This includes the need for access to be achieved off Locker Lane rather than 

Flookburgh Road; giving careful consideration to the setting of Barn Hey (listed 

building); the development of better pedestrian access into the village, including the 

creation of a direct pedestrian route to the centre of the village; facilitating safe active 

travel and traffic management measures on Flookburgh Road, in particular, 

improvements to The Narrows; and the need to create an attractive entrance to the 

village using a style and layout of development that respects the amenity of existing 

properties and the setting of Listed Barn Hey. There will be a need for Locker Lane 

to be widened along the extent of site boundary as far as the site access point.  

 

1.68 The site is currently a working farm, with the units housing cows and arable land 

used for sheep grazing with the main site access for farm and residential traffic on 

the corner of Locker Lane and the B5277.  

1.69 The application represents a significant extension beyond the allocation and 

settlement boundary into open countryside and, with lack of detail on highways, 

flooding and environmental issues, the Allithwaite and Cartmel Parish Council asks 

South Lakeland Planning to reject this application. 

Public Responses 

1.70 There were 28 representations received raising the following issues: 

- Locker Lane is a single lane without lighting, passing places or path ways and is 

badly pot holed.  

- Access to the lane would draw many through the residential area of Allithwaite 

- Allithwaite has no infrastructure to support this level of expansion 

- Impact and loss of biodiversity. 

- What business demand would draw owners to this area 

- Would the housing add value to the area 

- 40 houses are more than previously rejected 

- Allithwaite is a small village with minimal public transport, shops or even footpaths. 

40 houses will increase accidents, noise and maintenance of overburdened roads 

- Allithwaite and Cartmel Development Plan 2019 states that housing is a burning 

issue amongst the community, just 9% would support developments of more than 10 

houses. 40 greatly exceeds the communities wishes 

- Parking for the current houses is at the entrance to the site and would need 

alternative provision 

- Visibility onto Flookburgh Road is restricted by parked cars and hedgerows, none of 

the local road have footpaths and it is difficult to get anywhere without a car 

- Lack of existing infrastructure including low water pressure, broadband and public 

transport 
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- How will you ensure that flood controls methods will be effective, maintained and 

managed 

- Increased traffic 

- All houses should be 100% PassivHau standards 

- Access path directly to the village should be given or the Narrows given a safe 

pavement 

- The applicant should describe 1-3 price bands rather than ‘affordable’ 

- The project is not in keeping with, nor complementary to, the unique collection of 

conserved, vernacular listed buildings built in the 1700s in this beautiful part of 

Allithwaite 

- Loss of outlook 

- Detrimental impact during construction 

- This is a huge development on the edge of a small village within a conservation area 

with listed buildings which it will overwhelm 

- Government concerns over green belt development where Council’s circumventing 

the views of local residents. Ought the government be informed of this application 

- How would this new build help to contribute to resolving our terrible housing crisis, 

especially when houses in the area increasingly continue to be left vacant, be 

second homes, become holiday-let 

- Ineffective signage around the outlined site renders The Narrows very dangerous 

- This would be a satellite development and not integrated into the structure of the 

village and would not enhance the appearance of the approach to the village or the 

local area 

- The character of the landscape would be changed irreversibly 

- Loss of agricultural land for food production 

- Increased noise and light pollution 

- The school has limited space for expansion and provision for play, sport and outdoor 

learning 

- The village does not need any more high cost housing. Developments should 

provide only starter homes for young, local people to buy or rent 

- You have not posted notices here within the community. This is a dereliction of duty 

on the part of those  in charge of this democratic process 

- Loss of biodiversity 

- It would increase the village’s carbon footprint and not help is at all to achieve 0 

emissions 

- The village already suffers from lack of active travel options – there are few 

pavements meaning pedestrians must walk on the road frequently to go to the pub, 

school & community centre. There is one bus a day to Grange/Kendal, meaning no 

alternative to car transport. If approved additional village services and infrastructure 

are need so existing residents are not disadvantaged 

- Significant increase in density to the allocated provision 

- Increased traffic movements and pressure on the local road network 

- Development would overshadow the houses on Flookburgh Road and the Narrows 

due to the elevation of the site 
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- Flood risk to neighbouring properties 

- Not clear that proposed dwellings would come with Local Occupancy Clauses 

attached or not eg S106 agreement. 50% of Allthwaite is already frequently left 

vacant 

- Little different to the previous application 

- Increase number of cars causing traffic problems throughout the Cartmel peninsula 

- While the proposed new footpath will help to a small extent, it really only aids 

pedestrians from the proposed development to miss a relatively small section of the 

B5277. Pedestrians would still exit out onto an even longer section of road with no 

footpath, several bends, speeding cars and poor visibility 

- The amount of planning applications happening around this area are numerous. The 

roads and the infrastructure cannot sustain it all. In Allithwaite there are no shops, 

services and very limited public transport so all households will need cars and will be 

using them daily 

- There is extremely poor water pressure here. Water tankers are already used on 

Allithwaite Road to try and aid demand. This development would increase demand 

on an already poor system and there does not appear to be any measures in place 

to improve this. The sewage system is also perhaps one hundred years old and is 

never going to be able to cope with the increased use not only from this development 

but also from others around it 

- Exceeds the ‘up to 30 dwellings’ noted in the land allocation so constitutes over 

development 

- Up to 40 dwellings in this space would inevitably have the look of a suburban 

housing estate, not the entrance to a rural village 

- The older buildings, some listed grade 2, would be surrounded. Even if the roofs of 

the new builds were not higher, the historic buildings would be swamped by the 

density and proximity of a modern housing estate 

- There is no clear explanation within the planning documents of proposed traffic 

calming measures to accommodate the estimated 90 new habitants 

- There is some suggestions that the 30mph zone should be in place over a wider 

area however without average speed cameras I can guarantee this speed limit will be 

abused 

- No consideration or mitigation measures for speeding motorists through The Narrows 

- Insufficient highways information to adequately assess the impact on highways 

safety 

- Insufficient parking for residents of The Narrows and people have to park in the small 

off-road section at the bottom of the Narrows. This should be protected as residents 

parking 

- Loss of privacy 

- Disappointed that similar issues such as "loss of private views", "property 

devaluation" and "disturbance due to building operations" are not considered 

- Net gains in biodiversity are not evident 
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- The proposed development would remove sections of hedgerows adjacent to the 

South-West boundary. There is a lack of clear and demonstrable reasoning on why 

removal would aid the delivery of a better development 

- The hedgerows within the site are part of the natural landscape and will be used by 

wildlife to navigate from feeding zones to breeding zones. The reduction of 

hedgerows will result in a reduction of wildlife, flora and fauna. This will impact on the 

appearance of the locality considerably 

- Land Allocation Policy LA1.3 states "The site could accommodate a threshold of 30 

dwellings". The proposed development consists of a total of 43 new properties 

(including the neighbouring 4 homes at Barn Hey that are also being proposed in a 

separate application) 

- On the proposed site plan it is clear to see that dwellings have been squeezed in, 

especially to the right-hand side of the site and also to the south-west corner 

- Strongly disagree with how social and affordable housing has been located within the 

development 

- The proposed number and type of affordable low cost homes for local people is 

inadequate 

- Field and harvest mice live on the site. Harvest mice are a protected species 

 

Officer response:  

Some of the issues, including design, scale of buildings, loss of outlook, overshadowing 

and loss of privacy,  relate to the details given in the previous application, which are not 

relevant as part of this outline proposal for the principle for development and the access.  

 

In line with statutory requirements SLDC are required to either notify immediately 

adjoining neighbours or erect a site notice to the front of the site. Notice of this 

application was published in the weekly list; 53 letters to neighbouring 

properties/interested parties were sent out; a Site Notice was erected on the fence at the 

existing entrance to the site and a press notice was published in the Western Gazette.  

 

One comment alludes to green belt development. Green Belt is a planning designation 

for an area of protected land which lies between two urban areas/Towns/Cities. The 

designation is to impose greater restrictions on development to prevent these 

conurbations merging. This is not a general term for open countryside. 

2 Relevant planning history  

2.1 The notable planning applications relating to the application site are as follows:  

 SL/2022/0355 - Construction of 37 dwellings and associated works (refused October 

2022) 

 SL/2021/0027 – Residential development for 37 no. houses (refused May 2021) 
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 IE/2020/0026 – Pre-application advice for residential development of 35 dwellings 

 SL/2021/0029 – Reserved Matters application for outline approval SL/2017/0979 

(undecided) 

 SL/2017/0979 – Outline application for four detached dwellings with associated 

parking and vehicle access on land east of Barn Hey farmhouse (approved Feb 

2018).  

 SL/2011/0170 – Erection of 3 dwellings & associated garages, including siting and 

means of access (approved July 2013) 

 SL/2008/0083 – Erection of 3 dwellings & associated garages, including siting and 

means of access (approved January 2008) 

3 Relevant planning policies 

National Planning Policy Framework  

Chapter 2, Achieving sustainable development 

Chapter 4, Decision Making 

Chapter 5, Delivering a sufficient supply of homes 

Chapter 9, Promoting sustainable transport 

Chapter 12, Achieving well-designed places 

Chapter 15, Conserving and enhancing the natural environment 

Chapter 16. Conserving and enhancing the historic environment 

Local Development Policies 

South Lakeland Core Strategy Policies (CS) 

CS1.1, Sustainable Development Principles 

CS1.2, The Development Strategy 

CS4. Cartmel Peninsula 

CS6.1 Meeting the housing requirement 

CS6.2 Dwelling mix and type 

CS6.3 Provision of affordable housing 

CS8.1 Green Infrastructure 
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CS8.2 Protection and Enhancement of Landscape and Settlement Character 

CS8.3a and CS8.3b, Open space provision 

CS8.4, Biodiversity and Geodiversity 

CS8.6, Historic Environment 

CS8.7 Sustainable Construction, Energy Efficiency and Renewable Energy 

CS8.8 Development and Flood Risk 

CS8.10 Design 

CS10.2 Transport Impact of new development 

South Lakeland Land Allocations Development Plan Document  

LA1.0 Presumption in favour of sustainable development 

LA1.1 Development Boundaries 

LA1.3 Housing Allocations. Land rear of Barn Hey – 1.1ha 

South Lakeland Development Management Development Plan 

Document Policies (DM) 

DM1 General Requirements for all development 

DM2 Achieving Sustainable high quality design 

DM3 Historic Environment 

DM4 Green and Blue Infrastructure, Open Space, Trees and Landscaping 

DM5 Rights of way and other routes providing pedestrian, cycle and equestrian access 

DM6 Flood Risk Management and Sustainable Drainage Systems 

DM7 Addressing Pollution, Contamination Impact and Water Quality 

DM8 High Speed Broadband for New Developments 

DM9 Parking Provision, new and loss of car parks 

DM11 Accessible and Adaptable Homes 

DM14 Rural Exception Sites 

Other material considerations  

Cumbria Development Design Guide  

Affordable Housing Planning Policy Guidance Note March 2020. 
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Allithwaite and Cartmel Neighbourhood Plan 2022 – 2032 (Submission Version) 

4 Assessment 

The Principle of Development 

4.1 Core Strategy Policy CS6.1 sets the target for the construction of new houses in the 

South Lakeland district between 2003 and 2025. The policy provides an overarching 

strategy for the location in which housing should be delivered. This housing target 

and strategy, together with the spatial strategy, set out in policy CS1.2, informed the 

preparation of the Land Allocations DPD which sought to allocate land to meet those 

requirements.  

4.2 The site comprises an area of predominantly undeveloped green field land of 

approximately 1.65ha. 1.24ha of the site lies within the development boundary of 

Allithwaite. This includes an area of land between Barn Hey and Bickley fronting The 

Narrows, which was previously granted consent for 4 dwellings under outline consent 

SL/2017/0979 and 1.1ha of land allocated for housing development in accordance 

with Policy LA1.3 of the South Lakeland Local Plan Land Allocations DPD. The 

purpose of this allocation is to provide sites for a range of types and sizes of new 

housing to meet the needs of all sectors of the community. Therefore, the principle of 

residential housing development on this part of the site has already been accepted. 

4.3 The Land Allocations DPD states that ‘this site (Land rear of Barn Hey) offers a 

significant opportunity to improve what is currently an unsatisfactory entrance to the 

village from Flookburgh. Barn Hey is a Listed building and this portion of the B5277 

Flookburgh Road is narrow and difficult for both vehicles and pedestrians. The site 

can accommodate around 30 dwellings. Key issues include the need for access to 

be achieved off Locker Lane rather than Flookburgh Road; giving careful 

consideration to the setting of Barn Hey; the development of better pedestrian 

access into the village, including the creation of a direct pedestrian route to the 

centre of the village; facilitating safe active travel and traffic management measures 

on Flookburgh Road, in particular, improvements to The Narrows; and the need to 

create an attractive entrance to the village using a style and layout of development 

that respects the amenity of existing properties and the setting of Listed Barn Hey. 

There will be a need for Locker Lane to be widened along the extent of site boundary 

as far as the site access point’. 

4.4 The proposed development is for up to 40 dwellings, with access off Locker Lane.  

This covers an area of approximately 1.65ha, including the land allocation and the 

area of land situated between Barn Hey Cottage and Bickley, with approximately 

17% of the site extending beyond the development boundary and the site allocation.  

4.5 Policy CS1.2 of the Core Strategy states that exceptionally, new development will be 

permitted in the open countryside where it has an essential requirement for a rural 
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location, is needed to sustain existing businesses, provides for exceptional needs for 

affordable housing, is an appropriate extension of an existing building or involves the 

appropriate change of use of an existing building. 

4.6 Policy DM14 of the Development Management Policies DPD relates specifically to 

rural exceptions sites. Policy DM14 states that housing development proposals 

outside of development boundaries in the Service Centres, and outside of Local Plan 

policy for development on the edge of small villages and hamlets will only be 

considered where they provide 100% affordable housing under the following 

exception site criteria: 1. there is clear and robust evidence of housing need; and 2. 

the housing will be affordable in perpetuity and for people with a local connection; 

and 3. the scheme is of a scale and style appropriate to its immediate surroundings; 

and 4. there is clear evidence of the viability of the scheme; and 5. the site is very 

close to or adjoins a settlement which provides a range of local services and 

facilities, or has good public transport links to a larger settlement with a range of 

services and facilities .  

4.7 Whilst noting the policy requirements for development extending into the open 

countryside, the indicative site layout plan, shows the proposed built form of the 

development set within the development boundary, with the additional land forming a 

green buffer and a proposed pedestrian pathway running across the fields to link with 

the main part of the village to the north. It is therefore considered that the proposal 

would comply with the principles of adopted policy and would be acceptable.  

Density/effective and efficient use of land 

4.8 Policy CS6.6 requires effective and efficient use of land including meeting an 

average density of at least 30 dwellings per hectare unless its location would support 

higher densities or environmental constraints mean that it is not suitable for high 

density development. The proposal has a density of 29.6 dwellings per hectare which 

would be considered acceptable in terms of policy CS6.6. 

Affordable Housing/Housing Mix 

4.9 Policy CS6.3 of the Core Strategy requires the provision of 35% affordable housing 

on schemes of 3 or more dwellings outside of Principle and Key Service Centres. 

The submitted Design and Access Statement confirms that the applicant accepts that 

35% affordable housing will be provided across the site. This can be conditioned if all 

other aspects of the proposal are acceptable. 

4.10 Policy CS6.2 of the Core Strategy seeks to ensure that new development offers a 

range of housing sizes and types, including the need to provide low cost market 

housing as part of the overall mix.  

4.11 Policy CS6.3 of the Core Strategy requires the mix and tenure of affordable housing 

to reflect the identified housing needs of the Housing Market Assessment. 
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4.12 The Strategic Housing Market Assessment (SHMA) recommends that in terms of 

housing the mix should be as follows: 

Market homes; 1 bed (0 – 5 %), 2 bed (35-40%), 3 bed (40-45%), 4 bed+ (15-20%).  

Low Cost Home Ownership; 1 bed (15-20%), 2 bed (45-50%), 3 bed (25-30%), 4 

bed+ (5-10%).  

Affordable rentals; 1 bed (30-35%), 2 bed (40-45%), 3 bed (15-20%), 4 bed+ (5-

10%). 

 

4.13 Although the details of the proposed housing types have been reserved for later 

consideration, the indicative site layout shows the provision of 12 x 2 bed terraced 

properties; 10 x 3 bed semi-detached properties and 3 x 4 bed detached dwellings 

This would broadly reflect the greater need for 2 and 3 properties.  

4.14 Policy CS6.3 of the Core Strategy requires affordable housing to be mixed 

throughout the development. This should be addressed within the reserved matters 

submissions. 

Design/Landscape 

4.15 CS1.1 advises that it must be ensured that a high quality, localised and appropriate 

design is incorporated into all development to retain distinctive character/sense of 

place and enhance the existing built environment.  

4.16 Policy CS8.2 advises that proposals for development should demonstrate that their 

location, scale, design and materials will protect, conserve and where possible 

enhance the special qualities and local distinctiveness of the area. 

4.17 Policy CS8.10 advises that the siting, design, scale and materials of all development 

should be of a character, which maintains or enhances the quality of the landscape 

and, where appropriate, should be in keeping with local vernacular tradition. Design 

that supports the local distinctiveness will be encouraged. New developments should 

protect and enhance key local characteristics of importance and incorporate layouts 

that reinforce specific local distinctiveness.  

4.18 DM1 requires development to respond appropriately to the proposal site s locational 

context, local settlement character and distinctiveness. It should also protect and 

enhance the natural built and historic environment qualities. Similarly Policy DM2 

requires development to respond appropriately to local context, landscape and built 

and natural environment.  

4.19 The outline application is submitted with all matters relating to the layout and design 

of the properties reserved. A plan is included which illustrates an indicative layout. 

Sufficient space exists within the site in which, on further application, an acceptable 

layout should be able to be provided to meet the detailed criteria of design policies 

and of a suitable character, height and type to fit in with the existing properties and 
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the wider character of the village. Details of materials can be conditioned to ensure 

these are appropriate to the area.  

Impact on the Historic Environment 

4.20 The proposed site is located within the setting of Grade II listed Barn Hey Cottage 

and Barn Hey Farmhouse. Policy CS8.6 of the Core Strategy supports the 

safeguarding and (where possible) the enhancement of historic assets and their 

setting. Policy DM3 of the Development Management DPD refers specifically to 

proposal affecting designated or non-designated heritage assets, including its setting 

stating that the impact of the proposal on the significance of the asset will be 

assessed, including whether it causes any harm.  

4.21 Policy DM3 requires the submission of a statement of significance and impact which 

should demonstrate a clear understanding of the assets significance, how the asset 

and its setting will be affected, justification of the proposal, and identification of any 

public benefits.  

4.22 When referencing the impact of a development on the historic environment, 

Paragraph 194 of the NPPF states that any harm to, or loss of, the significance of a 

designated heritage asset (from its alteration or destruction, or from development 

within its setting), should require clear and convincing justification.  

4.23 Paragraph 196 of the NPPF states that where a development would lead to less than 

substantial harm to the significance of a designated heritage asset, this harm should 

be weighed against the public benefits of the proposal.  

4.24 The Barn Hey Housing Allocation site requires a sensitive scheme due to many 

factors, including the setting of the historic environment comprising grade II listed 

buildings and the local character and landscape. The previous reason for refusal on 

heritage grounds focused on the impact on Grade II listed Barn Hey Cottage and 

Barn Hey Farmhouse due to the extent of the development on higher ground, 

dominating the heritage assets. The harm was considered not justified with the 

absence of assessment of significance and impact.  

4.25 No heritage assessment has been submitted with this proposal, to assess the impact 

on the adjacent listed buildings. However as this is an outline proposal with matters 

of design and scale reserved for future consideration, these issues would be 

assessed in detail at the reserved matters stage. 

4.26 An archaeological desk-based assessment has been provided. The results indicate 

that the site lies in an area of archaeological potential as Allithwaite was a focus for 

prehistoric activity. It is therefore considered that there is a potential for 

archaeological assets to survive on the site. The Historic Environment Officer has 

advised that the site is subject to an archaeological investigation and recording in 

advance of development. This can be conditioned if all other aspects of the proposal 

are acceptable. 



 

25 

Residential Amenity 

4.27 Policy DM1 seeks to ensure the delivery of acceptable levels of amenity, privacy and 

overshadowing for existing, neighbouring and future occupiers through the provision 

of adequate spatial separation distance between existing and proposed properties 

and provision of adequate private and shared spaces and landscaping. 

4.28 The proposed development lies to the north and the side of the existing properties. 

The indicative layout shows the development could be accommodated to maintain a 

sufficient distance to ensure there was no loss of amenity to existing occupiers. 

Consideration would need to be given in the reserved matters/detailed scheme to 

ensure that any window to window relationships are acceptable but space is 

available to ensure the detailed layout/design is compatible 

4.29 It therefore considered that the proposal would not result in an un-neighbourly form 

of development. 

4.30 The Technical housing standards – nationally described space standards (March 

2015) sets out requirements for the gross internal floor area of new dwellings at a 

defined level of occupancy as well as floor area and dimensions for key parts of the 

home, notably bedrooms, storage and floor to ceiling heights. This includes the 

provision of a single bedroom with a minimum floor area of 7.5sqm and at least 

2.15m in width. A double bedroom should be at least 11.5sqm with at least one 

having a width of 2.75m and every other bedroom at least 2.55m wide.  

4.31 It advises that a one bed property should have a minimum of 50sqm; a two bed, two 

storey dwelling should have a minimum floor area of 79sqm; a 3 bed two storey 

property should have a minimum of 102sqm and a 4 bed two storey dwelling should  

have a minimum of 115sqm.  

Access and Highway Safety 

4.32 Policy CS10.2 of the Core strategy requires new development to provide safe access 

to the highway network.  

4.33 Para 109 of the NPPF states that applications should only be refused on highways 

grounds when they would result in an unacceptable impact on highway safety.  

4.34 When specifically referencing parking provision Policy DM9 of the Development 

Management Policies DPD states that all developments should have acceptable 

levels of car, motorcycle and bicycle parking. However, levels of parking provision for 

any development will be considered on a case by case basis in consultation with the 

Highways Authority.  

4.35 Public objections to the proposal reference a concern over the increased vehicle 

movements the proposal would result in, particularly the impact this would have on 
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Locker Lane and the Narrows (the point at which the B5277 becomes single lane to 

the east of the site).  

4.36 Cumbria County Council as Highways Authority were consulted on the application. 

They previously advised that the necessary 60m x 2.4m visibility splays can be 

achieved from the proposed junction onto Locker Lane and that the existing Locker 

Lane junction with the B5277 is suitable for the increase in trips.  

4.37 Having reviewed the Transport Statement they are satisfied that the increase in 

traffic will not have a material impact on the existing highway network conditions nor 

cause an unacceptable road safety risk. Although noting that the Transport 

Statement related to the proposed 37 dwellings and the current outline indicates up 

to 40 dwellings, this site incorporates the land to the south east of the allocation, 

which already has outline approval for 4 dwellings. This proposal, at up to 40 

dwellings, would therefore be 1 less than previously considered. 

4.38 Whilst the links to the village facilities and wider public transport network from the 

site are not brilliant, with the proposed improvements they are considered 

satisfactory in context of this rural location.  

4.39 Details of parking provision and the road layout will be considered within the 

reserved matters application. 

4.40 It is therefore considered that the proposal would comply with the principles of 

adopted policy and would be acceptable.  

Drainage 

4.41 Although the proposed site is located within flood zone 1, there is evidence of 

surface water flooding running from the north-east of the proposed site to the 

southwest.  

4.42 Policy DM6 states that new development should include the use of appropriate 

sustainable drainage systems which are designed to control surface water run-off. 

Para 163 of the NPPF goes further to say that new development should not increase 

flood risk elsewhere. 

4.43 The Lead Local Flood Authority were consulted and have advised that the site is in 

flood zone 1 and therefore at a low risk of fluvial flooding. However the surface water 

flood maps show a theoretical risk running through the site.  

4.44 The provided drainage strategy brings use of the SuDs in the form of two attenuation 

ponds, soakaways and permeable surfacing for the roads and paving. Therefore 

provided the plans and calculations are acceptable there are no objections raised. 

Biodiversity and Ecology 
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4.45 Policy DM4 of the Development Management Policies DPD and Para 170 of the 

NPPF require that all development proposals, unless it can be demonstrated that it is 

not possible, should result in environmental net gains for biodiversity. These gains 

are to be qualitative and need to be demonstrated to be a net gain of development. 

Measures to secure net biodiversity gains may include the provision of bird boxes, 

bat boxes, fruit trees, flowering plants and shrubs to enhance ecological networks 

and biodiversity in the vicinity of the site. It also advises that new development 

should protect and enhance existing trees unless there are clear and demonstrable 

reasons why their removal would aid delivery of a better development overall. In the 

context of this policy trees also refers to hedgerows.  

4.46 DM4 is clear in that biodiversity net gains should be quantitative and should be 

clearly demonstrated as a net gain as a result of development. Natural England 

Biodiversity Metric 2.0 is available as a mechanism available to developers to 

calculate biodiversity net gains and demonstrate these to Local Authorities, however 

no such assessment has been submitted.  

4.47 The provision for biodiversity net gain for the proposal will be considered as part of 

the reserved matters application. 

4.48 An ecology survey was submitted in support of the application which concluded that 

bats, badgers and nesting birds are known to occur in the local area, there was 

however no conclusive evidence of any specifically protected species regularly 

occurring on the site or the surrounding areas which would be negatively affected by 

site development following the mitigation proposed. 

4.49 The proposal would result in the removal of a section of hedgerow adjacent to Locker 

Lane to accommodate the improved access and footway and a section of hedge in 

the middle of the site. 

4.50 The Arboricultural Officer was consulted on the application and he has advised that 

in the Ecology report Target Note TN7 refers to the species rich hedgerow on the 

Locker Lane roadside boundary that the applicants propose to remove to create the 

site access and necessary visibility splays. I would recommend that the hedgerow is 

transplanted to the location of the proposed replacement hedgerow, rather than 

removed. This is in order to retain as much of the ground flora associated with the 

hedgerow as possible. Any future Reserved Matters application would need to 

provide a method statement for this transplanting work, as well as a full landscaping 

scheme for the final layout. The requirement for transplanting the hedgerow can be 

conditioned. 

Conclusion 

4.51 The proposed development would be situated within an allocated site and an 

adjoining site with an extant consent, therefore the principle for the erection of 40 

dwellings on this site is considered acceptable. The Highways Officer has advised 

that there are no objections to the proposed access. The 
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proposal would therefore comply with the requirements of adopted policy. Details of 

appearance, landscaping, layout and scale are reserved for future consideration.   

5 Recommendation  

5.1 Subject to the applicant entering into a legal agreement for the provision of 35% 

affordable housing, the recommendation is for planning consent to be granted 

subject to the following conditions: 

Condition (1)  The development to which this permission relates must be begun not 
later than whichever is the later of the following dates: a) FIVE YEARS from the date 
of this permission; or b) the expiration of TWO YEARS from the final approval of the 
reserved matters, or, in the case of approval on different dates, the final approval of 
the last such matters to be approved. Application for the approval of the reserved 
matters must be made not later than THREE years from the date of this permission.  
 
Reason: To comply with the requirements of Section 92 of the Town and Country 
Planning Act 1990.   

 
Condition (2)  No development shall commence until details of the: appearance, 
landscaping, layout and scale (hereinafter called the reserved matters) have been 
submitted to and approved in writing by the Local Planning Authority before any 
development begins and the development shall be carried out as approved.  
 
Reason: To ensure a satisfactory standard of development on site.  
 
Condition (3) The details of access hereby permitted shall be carried out in 
accordance with the following approved plans: 
 
Location Plan, 2148-003 Rev A, received 4 January 2023 
Proposed Site Layout, 2148-10 Rev A, received 27 February 2023. 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 
Condition (4) No development shall take place, including any works of demolition, 
until a Construction Method Statement has been submitted to, and approved in 
writing by the Local Planning Authority. The Statement shall provide for:- 

i) Construction vehicle routing;  
ii) loading and unloading of plant and materials; 
iii) storage of plant and materials used in constructing the development;  
iv) the erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate;  
v) highway cleaning and wheel washing facilities;  
vi) measures to control the emission of dust and dirt during construction;  
vii) a scheme for recycling / disposing of waste resulting from demolition and 

construction works; and  
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viii) measures to control noise and vibration. The approved Construction 
Method Statement shall be adhered to throughout the construction period. 

 
Reason: These details are required to be approved before the commencement of 
development to safeguard the amenity of neighbouring occupiers in accordance with 
National Planning Policy Framework - Chapter 2 - Achieving sustainable development, 
para 8 and Chapter 12- Achieving well-designed places, para 127. 

 
Condition (5) Having regard to the findings of the Ecological Survey, details of measures 
to provide biodiversity net gain shall be submitted to and approved in writing by the 
Local Planning Authority at the same time as the reserved matters application. The 
approved details shall be installed prior to the first occupation of the dwellings and shall 
be retained and maintained within the development at all times thereafter, and replaced 
where necessary.  

 
Reason: For the avoidance of doubt and to ensure a bio-diversity net gain in accordance 
with Policy DM4 of the Development Management Policies Development Plan 
Document and Policy CS8.4 of the South Lakeland Core Strategy. 
 
Condition (6) Prior to the construction of the proposed access to Locker Lane, the 
existing hedgerow identified in the Ecology Report Target Note TN7 shall be 
transplanted to the location of the proposed replacement hedgerow. 
 
Reason: In order to retain as much of the ground flora associated with the hedgerow as 
possible to ensure the preservation of existing biodiversity in accordance with Policy 
DM4 of the Development Management Policies Development Plan Document and Policy 
CS8.4 of the South Lakeland Core Strategy. 
 
Condition (7) No development above ground shall be carried out until 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. 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 extension respects the design of the parent building in 
accordance with Policy DM2 of the Development Management Policies Development 
Plan Document and Policy CS8.10 of the South Lakeland Core Strategy.  

 
Condition (8) As part of the submission of the first reserved matter a foul water drainage 
scheme shall include the following as a minimum: 
 
(i) Full details of any connections to the foul sewer network and any necessary 
infrastructure; 
(ii) Ground and finished floor levels in AOD; 
(iii) Identify any parts of the site where foul pumping is necessary. Thereafter the scheme 
shall minimise the number of pumping stations throughout the site; 
(iv) The timing arrangements, storage requirements and rate of discharge for any pumped 
foul discharge; and 
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(v) A strategy for any temporary arrangements during construction of the development. 
The development hereby permitted shall be carried out only in accordance with the 
approved drainage scheme and retained thereafter for the lifetime of the development. 
 
Reason: To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution. This condition is imposed in light of policies within the 
NPPF and NPPG. 

 
Condition (9) All private paths, private driveways and other private hardstanding areas 
shall be constructed of permeable surfaces. The details for these permeable surfaces 
shall be submitted to the Local Planning Authority and approved in writing prior to the 
commencement of development. The development shall be constructed in accordance 
with the approved details and the permeable surfaces shall be retained thereafter for the 
lifetime of the development. 
 
Reason: To promote sustainable development and to reduce the risk of flooding and 
pollution. 

 
Condition (10)  

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.  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  

 minor artefacts and structures (e.g. furniture, play equipment, refuse or other 
storage units, signs, lighting, etc.)  

 communications cables, pipelines etc. indicating lines, manholes, support and 

 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 program. 

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 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. 
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Reason:        These details are required to be approved before the commencement 
of development to safeguard and enhance the character of the area and secure high 
quality landscaping in accordance with Policies DM1, DM2 and DM4 of the of the 
Development Management Policies Development Plan Document 

 
Condition (11) The development shall not commence until visibility splays providing 
clear visibility of 60m measured 2.4m down the centre of the access road and 
nearside channel line of the carriageway edge have been provided at the junction of 
the access road with the county highway. Notwithstanding the provisions of the Town 
and Country Planning (General Permitted Development) (England) order 2015 (or 
any Order revoking and re-enacting that Order) relating to permitted development, no 
structure, vehicle or object shall be erected, parked, or placed and no trees, bushes 
or other plants shall be planted or permitted to grow within the visibility splay which 
obstruct the visibility splay. The visibility splays shall be constructed before 
development of the site commences so that the construction traffic is safeguarded.  

 
Reason: In the interests of highway safety, in accordance with Policy DM1 of South 
Lakeland Development Management Policies Development Plan Document and 
Policy CS10.2 of the South Lakeland Core Strategy. 

 
Condition (12) Any proposed carriageway, footways, footpaths, cycleways etc within 
the site shall be designed, constructed, drained and lit to a standard suitable for 
adoption and in this respect further details, including longitudinal/cross sections, shall 
be submitted to the Local Planning Authority for approval before work commences on 
site. No work shall be commenced until a full specification has been approved. These 
details shall be in accordance with the standards laid down in the current Cumbria 
Design Guide. Any works so approved shall be constructed before the development is 
complete. 
 
Reason: To ensure a minimum standard of construction in the interests of highway 
safety. 
 
Condition (13) The surface water drainage scheme must be in accordance with the 
Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) 
or any subsequent replacement national standards and unless otherwise agreed in 
writing by the Local Planning Authority, no surface water shall discard to the public 
sewerage system either directly or indirectly. 
 
The drainage scheme submitted for approval shall also be in accordance with the 
principles set out in the Flood Risk Assessment & Drainage Statement dated April 
2022 proposing surface water discharge to Soakaway. 
 
The development shall be completed, maintained and managed in accordance with 
the approved details. 
 
Reason: To promote sustainable development; secure proper drainage and to manage 
the risk of flooding and pollution. This condition is imposed in light of policies within the 
NPPF and NPPG. 



 

32 

 
Condition (14) Prior to the commencement of development for the new dwellings, 
details of the provision of, and means of providing and facilitating superfast broadband 
connectivity for the new dwellings has been submitted to, and approved in writing by, 
the Local Planning Authority.  

 
Reason: These details are required to be approved before the commencement of in 
accordance with Policy DM8 of South Lakeland Development Management Policies 
Development Plan Document. 

 
Condition (15) Prior to commencement of the development hereby approved the 
following components of a scheme to deal with the risks associated with contamination 
of the site shall each be submitted to and approved in writing by the Local Planning 
Authority:  
1. A Preliminary Risk Assessment which has identified: all previous (historical) uses; 
potential contaminants associated with those uses; a conceptual model of the site 
indicating sources, pathways and receptors; potentially unacceptable risks arising 
from contamination at the site.  
2. A Site Investigation Scheme, based on (1) above to provide information for a 
detailed assessment of the risk to all receptors that may be affected, including those 
off site. 
3. Based on the Site Investigation Scheme and the detailed risk assessment (2), an 
options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken.  

 
Note: Any changes to these components, (1) to (3) require the express written consent 
of the Local Planning Authority.  

 
Reason: To secure an appropriate level of development and to meet the requirements 
of policy DM7 of South Lakeland Development Management Policies Development 
Plan Document 

  
Condition (16) In the event of contamination of the site being identified a Verification 
Report setting out and detailing the actions carried out, substantiating evidence and 
conclusions at each stage of the remediation works in order to demonstrate that the 
works set out in (3) of condition 16 are complete and identifying any requirements for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action, shall be submitted to and approved in writing prior to the 
occupation of the dwellings.  
  
Reason: To secure an appropriate level of development and to meet the requirements 
of policy DM7 of South Lakeland Development Management Policies Development 
Plan Document 
 


