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Application Number:   4/20/2118/0F1 

Application Type:   Full : CBC 

Applicant:     Mr Bernard Bryze 

Application Address:  JOINERY WORKSHOP, BLACK HOW, SEASCALE 

Proposal DEMOLITION OF WORKSHOP (JOINERY) & 

CONSTRUCTION OF A THREE BEDROOMED 

DWELLING WITH GARAGE (RESUBMISSION) 

Parish:    Seascale 

Recommendation Summary:   Approve (commence within 3 years) 



 

Reason for Determination by Planning Panel 

This application is brought for consideration by Members of the Planning Panel as the Parish 

Council have lodged an objection which is contrary to Officer recommendation, and there 

has been significant local interest in this proposal.  

 

Site and Location 

This application site relates to land at Black How, which is located to the south east of the 

residential area of Seascale. The application site currently houses a dilapidated joinery 

workshop and is accessed by a private access lane, which serves a number of properties at 

Black How and provides rear access to dwellings on Fell View Road.  

The majority of the site is located within the existing settlement boundary for Seascale, 

however the proposed area to be utilised as a paddock falls outside this boundary.  

 

 

 

Crown Copyright.  Reproduced from the Ordnance Survey mapping with the permission of the Controller of Her 

Majesty’s Stationery Office © Crown Copyright.  Unauthorised reproduction infringes Crown copyright and may lead to 

prosecution or civil proceedings. Copeland Borough Council Licence No. 100019619 (2005). 



Relevant Planning History 

In 2017 an outline application (ref: 4/17/2203/0O1) was submitted at the adjacent site for 

the erection of 10 two bedroomed bungalows. This application was subsequently 

withdrawn. In 2018 an outline application (ref: 4/18/2266/0O1) was also submitted at the 

adjacent site for the erection of 10 new two bedroomed bungalows and the creation of a 

new access. This application was subsequently refused and the appeal against this proposal 

was upheld by the inspector.  

In 2019 an application (ref. 4/19/2353/0F1) was submitted for the demolition of the existing 

joinery workshop and the construction of a three bedroom dwelling and garage. This was 

subsequently withdrawn. 

 

Proposal  

This application seeks permission for the demolition of the existing dilapidated workshop on 

the site and its replacement with a three bed detached dwelling and garage.  

The proposed dwelling will be located on the southern portion of the application site and 

will occupy part of the footprint of the existing workshop building. The proposed dwelling 

will measure 12m x 6.7m, with an eaves height of 2.2m and an overall height of 6.7m. it is 

also proposed to erect an attached double garage to serve the dwelling. This will project 

from the south elevation by 5.3m and extend along this elevation by 5.9m; this element of 

the proposal will match the heights of the main dwelling. Externally the proposed 

development will be finished with render, a brick plinth and UPVC cladding, roof tiles, UPVC 

windows, and a grey composite door.  

The ground floor of the dwelling will incorporate a kitchen/dining room, a lounge, a toilet, 

and a double garage. The proposed roof space of the dwelling will incorporate three double 

ensuite bedrooms. 

The proposal will be served by the existing access to the site. A small rear garden is to be 

provided which will be enclosed by a boundary wall, with a large paddock to the rear of the 

site.  

 

Consultation Responses  

Seascale Parish Council  

Seascale Parish Council object to this application for the following reasons:  

- There is no joinery workshop. There is only a building which has been derelict for 
numerous years.  

- This would be a substantial over development of the site with a good proportion on 
greenfield, currently used as a paddock. It would also extend beyond the Copeland 
development proposals map.  



- By referring to this as a workshop implies on-going vehicular use. This is incorrect. If 
approved, this application would add further traffic along the lane, which is not 
owned by the applicant and is un-suitable, especially for the vehicles required for 
housing development. It is understood it would fail to meet highway conditions 12 & 
14.  

- The lane has previously been proven to be an inadequate means of accessing the 
land. The Council refer to a previous planning application (4/17/2203), which was 
withdrawn in 2017 when it was understood that it would fail if it were to be put to 
the planning panel due to unsafe access. This application, which is effectively a 
repeat of the previous application, with the addition of a workshop does not address 
the reasons why this application has been refused on 3 previous occasions. The 
original application was for 10 dwellings, the third was for one, with the implication 
further applications to add to the number of dwellings on this.  

- The application assumes access to a septic tank; however, the other stakeholders 
have not been approached. It would also need to be relocated, as it would be less 
than the regulated 7.5mtrs away from the proposed development. Further, this tank 
is mature and would need to be replaced to cope with the additional usage incurred 
by an additional dwelling. If the applicant is considering the other tank, which is 
located some 50mtrs away, this is in a state of disrepair and would require a sewage 
wet pump installed.  

- The above-mentioned application was also withdrawn due to significant flooding 
concerns. This latest application fails to address this.  

- The application states there are no trees or hedges on this site. This is incorrect.  

- The application states there are no protected species. This is also incorrect. A barn 
owl and bats live in this derelict building. It would appear this applicant has still not 
undertaken an adequate ecological assessment.  

- The second application (4/18/2266/001) was also refused, because many of the 
issues raised which had still not been addressed.  

- The third application (CH/4/19/2352/0F1) was for one dwelling, appeared to be 
trying to get permission for one, to then submit further apps on the strength of the 
first being approved, whilst still not addressing the above issues.  

- This fourth application is effectively a facsimile of the above.  

Seascale Parish Council are concerned by this applicant’s repeated attempts to build on the 
land at the end of this Lane, whilst refusing to consider the ecological, drainage, sewage and 
traffic issues. 

Cumbria County Council - Cumbria Highways & LLFA  

The Highways Authority have confirmed that as this application is a resubmission of 

4/19/2352/0F1, their previous comments should still be applied.  

Cumbria Highways therefore state that it is understood that considering the existing use of 

the building there will already be traffic travelling to and from the site using the existing 

access road/lane. The proposal could possibly result in a reduction of traffic using this lane, 

therefore the Highway Authority have no objections to this proposal.  



Cumbria Highways have however stated that they would like to make the Local Planning 

Authority aware that they do have some concerns regarding this access lane. It is 

approximately 5.6m in width and 143m in length. There are approximately 7 properties, 

including a holiday cottage and a guesthouse which Sellafield contractors use, so there can 

be more traffic in this area than first thought. The access therefore cannot be classed as a 

private driveway for this reason. Cumbria Highways are aware that the lane is just wide 

enough for two vehicles to pass each other but more often if has been known that one 

vehicle is required to reverse back half the distance of the access either to the top or the 

bottom. This would not be considered ideal from a highway safety point of view. It is 

therefore recommended that the residents organise for passing places to be built onto this 

access to ensure safer conditions to its users. As this lane is un-adopted, this would be at the 

expense of the residents. 

United Utilities  

In accordance with the National Planning Policy Framework (NPPF) and the National 

Planning Practice Guidance (NPPG), the site should be drained on a separate system with 

foul water draining to the public sewer and surface water draining in the most sustainable 

way. United Utilities therefore request the inclusion of conditions relating to surface and 

foul water. 

Copeland Borough Council - Flood and Coastal Defence Engineer 

The Council’s Flood and Coastal Defence Engineer has confirmed that the flood risk at the 

site is low. The Officer has stated that should the proposed development be able to dispose 

of surface water to soakaway, complying to Building Regulations and foul sewage disposed 

of complying to the “General Binding Rules”, then he would not object to the development. 

It is advised that before making a decision on the application, it is demonstrated that foul 

and surface water can be disposed of compliantly.  

Natural England  

No objections. Based on the plans submitted, Natural England considers that the proposed 

development will not have a significant adverse impact on statutory protected nature 

conservation sites or landscapes. 

Resilience Unit 

No objections to the proposed works.  

Public Representation 

This application has been advertised by way of a site notice, press notice, and neighbour 

notification letters issued to eleven properties. Twenty eight letters of objection have been 

received in relation to the statutory notification procedure. These letters raise the following 

concerns:  

- The application refers to this site as brownfield land, however none of the area is 

outlined on the maps attached to the Copeland Council Brownfield Register.  



- The land proposed as a garden is currently grazed by cows and therefore not 

brownfield. This land is also outside of the Copeland Local Plan development 

boundary.  

- The ‘workshop’ is not a workshop and the container is redundant. The site has not 

been used for many years.  

- The applicant’s claims with regard to existing traffic movement from the ‘workshop’ 

are false, therefore the creation of a house will significantly increase traffic 

movements.  

- The ground floor plan shows a significant increase in area to the size of the 

workshop. 

- The access lane is unsuitable for the existing and proposed vehicles. 

- The dangerous access is not addressed by the application.  

- There are a number of safety issues with the existing lane, including sight 

restrictions.  

- The access road is at capacity and will result in a dangerous cross road at the top of 

the access lane endangering lives of residents.  

- Safety of children using this lane.  

- There is no footpath on this lane. 

- Should this application be granted, the residents group will be considering legal 

action against CCC highways. 

- Additional vehicles accessing the already congested lane will only add to the safety 

risk to pedestrians and cyclists, as well as other drivers.  

- Vehicles cannot pass each other due to the width of the lane. 

- Since the lane has been tarmacked by the applicant speeds on the lane has 

increased.  

- The use of the lane by HGVs will add to safety risk and cause disruption to the 

residents in this area.  

- Black How has a separate refuse collection due to the size of vehicles that can use 

this lane. 

- Black how is predominantly used as residences for contractors working in the local 

economy, as such occupancy and traffic generated per property is higher than 

expected for the number of properties.  

- The figures for the proposed dwelling are omitted from the floor space tables and 

are not included within the application.  

- There is an inconsistency in signatures throughout the application.  

- The information on vehicle parking is an untrue reflection of the existing parking.  

- There is claimed that there is no known nature on this land and there is no 

unacceptable impact on biodiversity, however no evidence has been provided to 

confirm this.  

- The building houses wildlife. 

- The application claims that there are no trees or hedges on or near the site, this is 

incorrect.  

- If not managed correctly drainage will be an issue for areas, such as Santon Way and 

Scawfell Crescent, which already have issues.  



- The application does not mention how the surface water at this property will be 

dealt with which could cause flooding.  

- It is unclear if the appropriate authorities have been consulted about sewage 

management to ensure facilities can accommodate the extra use. 

- The existing septic tank is not used by the workshop as it is claimed. Five of the 

surrounding properties use this tank and pay for its upkeep. Access to this is also 

written into the deeds.  

- The tank does not have capacity to accommodate this additional dwelling.  

- The dwelling is not in keeping with the surrounding area.  

- The housing need in this area is single storey due to the ageing population.  

- Approving this application will set a precedent for future applications. 

- Light and noise pollution for existing residents.  

- Loss of privacy for nearby properties.  

- The applicant is now embarking on a ‘one by one’ route to obtaining planning 

permission which was rejected in 2017 and 2018. 

- This is the sixth application submitted by the application, something should be done 

to stop this.  

- The applicant has not contacted the residents who made representation with regard 

to the ownership of the access.  

 

Planning Policy  

Planning law requires that applications for planning permission must be determined in 

accordance with the Development Plan unless material considerations indicate otherwise.  

Development Plan  

Copeland Local Plan 2013 – 2028 (Adopted December 2013)  

Core Strategy  

Policy ST1 – Strategic Development Principles 

Policy ST2 – Spatial Development Strategy 

Policy SS1 – Improving the Housing Offer 

Policy SS2 – Sustainable Housing Growth  

Policy SS3 – Housing Needs, Mix and Affordability  

Policy T1 – Improving Accessibility and Transport 

Policy ENV1 – Flood Risk and Risk Management  

Policy ENV3 – Biodiversity and Geodiversity  

Policy ENV5 – Protecting and Enhancing the Borough’s Landscapes 

Development Management Policies (DMP)  



Policy DM10 – Achieving Quality of Place  

Policy DM11 – Sustainable Development Standards 

Policy DM12 – Standards of New Residential Developments 

Policy DM22 – Accessible Developments 

Policy DM24 – Development Proposal and Flood Risk 

Policy DM25 – Protecting Nature Conservation Sites, Habitats and Species 

Policy DM26 – Landscaping 

Copeland Local Plan 2001-2016 (LP): 

Saved Policy TSP8 - Parking Requirements 

Proposals Map including settlement boundaries. 

Other Material Planning Considerations 

National Planning Policy Framework (2019)  

National Design Guide (NDG). 

Interim Housing Policy (IHP). 

The Conservation of Habitats and Species Regulations 2017 (CHSR). 

Copeland Borough Council Housing Strategy 2018 – 2023 (CBCHS) 

The Cumbria Landscape Character Guidance and Toolkit (CLGC) 

 

Assessment  

The primary issues relevant to the determination of this application are:  

- The principle of the development;  

- Design and impact on residential amenity;  

- Landscape and Visual Impact; 
- Flood risk and the achievement of satisfactory drainage;  

- The impact of the development on highway safety;  

- Impact on ecology.  

The Principle of Development  

The majority of the application site falls within the designed settlement boundary for 

Seascale, which is listed as a Local Centre under Policy ST2 of the Copeland Local Plan. This 

policy allows for new housing developments within the defined physical limits of the 

settlement. This policy also sets out that small scale extensions on the edge of this 

settlement are acceptable. It also supports the development of the previously developed 

land wherever possible, directing development away from greenfield sites.  



The principle of new housing is supported in the Copeland Local Plan through strategic 

policies ST1 and ST2 along with policies SS1, SS2 and SS3. These policies seek to promote 

sustainable development to meet the needs and aspirations of the Boroughs housing 

market, as well as having consideration for the requirements of smaller settlements within 

the Borough, which respect their scale and function. From the Council’s Village Services 

Survey created in December 2019 as part of the Evidence for the Local Plan, Seascale 

benefits from the following services:  

- A primary school;  

- A nursery 

- A health centre;  

- Community facilities, include a library, sports hall, public toilets.  

- Three churches;  

- Fire Service;  

- Three pubs;  

- Six restaurants/cafes/takeaways;  

- Seven hotels/B&Bs; 

- A post office; 

- Six shops; 

- Nine employers;  

- Daily public transport;  

- A post & phone box. 

On the basis of the above, it is therefore considered that the development would be 

accordance with the aims and objectives of the NPPF which set a presumption in favour of 

sustainable development as well as the relevant policies of the adopted Copeland Local 

Plan. The principle of residential development is supported subject to site-specific matters. 

Design and Impact on Residential Amenity 

Within the Copeland Local Plan, Policies ST1, DM10, DM11, and DM12 of the Local Plan, and 

section 12 of the NPPF seek to secure high standards of design for new residential 

properties. These policies seek to create and maintain a reasonable standard of amenity, 

and set out detailed requirements with regard to standard of residential amenity, including 

the provision of parking spaces, separation distances and open space. 

This application seeks approval for the demolition of an existing dilapidated workshop and 

the construction of a single dwellinghouse. The proposed dwelling will be sited on the 

existing footprint of the existing workshop, although it will be larger in scale than the 

existing structure.  

The proposed siting and orientation of the dwelling ensures that the required separation 

distances are exceeded with existing dwellings, therefore the development is not 

considered to cause any demonstrable harm. Furthermore, the existing properties within 

this locality are a mix of scale and character. Whilst the proposed dwelling is modern in 

design the scale of the proposal reflects the surrounding properties. The design and layout 

of the proposed dwelling is therefore considered to be acceptable for this location.  



On this basis, it is considered that the development is an appropriate form of development 

for this site which can be provided without having an adverse impact on residential amenity. 

It complies with Policies DM10, DM11 and DM 12 of the Copeland Local Plan. 

Landscape and Visual Impact 

Policy ENV5 states that the Borough’s landscapes will be protected and enhanced by: 

protecting all landscapes from inappropriate change by ensuring that the development does 

not threaten or detract from the distinctive characteristics of that particular area; that 

where the benefits of the development outweigh the potential harm, ensuring that the 

impact of the development on the landscape is minimised through adequate mitigation, 

preferably on-site; and, supporting proposals which enhance the value of the Borough’s 

landscapes.  

The application site lies on the edge of the built up area of Seascale, adjacent to a number 

of existing dwellings. The Cumbria Landscape Character Guidance and Toolkit (CLCGT) 

identifies the site as being within Sub Type 5b ‘Lowland – Low Farmland’. The proposed 

development will replace an existing dilapidated workshop, and whilst the site is slightly 

detached from the existing built form of Black How, the development would be viewed 

against the back drop of these existing properties. The development is therefore not 

considered to result in major intrusion into the open countryside.  

Whilst the majority of the proposal is located within the defined settlement boundary for 

Seascale, part of the application site falls outside of this boundary. It is proposed to utilise 

this area of land as a paddock, therefore there will not be significant change to the character 

of this part of the application site. In order to restrict further development within this area it 

has been deemed appropriate to attached an appropriately worded planning condition to 

remove permitted development rights from this site.  

The proposal is therefore considered to comply with policies ST1 and ENV5 of the Copeland 

Local Plan and provision of the NPPF. 

Drainage and Flood Risk  

Policy ST1B(ii) and paragraph 163 of the NPPF seek to focus development on sites that are 

at least risk of flooding and where development in flood risk is unavoidable, ensure that the 

risk is minimised or mitigated through appropriate design. Policy ENV1 and DM24 of the 

Copeland Local Plan reinforces the focus of protecting development against flood risk.  

The application site is located within Flood Zone 1. As concerns have been raised by the 

Parish Council and local residents regarding flood risk the Council’s Flood and Coastal 

Defence Engineer has been consulted on this proposal.  

The application states that it is proposed to dispose of surface water by means of soakaway 

and foul water by septic tank. The Council’s Flood and Coastal Defence Engineer has 

confirmed that the flood risk at the site is low. The Officer has stated that should the 

proposed development be able to dispose of surface water to soakaway, complying to 

Building Regulations and foul sewage disposed of complying to the “General Binding Rules”, 

then he would not object to the development. The Officer has stated that it should be 



demonstrated that foul and surface water can be disposed of compliantly, therefore it has 

been deemed appropriate to attach an appropriately worded planning condition to secure 

full details of the proposed foul water drainage for this scheme prior to commencement of 

works on the site. Furthermore, in line with United Utility comments, conditions have been 

attached to ensure a surface water drainage scheme based on the hierarchy of drainage 

options in the NPPF is submitted to and approved by the Local Planning Authority prior to 

commencement of works.  

These conditions will secure proper drainage within the site and will manage the risk of 

flooring and pollution, ensuring that the development complies with Policy ENV1 and Policy 

DM24 of the Copeland Local Plan 2013 – 2028 and the provisions of the NPPF. 

Access & Highway Safety 

Policy T1 of the Core Strategy requires mitigation measures to be secured to address the 

impact of major housing schemes on the Boroughs transportation system. Policy DM22 of 

the Copeland Local Plan requires developments to be accessible to all users and to meet 

adopted car parking standards, which reflect the needs of the Borough in its rural context. 

The proposed application seeks to utilise the existing private access which serves a number 

of properties at Black How and provides rear access to dwelling on Fell View Road. Whilst 

numerous concerns have been raised by local residents and the Parish Council in relation to 

highway safety, the Highway Authority have stated that given the previous use of the site 

the proposal could result in a reduction in traffic using this lane. The Highway Authority 

have therefore raised no objections to this proposal although they have expressed concerns 

regarding the capacity of this lane. They have suggested that residents organise for passing 

places to be built into this access to ensure safer conditions to its users. This falls outside 

the scope of this application.  

Paragraph 109 of the NPPF states that development should only be prevented or refused on 

highway grounds if there would be an unacceptable impact on highway safety, or the 

residual cumulative impacts on the road network would be severe. Given that the 

development is to replace an existing joinery workshop with a single three bedroom 

property, it is not considered that the development will significantly increase the traffic 

utilising the private access road to the site. It is therefore not considered that the 

cumulative impacts on the road from this development would be severe and a refusal based 

on highway grounds could not be substantiated.  

On this basis, it is considered that the development would be in accordance with the aims 

and objectives of both the adopted Copeland Local Plan and the NPPF. 

Ecology  

Policies ST1, ENV3, and DM25 seeks to ensure that new development will protect and 

enhance biodiversity and geodiversity.  

The application site is located within an area identified as a potential area for natterjack 

toads. The applicant has therefore submitted an ecological appraisal to support this 

application. As part of this report a natterjack toad habitat suitability assessment was 



undertaken, including a desk study to search for wildlife and protected species records. The 

study concluded that whilst the site lies within the range of the Cumbrian natterjack toad 

population, no potential breeding sites were located in the immediate vicinity of the works, 

no animals were identified during the walkover and the site itself does not provide 

appropriate habitat for this species. It is therefore concluded that the works on the site 

provide negligible risk of impacting natterjack toads.  

Natural England have been consulted upon this application. They have confirmed that, 

based on the submitted details, they consider that the proposed development will not have 

significant adverse impacts on statutory protected nature conservation sites or landscapes.  

On this basis, the proposal is considered to achieve the requirement of Policies ST1, ENV3 

and DM25 of the Copeland Local Plan.  

The Planning Balance  

Paragraph 11 of the NPPF requires the application of the presumption in favour of 

sustainable development to developments relating to the provision of housing, where the 

Local Planning Authority cannot demonstrate a five year supply of deliverable housing sites 

(with the appropriate buffer, as set out in paragraph 73); or where the Housing Delivery Test 

indicates that the delivery of housing was substantially below (less than 75% of) the housing 

requirement over the previous three years. 

Copeland Borough Council is currently unable to demonstrate a five-year supply of housing 

land; therefore, the provisions of the presumption in favour of sustainable development 

outlined in Paragraph 11 of the NPPF must be applied in determining this application. 

In applying the presumption in favour of sustainable development detailed in Paragraph 11, 

the policies of the Development Plan which are most important for determining the 

application are to be considered out of date and it required that planning permission be 

granted unless:  

i. the application of policies in the NPPF that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or  

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole.  

 

An Interim Housing Policy (IHP) has been produced by Copeland Borough Council. The policy 

does not comprise part of the statutory development plan and was prepared under the 

provisions of the NPPF 2012; however, the policy provides guidance regarding the 

acceptability of development proposals when applying the presumption in favour of 

sustainable development and comprises a material planning consideration to be given some 

weight in decision taking. 

In applying the provisions of Paragraph 11: 

- The site would assist in boosting housing supply within Seascale and the wider 
Borough as detailed in Policy ST2.  



- The proposed development comprises the erection of a single dwellings which is 
appropriate in size and character to the Local Service Centre of Seascale in 
accordance with the spatial objectives of Policy ST2 and requirements of Criterion A 
of the IHP. 

- The site is located in close and convenient proximity to the wide range of services 

located within Seascale. Many of the identified services are located within walking 

distance of the Site. The proposed development will support existing services and 

achieves the requirements of Criteria A, B and D of the IHP; and, 

- Sustainable travel options exist within the vicinity of the site, including a train station 
and a bus service ran by Village Wheels. The development therefore accords with 
the requirements of Policy DM22.  

- The development does not raise issues in respect of highway safety, residential 

amenity, or flood risk and drainage subject to the planning conditions proposed. 

- The development is not considered to result in adverse local landscape and visual 

impacts in accordance with the requirements of Policy ENV5.  

In overall terms, this is a sustainable form of development located within the designed 

settlement boundary of one of the Borough’s Local Service Centres. The impacts of the 

development are not considered to significantly and demonstrably outweigh the benefits of 

the development, therefore the application is recommended for approval.  

 

Recommendation:- 

Approve subject to the following conditions:- 

 

Conditions   

Standard Conditions 
 

1. The development hereby permitted must be commenced before the expiration of 
three years from the date of this permission.  
 
Reason 
 
To comply with Section 91 of the Town and Country Planning Act 1990 as amended 
by the Planning and Compulsory Purchase Act 2004.  
 

2. This permission relates to the following plans and documents as received on the 
respective dates and development shall be carried out in accordance with them:- 
 

- Site Location Plan, Scale 1:2500, Doc 1, received by the Local Planning 
Authority on the 16th March 2020.  

- Site Plan, Scale 1:1250, Doc 2, received by the Local Planning Authority on the 
16th March 2020. 



- Land Registry Tile Plan: CU283546, Doc 3, received by the Local Planning 
Authority on the 16th March 2020. 

- National Map Centre, Doc 1, received by the Local Planning Authority on the 
14th May 2020.  

- National Map Centre, Doc 2, received by the Local Planning Authority on the 
14th May 2020. 

- Land Registry Illustrative Plan, Doc 3, received by the Local Planning Authority 
on the 14th May 2020. 

- Elevation Plans, Scale 1:100, Drawing No. 2019/9/3, Doc 9, received by the 
Local Planning Authority on the 16th March 2020. 

- First Floor Plan, Scale 1:100, Drawing No. 2019/9/2, Doc 9a, received by the 
Local Planning Authority on the 16th March 2020. 

- Ground Floor Plan, Scale 1:100, Drawing No. 2019/9/1, Doc 9b, received by 
the Local Planning Authority on the 16th March 2020. 

- Land Registry Illustrative Plan: CU270829, Drawing No 2019/9/33, Doc 4, 
received by the Local Planning Authority on the 16th March 2020.  

- Index Map Plan, Scale 1:1250, Drawing No 2019/9/31, Doc 5, received by the 
Local Planning Authority on the 16th March 2020. 

- HM Land Registry, Doc 5a, received by the Local Planning Authority on the 
16th March 2020. 

- HM Land Registry, Doc 5b, received by the Local Planning Authority on the 
16th March 2020. 

- Natterjack Toad Appraisal, received by the Local Planning Authority on the 8th 
September 2020.  

 
Reason 
 
To conform with the requirement of Section 91 of the Town and Country Planning 
Act 1990, as amended by the Planning and Compulsory Purchase Act 2004.  
 

Pre Commencement Conditions 

3. Prior to the commencement of any development, a surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning Practice 
Guidance with evidence of an assessment of the site conditions must be submitted 
to and approved in writing by the Local Planning Authority. 
 
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. In the event of surface water draining 
to the public surface water sewer, the pass forward flow rate to the public sewer 
must be restricted to 5 l/s. 
 
The development hereby permitted must be carried out only in accordance with the 
approved drainage scheme and shall be so maintained thereafter.   
 
Reason 
 



To promote sustainable development, secure proper drainage and to manage the 
risk of flooding and pollution in accordance with the provision of Policy ENV1 and 
Policy DM24 of the Copeland Local Plan 2013 – 2028. 
 

4. Prior to the commencement of any development, full details of the proposed 
scheme for foul water drainage must be submitted to and approved in writing by the 
Local Planning Authority. The development hereby permitted must be carried out 
only in accordance with the approved foul water drainage scheme and must be so 
maintained thereafter.  
 
Reason  
 
To promote sustainable development, secure proper drainage and to manage the 
risk of flooding and pollution in accordance with the provision of Policy ENV1 and 
Policy DM24 of the Copeland Local Plan 2013 – 2028. 

 
Pre-Occupation Conditions  
 

5. Prior to the erection of any external walling relating to the development hereby 

approved representative samples of the materials to be used on the external 

surfaces of the development hereby permitted must be submitted to and approved 

in writing by the Local Planning Authority.  Development must be carried out in 

accordance with the approved details and so maintained thereafter. 

Reason 

To ensure a satisfactory appearance of the development in the interests of visual 

amenity in accordance with Policy DM10 of the Copeland Local Plan.  

Other Conditions 
 

6. Foul and surface water must be drained on separate systems. 
 
Reason 
 
To secure proper drainage and to manage the risk of flooding and pollution in 
accordance with the provision of Policy ENV1 and Policy DM24 of the Copeland Local 
Plan 2013 – 2028. 
 

7. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 2015 (or any order revoking or re-enacting that 

order with or without modification) no external alterations (including replacement 

windows and doors) or extensions, conservatories, dormer, or enlargement shall be 

carried out to the dwellings / buildings, nor shall any detached building, enclosure, 

domestic fuel containers, pool or hardstandings be constructed within the curtilage 

other than those expressly authorised by this permission. 

 



Reason  

 

To safeguard the character and appearance of the development in the interests of 

visual amenity in accordance with Policy ST1, ENV5, DM10 and DM26 of the 

Copeland Local Plan. 

 

Informatives: 

1. If the applicant intends to obtain a water supply from United Utilities for the 
proposed development, UU strongly recommend they engage with them at the 
earliest opportunity. If reinforcement of the water network is required to meet the 
demand, this could be a significant project and the design and construction period 
should be accounted for. 
 

2. Where United Utilities’ assets exist, the level of cover to the water mains and public 
sewers must not be compromised either during or after construction. 
 

3. It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact 
relationship between any United Utilities' assets and the proposed development. 
 

4. Any works within the Highway must be agreed with the Highway Authority. No 
works and/or any person performing works on any part of the Highway, including 
Verges, will be permitted, until in receipt of an appropriate permit allowing such 
works. Enquires should be made to Cumbria County Councils Streetwork’s team.  
 

5. The applicant should liaise with the resilience unit office via 
emergency.planning@cumbria.gov.uk to allow for future discussions to ensure the 
applicant and their trades people/contractors are aware of the appropriate 
information and actions to take should there be an incident at the Sellafield site.  

 

Statement: 
 

The Local Planning Authority has acted positively and proactively in determining this 

application by assessing the proposal against all material considerations, including planning 

policies and any representations that may have been received, and subsequently 

determining to grant planning permission in accordance with the presumption in favour of 

sustainable development as set out in the National Planning Policy Framework.   
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