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Application Number:   4/18/2504/0O1 

Application Type:   Outline : CBC 

Applicant:     Mr S Close 

Application Address:  LAND OFF ARLECDON PARKS ROAD, ARLECDON, 

FRIZINGTON 

Proposal OUTLINE APPLICATION FOR THE ERECTION OF 9 

DWELLINGS INCLUDING LAYOUT WITH PROPOSED 

NEW ACCESS 

Parish:    Arlecdon and Frizington 

Recommendation Summary:   Approve in Outline (commence within 3 years) 



 

 

Reason for Determination by Planning Panel 

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

significant level of local interest in this proposal.  

 

Introduction 

This application relates to a greenfield site comprising an area of 0.39 hectares which fronts 

onto Arlecdon Parks Road (A5086). The site has residential development to the east and 

south and a small access road to the west which serves Station House.  It lies opposite a 

terraced row of cottages that front directly onto Arlecdon Parks Road. The site slopes down 

from north to south and is currently bound by a mature hedgerow. 

 

Proposal 

This application seeks outline planning permission to develop the site for residential 

purposes. Full details of layout and access have been submitted with the application for 
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approval at this stage, with all matters relating to scale, appearance and landscaping 

reserved for future consideration 

The development will consist of 9 dwellings which are to be arranged in a cul-de-sac with 

access to be achieved directly from Arlecdon Parks Road.  The north eastern portion of the 

site, adjacent to the dwellings known as “Parkthwaite and Winfield” will be utilized to house 

an underground storage tank for the attenuation of surface water run-off. 

The application is accompanied by the following: 

 Site Location Plan;  

 Proposed Drainage Scheme and Drainage calculations 

 Ground Investigation for Soil Infiltration Analysis 

 Topographic and detail survey 

 Preliminary Ecological Survey and Hedge Survey; 

 Design and Access Statement. 
 

Relevant Planning Application History 

Outline application for house, refused in July 2002, application reference 4/02/0506/0 

relates; 

Two bungalows, application withdrawn in 1993, application reference 4/93/0140/0 relates. 

 

Consultation Responses 

Arlecdon and Frizington Parish Council 

The Parish Council raised concerns regarding access to the proposed development onto a 

busy main road.  Such development would be more appropriate towards the centre of the 

village.  Finally the Parish Council questions the need for more Executive Housing in the 

parish. 

Cumbria Highways 

No objections. 

Local Lead Flood Authority 

Initial response stated that it is not clear that the site is suitable for drainage using 

soakaways and it is not clear what the sustainable drainage system would be, given the site 

falls away from the highway any exceedance route would be across third party land 

therefore I would request that further details of the surface water drainage arrangements 

are submitted as supporting information to this application. 

Further to the receipt of plans showing the surface water draining into the existing adopted 

sewer, the following questions were raised: 

 



 

1) Details of the connection to the manhole from the pond, is there spare capacity for this 

connection to be made. 

2) Exceedance route for the surface water system from the pond. 

3) Exceedance route for the water from the road and dwellings. 

4) Due to the site being so wet it needs to be established what is the cause of this and what 

can be done to manage it. 

The exceedance routes need to be safe. 

The Agent responded that the exceedance flows would be put into the highway drain, 

however this request was refused by the Highways Maintenance team. 

Further discussions were undertaken with the Applicant to show foul water discharged at 

the downstream of the combined sewer overflow system and the surface water discharging 

to a new manhole located on an existing culvert which joins with the UU combined sewer 

east of Parkthwaite.  This was considered to be acceptable. 

United Utilities 

Initially raised no objections to the proposal subject to conditions with relation to the 

provision of a full surface water drainage plan.  Further to the receipt of plans to show the 

water draining into an existing adopted sewer, United Utilities objected to any surface water 

discharging into the public sewer directly or indirectly. 

Further discussions were undertaken with the Applicant to show foul water discharged at 

the downstream of the combined sewer overflow system and the surface water discharging 

to a new manhole located on an existing culvert which joins with the UU combined sewer 

east of Parkthwaite.  This was considered to be acceptable but requires consent United 

Utilities for the connection.  

Flood and Coastal Defence Engineer 

20th December 2018 

There isn’t a reason from a flood risk perspective that the development cannot proceed, as 

it lies in Flood Zone 1 and is at a very low risk of surface water flooding. 

Being outline, at this stage, there isn’t much detail and the applications states that the 

surface water will be disposed of by means of a soakaway and SUDS. 

Even if infiltration is feasible, careful consideration of the siting of soakaways is need, with 

respect to existing properties downslope. 

I would expect that given the nature of the site and the general appearance of land in the 

area, infiltration would be unlikely to be a feasible means of disposing of surface water. 

This would mean that an alternative means of disposing of surface water would be required. 

 



 

The preferred method would be to a watercourse and one is situated a short distance to the 

east of the site. 

This would require access across third party land, some of which has existing development 

on. 

Due to the existing development, it may not be feasible to construct a surface water system 

to this watercourse and alternative routing, which could be through the former railway 

embankment. 

The final alternative for surface water would be to connect to the public sewer and United 

Utilities does not have to accept the surface water, should it choose not to. 

It is likely that the existing land is heavily waterlogged and any development may suffer 

from surface water and groundwater issues as a result. 

Consequently, the applicant would need to consider finished floor levels, potential cut off 

drains and surface water flow routes. 

Other than problems relating to a watercourse and culvert at Arlecdon Parks Road, I am not 

aware of any formal complaints about drainage or flooding in the immediate vicinity of the 

site. 

However, I do believe that there has been issues in the vicinity of the adjacent 

development, but have no detail. 

The applicant needs to fully understand the potential problems outlined above and would 

ask that the following be answered at this stage: 

 Has permeability (percolation) testing been undertaken on site?  (If it has, I would 
assume that results are satisfactory.) 

 If infiltration is not feasible, has the alternative means of surface water disposal been 
considered? 

 If so, are these methods feasible and/or viable financially? 

 Has the issue of potential groundwater and surface water been considered? 

 Has the effect of the development on neighbouring development been considered in 
terms of how it will affect the existing drainage/flooding issues? 

 

Whilst the applicant may not want to consider these at present, there may be something 

that could prove to make to proposed development unfeasible or financially unviable. 

4th February 2019 

I strongly object to the proposed development, as there isn’t any information on how the 

surface water can be adequately disposed of without increasing the existing flooding and 

drainage problems to adjacent properties. 

 



 

Despite the flood risk highlighted by mapping, there is a lot of problems of flooding in the 

area, with the proposed development site being cited as the source of much of the water.  

Nothing with the application mentions this and there isn’t much detail with the application 

about the disposal of the surface other than soakaway and SUDS.   

Given the nature of the land it is highly unlikely that infiltration will be suitable for the disposal 

of any surface water.  Downslope problems of surface water and groundwater flooding would 

only be made worse. 

Although there is a watercourse nearby, I have been informed that this floods and can fill the 

surrounding field up to adjacent properties.  It would appear to be unsuitable to accept 

additional surface water. 

I also understand that the existing combined sewer is at capacity and won’t be able to accept 

any further surface of foul water. 

5th September 2019 

Further to the submission of information to show the surface water being connected and 

drained through an existing adopted sewer, the following comments were received: 

 It is not surprising that the ground is not suitable for infiltration, based on 
observation, as already there are large amounts of surface water running off causing 
problems to adjacent properties. 

 There is a surface water body nearby, but this would require crossing third party land 
and I understand that the watercourse in question already causes flooding in the 
area. 

 The preferred option for the developer is to dispose of surface water into the 
combined sewer. 

 Has United Utilities been contacted to see if it would accept additional surface water 
into the system? 

 I understand that the existing United Utilities combined system that the developer is 
proposing to connect into already has capacity issues. 

 As the proposed system is likely to remain private, what is the proposal for future 
maintenance of the system? 

 

Based on the existing problems of surface water running off site, I also have the following 

comments/questions: 

 As mentioned, there is a significant amount of surface water running off the site at 
present causing problems to existing properties. 

 NPPF calls for development to improve the existing situation, or as a minimum, not 
make the situation worse. 

 What is the developer proposing to do to reduce the effects of surface water running 
off the site? 

 What are the plans for dealing with surface water generation during the construction 
phase, as this is likely to be greater, silt laden and construction of the proposed 
sewers requires deep trenches? 



 

I have no reason based on the latest information to remove my objection to the proposed 

development. 

17th October 2019 

I object to the proposed development on grounds that it is proposed to dispose of the surface 

water by means of the combined sewer and there is no identified means of reducing natural 

surface water run-off from the development, particularly during construction, when it is likely 

to be laden with silt. 

With the receipt of further information from the Agent, the following response was 

received: 

Despite the flood risk highlighted by mapping, there is a lot of problems of flooding in the 

area, with the proposed development site being cited as the source of much of the water. 

Further information has now been submitted, which indicates that infiltration is not as 

suitable means of disposal of the surface water. 

It is now proposed that the surface water is disposed of into the existing foul sewer.  This is 

be using a connection from the attenuation tank into the foul sewer from the development 

and continuing forward as a combined sewer to the existing combined sewer in the field to 

the east of the proposed development. 

Existing downslope natural surface water issues need to be fully addressed, as construction 

work can increase run off through vegetation clearance, changes in ground levels and general 

disturbance of the ground. 

Adjacent to the combined sewer is a culverted watercourse, which opens up into an open 

section within the same field as the combined sewer.  As excavations will be undertaken to 

create a route for the foul sewage, there is no reason why the surface water cannot be 

conveyed in the same excavations to the culvert or open watercourse. 

23rd October 2019 

With regards to the above proposed change of having the surface water discharge 

separately and into the UU combined overflow, this is an improvement on what had 

previously been proposed. 

However, there are still a number of considerations that have yet to be overcome: 

 United Utilities will need to approve the discharge of surface water into their 
combined sewer overflow, this is both the physical connection and the flow rate. 

 If this is not acceptable, is feasible to discharge the surface water into the open 
watercourse? 

 Is the foul sewage from the site to be offered up for adoption by United Utilities? 

 If not, then an easement to cross third party land will be required. 

 Is the surface water from the site to be offered up for adoption by United Utilities? 

 If not, then an easement to cross third party land will be required. 



 

 Cumbria County Council now ask for flow routes in the case of a design exceedance 
event. 

 A construction management plan will still be needed, which would need to include 
means of dealing with surface water during construction.   

 However, this can be included as a condition if planning permission is granted. 

 A means of dealing with residual surface water off site is needed. 

 However, this can be included as a condition if planning permission is granted. 
 

7th August 2020 

Further discussions were undertaken with the Applicant to show foul water discharged at 

the downstream of the combined sewer overflow system and the surface water discharging 

to a new manhole located on an existing culvert which joins with the UU combined sewer 

east of Parkthwaite.  Subject to all consents and easements being in place, no objections 

were raised. 

30th November 2020 

There are a number of existing issues with surface water and drainage in this location. 

In summary, based on my understanding of the situation, which includes information from 

an objector, there are a number of points to consider: 

 Existing properties downslope of the proposed development suffer from flooding 
and drainage issues. 

 Some of this will be direct surface runoff from the site due to saturation of the land. 

 Development of the site will include impermeable surfaces, which will increase run 
off. 

 The increased runoff is accounted for in the drainage design. 

 Storage has been factored into the development. 

 The residual permeable areas of the site will be reduced, consequently there will be 
less surface water runoff due to saturation, which can affect downslope properties, 
post development. 

 The proposed development is to include bunding, which will direct surface water 
runoff from existing properties downslope. 

 Consequently the development will provide betterment in terms of reduced surface 
water runoff to downslope properties. 

 Surface water drainage is to be directed to an existing culvert. 

 This culvert is known to be in a poor condition and surcharge in the field downslope 
of properties. 

 Responsibility for this lies with the riparian landowner. 

 The highway drainage system along the A5086 in this location is reported to 
surcharge and cause flooding affecting existing properties downslope of the 
proposed development. 

 This system is understood to discharge into the same culvert upstream of the 
proposed connection from the development. 

 Issues with the highway drainage system are the responsibility of Cumbria Highways. 



 

 There is a United Utilities combined sewer overflow, which discharges into the 
culvert/open watercourse. 

 Any issues with this system are the responsibility of United Utilities. 

 The site is be connected to the culvert by means of a new manhole. 

 The surface water drainage from the site will pass through approximately 30m of 
culvert before exiting to an open watercourse. 

 The surface water drainage from the development will be to the same catchment 
post development as pre development. 

 Subject to necessary approvals and detailed drainage design, the development itself 
should improve matters. 

 Other works relating to flooding and drainage issues are outside the control of the 
applicant and should be addressed by the appropriate responsibly party. 

 

I have concerns, but as the issues that need to be addressed are outside the control of the 

developer, I am not raising an objection. 

I’m just concerned that there should really be more understanding of the existing problems 

first. 

Strategic Planning Policy Team 

The Council can now demonstrate a five year supply of deliverable housing sites as 

identified in the Housing Land Supply Position Paper 2020, however as stated above one of 

the most important policies relating to the application is partly out-of-date as it no longer 

accords fully with the NPPF. Given this, the tilted balance in paragraph 11 of the NPPF is 

engaged and the application should only be refused if any adverse impacts significantly and 

demonstrably outweigh the benefits.  

Scientific Officer 

The proposed site for development appears to be on a greenfield site, however historic 

maps show that it was immediately adjacent to a coal depot and the railway. Given the 

sensitive end use of the development it would be appropriate to attach a standard 

contaminated land condition, such as: 

No development approved by this planning permission or such other date or stage in the 

development as may be agreed in writing by the Local Planning Authority, shall take 

place until a scheme that includes the following components to deal with the 

geotechnical and contaminative risks detailed in the Preliminary Environmental Risk 

Assessment shall each be submitted to and approved, in writing, by the local planning 

authority: 

1) Site investigation scheme, based on the Preliminary Environmental Risk 

Assessment to provide information for a detailed assessment of the risk to all 

receptors that may be affected, including those off-site. 

2) The results of the site investigation and detailed risk assessment referred to in 1) 

and, based on these, an options appraisal and remediation strategy giving full 



 

details of the remediation or mitigation measures required and how they are to 

be undertaken. 

3) A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in the remediation strategy in 2) are 

complete and identifying any requirements for longer term monitoring of 

pollutant linkages , maintenance and arrangement for contingency action. 

Any changes to these components require the express written consent of the Local 

Planning Authority. The scheme shall be implemented as approved. 

Given the predominantly greenfield nature of the site it is likely that the contaminated land 

process will not need to progress beyond the initial intrusive investigation.  

Strategic Housing Manager 

Happy to support this small development.  As it is under 10 units, will not provide a formal 

response but positive to see it coming through as growth is a major element of our Housing 

Strategy. 

Natural England 

No comments. 

Force Crime Prevention Design Advisor 

I wish to make the following observations which I have considered from a crime prevention 

perspective. 

The dwellings are generally laid out to overlook the access roads and each other, without 

compromising privacy. 

The comments in the Design and Access Statement Item 4 (Design for Crime) are noted. In 

the event of an application for full permission being submitted, it would be helpful if the 

applicant addresses the following issues, in order to reduce the opportunities for crime and 

to demonstrate compliance with Policy DM10 (Achieving Quality of Place) and Policy ST1 D ii 

(Strategic Development Principles) of the Local Plan: 

 The formation of front curtilages to clearly define public and private spaces 

 The formation of rear/side garden boundaries to deter intrusion 

 Resident and visitor car parking provision that is easily supervised 

 Landscaping scheme that does not impede views or create hiding places as it 
matures 

 Street lighting scheme utilising high uniformity and colour rendition values to 
promote confidence and reassurance in the public realm 

 Dwelling exterior lighting scheme to make any intruder prominent 

 (Dwelling) specification of exterior doors and windows to resist forced entry 

 (Garage) specification of vehicle entry doors to resist forced entry 
 

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



 

 

Public Representation 

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

notification letters issued to 48 no. properties. 

27 letters of objection have been received from 19 properties which raise the following 

concerns: 

 Concerns over highway safety; 

 Concerns regarding drainage and surface water due to previous flooding on and off 
the site; 

 Potentially contaminated land due to a suspected old tile works; 

 The allocation should be removed as the assessments were not extensive enough; 

 Previous planning applications have been refused on the site; 

 No demonstrable need for the development; 

 The proposal will create noise and light pollution affecting the amenity of 
neighbouring properties; 

 Construction works would cause a danger to the public and vehicles; 

 No construction access has been identified and the lane to the west of the site is part 
owned by a different owner; 

 Concerns regarding parking; 

 Views over the Lakeland Fells will be spoiled; 

 Increase in traffic and congestion; 

 The existing properties would have a loss in value; 

 Arlecdon Parks Road is dangerous with vehicles exceeding the speed limit, therefore 
the access will not be safe; 

 Many species of wildlife would lose their habitat; 

 The approval of this application would set a precedent for further development in 
Arlecdon; 

 Plots 7, 8 and 9 are too low to connect to the main sewage system; 

 Arlecdon is not well connected with little public transport options; 

 Car journeys would be necessary from this location; 

 Plots 3, 4 and 7 will create overlooking issues; 

 Surface water is likely to drain onto Wynfields; 

 There is poor lighting on Arlecdon Parks Road; 

 The site is very boggy; 

 Many neighbouring properties already experience flooding; 

 The existing hedgerows are home to many species of wildlife; 

 There are limited services in Arlecdon; 

 The location of the water tank is too close to properties as it could do damage to 
surrounding properties; 

 The field drain already backs up and will be worsened by the proposal; 

 There is a lack of trust in the planning process; 

 The drainage passes through third party land with no permission to do so; 



 

 The access to the drainage scheme is through a third party property and permission 
is not granted to use this; 

 School bus pick up points will be blocked making it dangerous for children crossing 
the road safely. 
 

 

Planning Policies 

Planning law requires 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)   

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 for New Residential Development 

Policy DM22 – Accessible Developments 

Policy DM24 – Development Proposals 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 2019 (NPPF) 

National Design Guide (NDG). 
Cumbria Development Design Guide (CDG) 

Strategic Housing Market Assessment 2019 (SHMA) 

Cumbria Landscape Character Guidance and Toolkit (CLCGT) 

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

Copeland Borough Council Site Allocations and Policies Plan 2016/17: Site Profiles (SAPP). 

Emerging Copeland Local Plan: 

The emerging Copeland Local Plan 2017-2035 has recently been subject to a Preferred 

Options Consultation which ended on 30th November 2020. The Preferred Options 

Consultation builds upon the completed Issues and Options Consultation which finished in 

January 2020. Given the stage of preparation, the emerging Copeland Local Plan 2017-2035 

has only limited weight in decision making, but provides an indication of the direction of 

travel of the emerging planning policies, which themselves have been developed in 

accordance with the provisions of the National Planning Policy Framework. 

 

Assessment 

Introduction 

The main issues resulting from the application are the principle of the development, housing 

need, impacts on settlement character and local landscape, impacts on neighbouring 

amenity, highway safety, flood risk and drainage, ground conditions and ecology and trees.  

These have been considered fully in the following assessment. 

Principle of Development 

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

policies ST1 and ST2 along with policy SS1.  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.  

Arlecdon is classified as a Local Centre under Policy ST2. Policy ST2 seeks to support 

appropriately scaled development in defined Local Centres which helps to sustain services 

and facilities for local communities. In respect of housing development, the following is 

identified as appropriate: within the defined physical limits of development as appropriate; 

possible small extension sites on the edges of settlement; housing to meet general and local 

needs; and, affordable housing and windfall sites. 



 

The site lies outside the designated settlement boundary which is defined by Arlecdon Parks 

Road and as such, the proposal is in conflict with Policy ST2. Policy ST2 of the CS states that 

outside of the defined settlement boundaries, development is restricted to that which has a 

proven requirement for such a location, including… housing that meets proven specific and 

local needs including provision for agricultural workers, replacement dwellings, replacement 

of residential caravans, affordable housing and the conversion of rural buildings to 

residential use. 

In the context of the provisions of Paragraph 11, the defined development boundary for 

Arlecdon/Rowrah must be considered out of date. 

Paragraph 11 of the NPPF sets out that planning permission should 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.  

The site lies within the existing settlement of Arlecdon and is considered to be within 

walking distance from the local services within the village which include a primary school, 

Church, pub, Post Office and shop.  On this basis, dwellings in this situation are considered 

to be sustainable. 

In applying the provisions of Paragraph 11: 

-         The Site would assist in boosting housing supply to meet the identified need for 

 housing in Arlecdon and the wider Borough; 

-        the proposed development comprising the erection of nine dwellings is 

 appropriate in size to the designation of Arlecdon/Rowrah as a Local Centre in 

 accordance with the spatial objectives of Policy ST2; 

-        The Site is located next to a cluster of existing residential properties on the edge 

 of the built up area of the village; 

-  the Site is located in close and convenient proximity to the services and 

 employment opportunities located within Arlecdon/Rowrah for which the 

 settlement has been designated as a Local Centre in Policy ST2 of the CS. The 

 proposed development will support existing services and thus the aspiration of 

 retaining these services;  

- Some sustainable travel options exist within the vicinity, with a limited bus 

 route serving the settlement and local cycle routes providing linkages to the 

 National Cycle Network Route 71 as per the provisions of Policy DM22 of the 

 DMP. 



 

Emerging Local Plan 

Arlecdon is identified as a Local Service Centre in the Local Plan Preferred Options Draft 

(Policy H4PO) and the application site is identified as draft housing allocation HAR2. Both 

policies have unresolved objections, and given this, and the fact that the Plan is still at an 

early stage, very little weight can be given to these policies according to Paragraph 48 of the 

NPPF. 

The Preferred Options Draft is accompanied by a Housing Allocations Profile document. This 

identifies a number of issues and constraints on the site which would need to be addressed 

before development could come forward. These are as follows: 

• Potential sewer capacity issues 

• Potential surface water issues 

• Potential for ground contamination 

• Electrical infrastructure may need reinforcement 

• Any development should ensure that sufficient off street parking is provided to avoid 

increased parking on the A5086 

• Suitable access will need to be demonstrated 

Housing Need 

Arlecdon/Rowrah falls within the Whitehaven Housing Market Area (HMA) of Copeland 

Strategic Housing Market Assessment (SHMA).  

The SMHA suggest a particular focus on the delivery of three bedroom houses, semi-

detached and detached houses with four or more bedrooms and bungalows and is 

identified as having a high need for new affordable housing.  

The proposed development has the potential to assist in providing a greater balance of 

market housing stock within Arlecdon/Rowrah; however, does not include provision for 

affordable housing to meet the identified need in accordance with the provisions of Policy 

SS3 of CS and Paragraph 61 of the NPPF.  

Settlement Character, Landscape Impact and Visual Impact 

The Site is located in an area of Sub Type 5a Ridge and Valley landscape as defined in the 

Cumbria Landscape Character Guidance and Toolkit (CLCGT). 

The Key Characteristics of the land comprise: a series of ridges and valleys that rises gently 

toward the limestone fringes of the Lakeland Fells; well managed regular shaped medium to 

large pasture fields; hedge bound pasture fields dominate, interspersed with native 

woodland, tree clumps and plantations; scattered farms and linear villages found along 

ridges; and, large scale structures generally scarce. 

The Guidelines for development include: discouraging the further nucleation of the 

settlement pattern; ensuring new development makes a contribution to the character of the 



 

area by respecting the form of villages e.g. linear along ridge lines, creates new focal spaces 

and takes advantage of attractive long views; and, carrying out village enhancement 

schemes including townscape environmental improvements, tree planting and 

establishment of attractive green spaces. 

The Site comprises an area of undeveloped land located to the south of Arlecdon Parks 

Road, adjacent to a small cluster of existing housing.  

The settlement of Arlecdon is centred around Arlecdon Road, which runs approximately 

north-south and connects to the Arlecdon Parks Road, which runs approximately east-west 

and transitions into the settlement of Rowrah. 

Arlecdon Road is principally characterised by linear frontage development on both sides of 

the highway, with some nucleated estate type development to the north and south, which is 

at odds with the general overall form.  

Arlecdon Parks Road is characterised by linear frontage development to the north, with 

open agricultural land and limited sporadic dwellings enclosed by a former railway 

embankment and planting to the south. Expansive views of the wider landscape to the 

south exist from Arlecdon Parks Road. 

The undeveloped land to the south of Arlecdon Parks Road contributes positively to the 

character of Arlecdon. The proposed development by virtue of its scale and location would 

be at odds with the prevailing form of development in this area of the settlement. The 

development would both urbanise and erode the rural character of this area of the 

settlement to its detriment. The development would limit the expansive open views of the 

Lakeland Foothills and Western Fells beyond, which contribute positively to the character of 

the area and are important locally. 

In wider landscape terms, given the location of the Site, the existing development to the 

north of Arlecdon Parks Road and local landscape features, the landscape harm and visual 

impacts of the development would be limited to a local level. 

Impact on Residential Amenity 

The application site lies adjacent to residential properties to both the east and south with 

terraced properties to the north on the opposite side of Arlecdon Parks Road.  The nearest 

of these properties is 2 Wynfield which is sited approximately 18 metres from the boundary 

of the site.   

The application includes details of the proposed plot layout only with details of the scale 

and appearance of the dwellings reserved for subsequent approval at the Reserved Matters 

stage. As submitted the proposed plot layout does reasonably allow for adequate 

separation distances to be achieved between facing elevations of the proposed and existing 

dwellings as required by Policy DM12 of the Local Plan. It is also considered that suitable 

boundary treatments can be secured as part of this permission to minimse the potential 

impact on the existing property. Details of the boundary treatment would be submitted at 

the reserved matters planning stage. 



 

On this basis it is therefore considered that the proposal can reasonably meet with the 

requirements of Policy DM12 and further details with regards to design and appearance will 

be assessed during any subsequent applications. 

Access, Parking and Highway Safety 

Access to the development is proposed off Arlecdon Parks Road from a single road opposite 

7 Arlecdon Parks Road.  The access road will lead south to the 4 plots at the lowest point in 

the site and to a hammerhead junction.  The development proposes a ratio of at least 2 off 

road car parking spaces per dwelling which includes visitor parking. 

Objections have been received raising concerns with regards to cars parking on the highway 

and the access being unsafe.  Local residents are concerned that cars do not adhere to the 

speed limit and that the main road is used as a rat run for Sellafield workers.  Furthermore, 

local residents have raised concerns that there are existing parking issues along Arlecdon 

Parks Road and that the development would worsen this issue.   

Notwithstanding these concerns, the Cumbria Highways Authority has raised no objections 

to the access and on-site parking arrangement proposed.  It is considered that the addition 

of 9 dwellings on this site is unlikely to have a material effect on the highway and the 

visibility at the proposed access is sufficient for this stretch of road which is restricted to 

30mph.  There is off street parking proposed for each property, therefore it is anticipated 

that this would be utilized as opposed to parking on Arlecdon Parks Road. 

Overall, it is considered that the submitted details comply with Policies T1 and DM22 of the 

Copeland Local Plan and will provide an accessible development with an acceptable parking 

provision. 

Flood Risk and Drainage 

The Site is located within Flood Zone 1. The proposed comprises a more vulnerable use and 

is therefore a compatible use in Flood Zone 1. 

The site consists of marshy grassland and local concerns have been raised about drainage 

issues.  

The application was initially submitted without any details of drainage, other than the 

proposal for the foul drainage to connect to the existing sewer and the provision of 

soakaways for each dwelling.  Historic flooding issues on and around the site raised 

concerns amongst both statutory consultees and local neighbouring residents. Due to the 

gradient of the site which falls away from the highway, any exceedance routes would be 

across third party land and the route uphill increases the difficulty of drainage solutions.  

Although the Agent suggested that surface water drainage could be dealt with via a planning 

condition, it was considered that this was a fundamental issue and should be dealt with at 

the outline stage as a lack of a solution would make the development unacceptable. 

A summary of the information that has been submitted with regards to drainage is set out 

below:- 



 

Drainage Plan Amendment 1 – 27th August 2019 

A drainage plan was submitted to show that there are no surface water bodies near to the 

site suitable for connection.  A United Utilities network was identified on land east of the 

property Parkthwaite and it was considered that a connection could be achieved to this 

pipe, with short term attenuation storage.  This relied on the owner of Parkthwaite allowing 

an outfall pipe to extend through their land.  The scheme would require a 120m3 storage 

tank to be sited on the land to the east of the development with exceedance and runoff 

pipes to run throughout the site to serve each property.  The storage tank would connect to 

a swale for secondary treatment before running through Parkthwaite to a new manhole on 

the existing culvert opposite 31 Arlecdon Parks Road.  A bund was proposed to surround the 

existing properties at Winfield and Parkthwaite in order to protect these properties against 

any failure of the water storage system.  A number of questions were raised by the Councils 

Flood and Coastal Defence Engineer (response received 5th September 2019) and United 

Utilities ultimately rejected the scheme as the additional water flows to the combined sewer 

could increase the risk of premature spill into the local stream. 

27th November 2019 

A meeting was held between the Local Lead Flood Authority, the Flood and Coastal Defence 

Engineer, the Agent for the application and the Applicant’s Drainage Engineer.  A possible 

solution was discussed with regards to a connection being made from the site to the existing 

highway drain. 

17th March 2020 

The Cumbria Highways Maintenance Team confirmed that they were not agreeable to any 

changes or connections to the highway drain. 

Drainage Plan Amendment 2 – 7th July 2020 

A revised drainage plan was received with calculations to show outfall rates from the site.  

The plan detailed that the proposed foul and surface water systems would remain private 

and maintained by the Developer and that foul water would connect directly to the United 

Utilities combined system with surface water connecting to the existing surface water 

culvert on site.  A swale is shown on the site boundary edge near to Parkthwaite which 

would provide secondary treatment to attenuated runoff.  An overflow pipe would 

accommodate roadway runoff and a temporary filter drain would be in situ in front of plots 

4-7 to minimize potential surface water runoff down the site during the construction phase.  

The outfall is proposed to cross third party land, with their permission. 

The Local Lead Flood Authority requested further bolstering of the hedge dyke to the rear of 

plots 8 and 9 to direct surface water away from adjacent land and direct it to the 

exceedance system, amend the size and location of the gullys and provide additional 

drainage at the private lane end of the site to prevent any exceedance water from draining 

down the lane. 

 



 

Drainage Plan Amendment 3 – 29th July 2020 

The Applicant’s Drainage Engineer considered these points and amended the plans as 

requested.  On further consultation, the Council’s Flood and Coastal Drainage Engineer 

raised no objections, subject to all consents and easements being in place.  The Local Lead 

Flood Authority requested a gully at the end of the road at the turning head to catch the 

highway water running onto the private parking bays in order to make sure that the plans 

were acceptable. 

Drainage Plan Amendment 4 – 11th August 2020 

The gully was added to the plan as requested and this was considered to be acceptable by 

the Local Lead Flood Authority.  United Utilities responded that the surface water proposals 

are acceptable in principle, however the foul water proposed to be discharged to their 

combined sewer outflow is unacceptable and therefore they object to the proposal as 

submitted.  They stated that under no circumstance should foul water discharge into the 

combined sewer outflow and the overflow pipe directly.  Their preferred method is for a 

foul connection point of discharge to be the downstream pipe of the combined sewer 

overflow. 

Drainage Plan Amendment 5 – 17th August 2020 

On receipt of this objection, the Applicant’s Drainage Engineers confirmed that United 

Utilities considered that they were connecting to the overflow pipe, which they confirmed 

was not the case.  The foul water would be connected to the UU chamber in the footway 

which continues onward in a southerly direction, not the overflow pipe which is at a high 

level in this chamber.  A further plan was submitted to confirm this.  United Utilities 

responded that in order to make a connection to this network, the network catchment team 

would have to be consulted for assessment.  They suggested options for a suitable 

connection and the Applicant’s Drainage Engineer opted to construct a new manhole and 

associated saddle connection downstream of the CSO. 

Drainage Plan Amendment 6 – 3rd September 2020 

The final plan was considered to be acceptable by United Utilities in principle, however they 

stated that the applicant will have to apply for a formal sewer connection.  The Council’s 

Flood and Coastal Drainage Engineer commented that although there is an existing issue 

with the culvert which is known to be in poor condition, this is outside the Applicant’s 

control and ultimately the proposal should provide for the existing drainage issues on and 

around the site. 

This scheme was considered to be acceptable by all statutory consultees, however it relies 

on the plot layout to remain as submitted for it to function correctly 

As these details have the potential for change when influenced by the design process, it is 

considered reasonable for a condition to be added to any approval to ensure that a suitable 

drainage solution is submitted to and approved prior to any construction works 

commencing on site.  As this is an outline application and the Applicant has demonstrated 



 

that a scheme can work for the site, it is considered that the LPA authority cannot request 

further detail at this stage.  

Overall, subject to the imposition of conditions on any permission that require the 

agreement to a suitable drainage proposal it is considered that the proposal complies with 

Policies ENV1 and DM24 of the Copeland Local Plan with regards to drainage. 

Ground Conditions 

The application was submitted without any information relating to ground contamination.  

Due to the proximity of the site to an adjoining coal depot and disused railway and the 

sensitive end use of the development, the Council’s Scientific Officer considered that a pre-

commencement condition should be added to any approval to ensure that appropriate site 

investigations are undertaken.  It is considered that this should also alleviate the concerns of 

an objector who has raised land contaminated as an issue on the site. 

As this is an outline application, this detail can be considered at the reserved matters stage 

and any remediation necessary can be identified and implemented prior to the 

commencement of any works relating to the housing development on site. 

Ecology and Trees 

The application is accompanied by a Preliminary Ecological Appraisal and Hedge Survey.  The 

submitted information describes the site as “marshy grassland” with some conservation 

interest, however states that the areas of these habitats are small.  The report considers 

that there is an opportunity to create a species-rich grassland area to offset the loss of these 

habitats.  The hedge has moderate conservation value with the removal of sections 

considered to be of moderate impact.  The invasive plant species Montbretia is present on 

site and there are some habitats with suitability for use by bats, birds and other species. 

Overall, it is considered that there is some ecological merit to the site and that any effect 

resulting from the proposed development should be mitigated and managed.  The report 

details suitable mitigation and enhancement measures, all of which should be undertaken 

before, during and after development.  These mitigation measures can be secured by use of 

an appropriately worded planning conditions attached to any planning permission.  

Natural England have raised no objections to the proposal.  Subject to the imposition of 

conditions to ensure that the appropriate mitigation is undertaken, it is considered that the 

proposal complies with policies ENV3 and DM25 of the Copeland Local Plan. 

Local objections 

A significant level of local objection has been raised to the application. The concerns relating 

to material planning considerations have been addressed within the report as set out above. 

A number of other issues relating to loss of property value, loss of view and ownership and 

private access issues are not material planning considerations and therefore cannot be 

considered as part of the decision making process. 

 



 

Planning Balance and Conclusion 

The Application Site is located out with the settlement boundary for Arlecdon/Rowrah as 

defined in Policy ST2 of the CS in partial conflict with the provisions of the policy.  

The provisions of Policy ST2 of the CS relating to settlement boundaries must be considered 

out of date and Paragraph 11 of the NPPF must be applied.  

The development will clearly: assist in boosting housing supply; is of appropriate scale for a 

Local Centre; will support the retention of existing services locally and benefits from some 

limited sustainable travel options in accordance with the spatial objectives of Policy ST2 of 

the CS. 

The identified conflict with Policy ST2 in respect of the location out with the defined 

development boundary must be given limited weight only. The site is identified in the 

Preferred Options Consultation Draft as being a site suitable for housing. Whilst  this draft 

cannot be given weight in the decision making process at the current time it provides an 

indication of the direction of travel of the emerging planning policies, which themselves 

have been developed in accordance with the provisions of the National Planning Policy 

Framework 

The development by virtue of its location and scale would however result in some adverse 

impacts upon the developed form and character of the settlement of Arlecdon to its 

detriment. The development will also adversely impact upon locally important views from 

the settlement to the Lakeland Foothills and Western Fells beyond. In wider landscape 

terms, given the location of the Site, the existing development to the north of Arlecdon 

Parks Road and local landscape features, the landscape harm and visual impacts of the 

development would be limited to a local level.  

There are identified existing flooding issues on and around the site, although a suitable 

drainage scheme has been identified which satisfies the requirements of the statutory 

consultees. This is adequate for an outline planning application.     

On balance, the adverse impacts upon the landscape settlement character of Arlecdon is not 

considered to significantly and demonstrably outweighed the benefits of the proposal which 

would deliver 9 dwellings in a sustainable location within an existing village when assessed 

against the policies in this Framework taken as a whole. 

 

Recommendation:- 

Approve in Outline (commence within 3 years) subject to the following conditions 

 

Conditions   

1. The scale, appearance and landscaping shall be as may be approved by the Local 
Planning Authority. 



 

 
Reason 

 
To comply with Section 92 of the Town and Country Planning Act 1990 as amended 
by the Planning and Compulsory Purchase Act 2004. 
 
 

2. Detailed plans and drawings with respect to the matters reserved for subsequent 
approval shall be submitted to the Local Planning Authority within three years of the 
date of this permission and the development hereby permitted shall be commenced 
not later than the later of the following dates:- 

 
a) The expiration of THREE 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 matter to be approved. 

 
Reason 

 
To enable the Local Planning Authority to control the development in detail and to 
comply with Section 92 of the Town and Country Planning Act 1990, as amended by 
the Planning and Compulsory Purchase Act 2004. 
 
 

3.  Permission shall relate 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 1:1250, drawing number SC/1/18, received 20th November 
2018; 
Topographic and detail survey, scale 1:100, drawing number RevB, received 20th 
November 2018; 
Proposed Drainage Scheme, scale 1:200, drawing number D1196/01 rev E, received 
3rd September 2020; 
Ground Investigation for Soil Infiltration Analysis, written by GEO Environmental 
Engineering, received 9th October 2019; 
Drainage calculations, drawing number D1196/SW1 to SW3, received 9th October 

 2019; 
Preliminary Ecological Appraisal and Hedge Survey, written by Openspace, received 
20th November 2018; 
Design and Access Statement, received 20th November 2018. 

 
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. 
 
 

4. Prior to the commencement of any development on the site full details of the foul 

water and surface water drainage scheme, including attenuation measures must be 

submitted to and approved in writing by the Local Planning Authority.  The approved 

scheme must become operational before any part of the development is brought 

into use and must be so maintained at all times thereafter. 

 
Reason 

 
To ensure a satisfactory scheme of surface and foul water disposal from the site in 
accordance with policies ENV1 and DM24 of the Copeland Local Plan. 
 
 

5. No development approved by this planning permission or such other date or stage in 
the development as may be agreed in writing by the Local Planning Authority, will 
take place until a scheme that includes the following components to deal with the 
geotechnical and contaminative risks detailed in the Preliminary Environmental Risk 
Assessment must each be submitted to and approved, in writing, by the local 
planning authority: 

 
I. Site investigation scheme, based on the Preliminary Environmental Risk Assessment 

to provide information for a detailed assessment of the risk to all receptors that may 
be affected, including those off-site. 
 

II. The results of the site investigation and detailed risk assessment referred to in 1) 
and, based on these, an options appraisal and remediation strategy giving full details 
of the remediation or mitigation measures required and how they are to be 
undertaken. 
 

III. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in 2) are complete 
and identifying any requirements for longer term monitoring of pollutant linkages , 
maintenance and arrangement for contingency action. 
 
Any changes to these components require the express written consent of the Local 
Planning Authority. The scheme must be implemented as approved. 

 
Reason 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out 
safely without unacceptable risks to workers, neighbours and other off site receptors 
in accordance with Policy ST1 of the Copeland Local Plan. 



 

 
 

6. All works on site must be carried out in accordance with the good practice, harm 
avoidance, mitigation and recommendations outlined in the submitted Preliminary 
Ecological Appraisal and Hedge Survey, written by OpenSpace and received on 20th 
November 2018. 

 
Reason 

 
In order to protect any biodiversity on the site in accordance with Policies ENV3 and 
DM25 of the Copeland Local Plan. 
 
 

7. A native hedgerow shall be planted along the western boundary of the site in 
accordance with details which have been submitted to and approved in writing by 
the Local Planning Authority. The hedgerow shall be planted in accordance with the 
approved details in the first available planting season following the occupation of the 
units on the plots along the western boundary of the site.  

 
Reason 

 
In accordance with the recommendations set out in the submitted Preliminary 
Ecological Appraisal and Hedge Survey, written by OpenSpace and received on 20th 
November 2018 and in accordance with policies ENV3 and DM25 of the Copeland 
Local Plan. 
 
 

8. Prior to the commencement of development on the site, protection measures for 
the hedgerows to be retained as part of the development must be implemented in 
accordance with the details set out in the submitted Preliminary Ecological Appraisal 
and Hedge Survey, written by OpenSpace and received on 20th November 2018.  
These measures must be retained for the whole construction phase of the 
development. 

 
Reason 

 
In accordance with the recommendations set out of in the Preliminary Ecological 
Appraisal and Hedge Survey and in accordance with policies ENV3 and DM25 of the 
Copeland Local Plan. 
 
 

9. Prior to the commencement of development on site, a detailed Management Plan 
for the control and management of the invasive species on the site must be 
submitted to and approved in writing by the Local Planning Authority.  Development 
must be carried out in accordance with the approved plan at all times thereafter. 

 
Reasons 



 

 
To protect the ecological interests evident on the site and in accordance with 
policies ENV3 and DM25 of the Copeland Local Plan. 
 
 

10. 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, 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 and in accordance with policy DM12 of The Copeland Local Plan. 
 
 

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. 

 


