
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
31 October 2019

A report by the Acting Executive Director for Economy and Infrastructure
_____________________________________________________________________

Application Types: Full Planning Permission

Applicant: Cumbria County Council

Reason for Committee Level Decision: Applications made by the Acting Executive 
Director for Economy and Infrastructure

Application Reference No. 2/19/9007

Proposal: Erection of single storey standalone extension and covered link canopy

Location: West Cumbria House, Jubilee Road, Lillyhall, Workington, CA14 4HB

Date Valid: 5 September 2019

Application Reference No. 2/19/9008

Proposal: Development of land to provide additional car parking capacity for West 
Cumbria House.

Location: Land adjacent to the south-west of West Cumbria House, Jubilee Road, 
Lillyhall, Workington, CA14 4HB

Date Valid: 20 August 2019

_____________________________________________________________________

1.0 RECOMMENDATIONS

1.1  That:

a) Planning Permission be granted for application reference no. 2/19/9008 
subjection to the conditions set out in Appendix 1 to this report; then

b) Planning Permission be granted for application reference no. 2/19/9007 
subjection to the conditions set out in Appendix 2 to this report;

2.0 THE PROPOSALS

2.1 Application reference no. 2/19/9007 seeks planning permission to build a single 
storey stand-alone extension and erect a covered link canopy to the front 
elevation of the West Cumbria House (WCH) office building. Application 
reference no. 2/19/9008 seeks to develop land adjacent to the WCH site to 
provide further parking provision to service the office use. These proposals have 
arisen as a result of plans to intensify the occupancy of this existing building. 

Application Reference 2/19/9007 – Built Extensions

2.2 The standalone single storey extension is proposed so as to provide additional 
meeting room spaces with an associated kitchenette facility and disabled WC 
with baby change for this existing office facility. The proposed extension would 
measure 12.5m by 11.5m in footprint. It would be set back 6.8m to the east of the 
existing single storey main entrance and meeting room element of WCH (and 



 

would closely match the building line of this element) and would measure 3.7m 
from the footings of the main office accommodation block of WCH. It would 
measure approximately 2.8m to eaves height. A hipped roof arrangement with a 
15 degree pitch formed from aluminium standing seam roof panels coloured grey 
is proposed. The apex of the roof would measure 5m above ground level. The 
external walls would be faced with buff coloured bricks while windows and doors 
would be double-glazed units with polyester powder coated aluminium frames 
coloured green to match the existing. Rainwater goods would also be polyester 
powder coated aluminium. A canopy shelter is also proposed to be erected to 
provide a covered link between the proposed new stand-alone building and the 
existing main entrance / foyer area to WCH. It is proposed to be metal framed 
with a curved translucent polycarbonate canopy. The canopy would measure 
10.5m x 5.7m in footprint and up to 3.85m in height above ground level. 

2.3 The provision of the stand-alone extension and link canopy would result in the 
loss of a total of 14 no. parking spaces within the existing site (including two 
disabled bays). It is proposed to remark existing spaces to create two 
compensatory disabled parking spaces to the western side of the existing 
reception area (thus resulting in the loss of a further standard bay and taking the 
total loss of spaces to 15). 

Application Reference 2/19/9008 – Parking Provision

2.4 It is proposed to develop an unused parcel of grassed land to the south-west of 
the existing WCH site to provide additional parking capacity for this site. A total of 
254 new car parking spaces are proposed to be created on this land. Within this 
number 13 spaces are proposed to be allocated for disabled/blue-badge usage 
and 8 bays reserved for electric vehicle usage/charging. In addition to the 254 
car parking spaces it is also proposed to provide 13 motor-cycle parking bays 
and 15 cycle parking stands. These non-standard bays are positioned in closest 
proximity to WCH. 

2.5 A new direct access/egress point onto Jubilee Road is proposed to the south-
eastern corner of the application land. A barrier control entry system is proposed 
to be provided to this new access. In addition to this new access, access/egress 
is also proposed to be obtained from WCH’s existing site access onto Jubilee 
Road. The proposed internal circulatory road link required to accommodate this 
would result in the loss of four existing car parking bays on the WCH site. 

2.6 It is proposed that all motor vehicle parking bays would be surfaced with 
permeable block paving while all other hard-surfaced areas would be covered 
with impermeable tarmac. Granular attenuation space would be provided 
beneath the parking bays with surface water ultimately outfalling to the 
watercourse/ditch that runs across the north-western side of the site at a 
restricted greenfield run-off rate. It is proposed to create an enhanced wildlife 
corridor along the north-western side of the site – with a wildflower butterfly 
friendly seed mix and additional tree and shrub planting proposed. Tree and 
shrub planting are also proposed to the south-eastern and south-western edges 
of the site. A triple staggered hedgerow is proposed to the south-western 
boundary.

2.7 It is proposed to develop the site in two distinct phases. The first phase area 
covers parts of the northern and western side of the site and is proposed to be 
for intensified County Council use while the second phase area would be for third 
party usage. 



 

2.8 The first phase would only make use of the existing WCH access/egress point 
and would provide 94 new car parking spaces (of which 5 would be allocated for 
disability/blue-badge only use and 4 reserved for electric vehicles), 5 motor cycle 
parking bays, 5 bicycle parking stands. The proposed green landscaping to the 
north-western and south-western sides of the site would be implemented during 
this phase. The existing raised landscaped amenity area would be retained for 
Phase 1. 

2.9 Phase 2 would result in the creation of a new highway access onto Jubilee Road 
at the southernmost end of the site and 160 car parking spaces (including 8 
disabled bays and 4 electric vehicle bays), 9 further motor cycle spaces and 
further bicycle stands. 

2.10 With Phase 2 built out, WCH would have a total of 405 car parking spaces and 
14 Motorcycle spaces.

3.0 BACKGROUND TO DEVELOPMENT PROPOSALS

3.1 The applicant has recently purchased WCH and currently a small number of their 
staff (approximately 50-100 social service workers) operate from the building. 
The applicant wishes to modernise the building and intensify its occupancy. The 
County Council intend to occupy half of the refurbished building - providing up to 
258 work space desks; basing over 200 of their West Cumbrian workforce there; 
and to utilise it as a meeting hub in the west of the County. The applicant intends 
to lease the other half of the building to a third party tenant. The applicant is 
currently in advanced discussions with a large employer in the area in connection 
with them occupying the other half of the building.

4.0 SITE DESCRIPTION

4.1 West Cumbria House (WCH) is located on the western fringe of the Lillyhall 
Business Park on the eastern outskirts of Workington. It is situated at the corner 
of the C2054 and Jubilee Road, with motor vehicle access being gained from 
Jubilee Road some 120m south of the junction of these two roads. Jubilee Road 
is subject to a 30mph speed limit. The C2054 provides a link between the A595T 
and the A596 and measures 1.3km in length. The C2054’s junction with Jubilee 
Road measures 450m from the C2054s junction with the A595T (the Winscales 
Roundabout at Lillyhall Industrial Estate). 

4.2 The existing office complex site covers an approximately 1.1ha parcel of land 
and slopes away from Jubilee Road. Parking and associated formal landscaping 
occupy the eastern side of the site, while the office building occupies the western 
side of the site. The site currently has 170 motor vehicle parking bays (with 6 of 
these being allocated as disabled/blue-badge spaces). Two linear bands of 
landscaping and the changing site levels help break-up the car-parking area. 
Automated entry and exit barriers are present at the site highway access, with 
the entry barrier openable by access fob/card or key code. A cycle shelter and 
waste bin storage are located to the south-western end of the building.

4.3 The office building is predominantly rectilinear in form and two storey, with the 
exceptions of a single storey meeting-room/entrance area to its front (eastern 
elevation) and an additional third storey to its “central bloc”. The external walls 
are predominantly formed from buff clay facing bricks, although metal panels 
coloured a mid-green (Jade) are used on the upper storeys. The windows are 
metal box section framed and powder coated a pine green colour. The majority of 



 

these windows are horizontally proportioned. The building has 15 degree pitch 
hip roofs formed from profiled aluminium standing seam sheeting coloured merlin 
grey. The main building has conventional hip roofs. The rainwater goods are 
metal box-section coloured merlin grey. WCH has a floor-space of approximately 
3,235m2.

4.4 The footprint of the proposed extension to WCH would cover 13 parking bays 
(including 3 disabled bays) and a loading bay. 

4.5 WCH is bounded to the north-east by the C2054, to its south-east by Jubilee 
Road, to its south-west by unmanaged greenfield land and to its north-west by 
agricultural land. A landscaped area lies between the WCH site and the C2054. 
On the opposite side of the C2054, bunded landscape planting conceals an 
electricity sub-station, gas engines and further business/industrial units. On the 
opposite side of Jubilee Road is the Lillyhall Business Centre which 
contains/hosts a mixture of business, general industrial and professional/financial 
service uses. A mature belt of trees and shrubs separates the office building from 
the agricultural land to its north-east. This belt of trees and shrubs extends onto 
the unmanaged greenfield land.

4.6 WCH was built in 2007 and was originally occupied by Her Majesty’s Revenue 
and Customs (HMRC). HMRC closed this office in 2018 resulting in the loss of 
approximately 240 jobs. The submitted Transport Assessment sets out that it is 
anecdotally understood that HMRC parking often spilled onto the local highway 
network. 

4.7 The land proposed to be physically developed for parking usage is predominantly 
unmanaged unimproved wet grassland. The exception to this is a 0.1ha area to 
its north-eastern corner that is formally landscaped with trees, shrubs, paving, 
concrete pillar-posts with metal railings, seating, bins and a sculpted feature wall. 
The green landscaped elements of this area do not appear to be under any 
formal management regime. An ordinary watercourse/drainage ditch is present 
just before the tree and shrub belt on the north-western edge of this land.

4.8 The land proposed to be developed for car parking usage is bounded by WCH to 
its north-east, Jubilee Road to its south-east, further unmanaged greenfield land 
to its south-west and agricultural land to its north-west. On the opposite side of 
Jubilee Road to this parcel of land is the landscaped western corner of the 
Lillyhall Business Centre, an access road that serves Derwent House (occupied 
by the Cumberland Pencil Company), and the landscaped ground of the Energus 
building (which is used by the University of Cumbria and Gen-II training amongst 
others and also provides conference facilities).

4.9 Overspill parking occurs on Jubilee Road from WCH and other nearby land-uses. 
On street car parking in the area also occurs as a result of commuters car-
sharing to other destinations further afield. The submitted Transport Assessment 
(TA) relates that a number of on street parked cars belonged to individuals 
commuting to the Sellafield site.

5.0 SITE PLANNING HISTORY

5.1 Allerdale Borough County Council granted planning permission for the 
development of WCH in June 2006 (Ref. 2/2006/0469). Condition 4 of this 
permission prohibits any use of this building outside of Use Class B1 (which 
covers business uses such as offices, light industry and research and 

https://planning.allerdale.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=47949


 

development facilities) unless the prior consent of the Local Planning Authority 
has first been obtained. No further development has taken place on the site since 
it was constructed. Prior to the County Council occupying the office building it 
was utilised by Her Majesty’s Revenues and Customs. 

5.2 There is no planning application history for the land to the south of WCH, 
although it has been subject to a number of site allocations through the local plan 
process (details of which are set out in the planning policy section of this report).

6.0 CONSULTATIONS AND REPRESENTATIONS

6.1 Allerdale Borough Council Planning Department: No objection to the proposed 
car-park extension (Ref. 2/19/9008). No response received in respect of the 
standalone building extension (Ref. 2.19.9007).  Notes that the Lillyhall Estate is 
established as strategic employment site within Policy S13 of the adopted 
‘Allerdale Local Plan Part 1’ and that Policy S12 of the Plan specifies that existing 
employment sites will be protected until they are reviewed as part of the site 
allocations process.  Highlights that the ‘Allerdale Local Plan Part 2 – Site 
Allocations’ has recently been through examination and is currently out to 
consultation on the Main Modifications of the Examination Inspector. Notes that 
this Part 2 document allocates the proposed car parking land and a wider area to 
the west as an employment allocation for B1 (and potentially B8) Use-Classes 
going forward (Site Ref. 1/WOR/046/E).  Consider the proposed parking is 
complementary to the employment uses within the Lillyhall Estate and would 
providing a significant contribution to the area’s overall attractiveness for inward 
investment and specifically for West Cumbria House. Consider that this 
economic sustainability weighs heavily in favour of the proposal when assessed 
against the overall balance of considerations and are therefore supportive of this 
proposal. Request that there is a timely implementation of the proposed 
landscaping strategy in order to achieve an appropriate level of environmental 
sustainability. 

6.2 Allerdale Borough Council Environmental Health Department: No objection to 
either application. 

6.3 Winscales Parish Council: No response received to either application. 

6.4 Cumbria County Council (CCC) Highway Authority: No objection to the proposed 
car parking application subject to the imposition of conditions securing the 
submission and approval of the detailed design of the car park carriageway, 
footways and new site access; a construction phase management plan, and an 
updated Travel Plan (and its annual review for five years). No objection to the 
proposed standalone building extension provided the car parking application is 
approved. 

6.5 Observes that the submitted Transport Assessment’s (TA) traffic modelling 
indicates a marginal increase in traffic movements and that this is not considered 
to have severe impact on the local highway network. Highlight Highways England 
has previously expressed concerns in respect of the capacity of the two nearby 
round-about junctions of the A595. Note that a Prelude Travel Plan has been 
submitted in support of the application and accepted that a robust Travel Plan 
(TP) cannot be produced at this point in time given that WCH is currently 
operating at around 30% of capacity and as such there is no travel data to use. 
Agree that a Travel Survey should be undertaken and suggests that this should 
take place within 6 months of the car parking becoming operational so as to set 



 

the backdrop against which to define and measure targets.  

6.6 Notes that it is proposed to install double yellow lines to secure the visibility 
splays for the new proposed highway access. Consider the length of visibility 
splay / double-yellow lines to be acceptable and that a Traffic Regulation Order 
will be required to provide these. 

6.7 Highways England: No objection to the proposed car park extension (Ref. 
2/19/9008). Are satisfied that the nearby junctions of the A595 can be shown to 
operate with spare capacity following construction of the car park. Note that the 
development proposal would not necessarily generate traffic in its own right and 
that the office building is existing and already has the capacity to generate traffic 
as it is occupied. As such they conceive that the proposal would remove or 
reduce the constraints to car travel for an extant land planning use. Consider the 
quantum of car parking proposed to be excessive and that it would accommodate 
single-occupancy car trips for a high percentage of staff (thus discouraging 
modal shifts to more sustainable modes of travel) and therefore comment that it 
does not appear to align to the principles of sustainable development in this 
respect. Given the level of parking proposed over CCC standards, consider that 
a full and robust travel plan should be conditioned prior to the car park being 
brought into use, in order to provide a viable method to minimise single car 
occupancy trips.  N.B. Highways England were not required to be consulted in 
respect of the standalone building extension (Ref. 2/19/9007).  

6.8 CCC Lead Local Flood Authority: No objection to either application. Request the 
imposition of conditions in respect of the proposed car park to secure the 
submission and approval of the finer final details of the drainage design 
(including the permeable system to be employed), a plan for managing surface 
water during the construction phase and a maintenance schedule for the 
drainage system. Note that the car park application is in line with Planning 
Practice Guidance (PPG) - as it follows the drainage hierarchy and provides a 
two stage sustainable drainage system. Is satisfied that the developer has 
demonstrated that a sustainable drainage system can be achieved for the site. 

6.9 CCC Historic Environment Officer: No objection to either application.

6.10 Coal Authority: No objection to either application. Note that both application sites 
fall within their defined “Development High Risk Area” and that their records 
indicate the presence of coal outcrops here. Note that in both cases the applicant 
has obtained appropriate and up-to-date coal mining information for the proposed 
development site and has used this information and intrusive ground 
investigations (GI) via rotary drilled boreholes on the proposed car park site to 
produce Coal Mining Risk Assessment Reports to support their applications. 
These reports identify that there is a potential risk from unrecorded coal mine 
workings at shallow depth and that these could pose a risk of ground movement 
or subsidence to the surface. Note that the ground investigation encountered 
coal in only one of the boreholes and that this seam was circa 28m below ground 
level and only 0.5m deep. Note that this seam was found to be intact, and no 
evidence mine workings was recorded during drilling. Note the report concludes 
that as rock cover of circa 20 times the identified seam thickness was proven, the 
risk posed by a possible collapse of any mine workings beneath the adjacent site 
was considered negligible. The Coal Authority state that they are satisfied with 
the content and conclusions of the updated Coal Mining Risk Assessments. With 
respect to the proposed car park (Ref. 2/19/9008) they note that no built 



 

structures are proposed and that this further reduces the already negligible level 
of risk. With respect to the built extension (Ref. 2/19/9007) the Coal Authority 
consider the use of the results of nearby intrusive investigation works are 
sufficient for the purposes of the planning system and meet the requirements of 
the NPPF in demonstrating that the application site is, or can be made, safe and 
stable for the proposed development. Note that further more detailed 
considerations of ground conditions, foundation design and gas protection 
measures may be required as part of any subsequent building regulations 
application.

6.11 Cumbria Constabulary Crime Prevention Design Advisor: No objection to the car-
park application (Ref. 2/19/9008). No response received in connection with the 
standalone built extension to WCH (Ref. 2/19/9007). Comments that the primary 
security measures for the car park development is optimising natural surveillance 
opportunities from WCH and from passing traffic on Jubilee Road. Consider the 
eventual removal of the raised seating area as part of Phase 2 will significantly 
improve availability of views from the road. Welcomes the proposed illumination of 
the car-park and the positioning of pedal cycle and motorcycle parking close to WCH 
so these facilities shall be more easily scrutinised. Recommends the installation of 
permanent features/anchors to which motorcycles can be secured. Sets out that it is 
important to prevent unauthorised access to the site with the inclusion of robust 
barriers, gates or more sophisticated obstruction. This measure will avoid incidents 
of HGV parking, ‘boy racer’ gathering and attempts to misuse the car charging points 
etc.

6.12 CCC Ecological Consultant: No objection to either application. Recommends the 
imposition of conditions in relation to 2/19/9008 to protect breeding birds and to 
protect existing trees. Commented that the land-take associated with the proposed 
extended car park scheme is significant and considered that the initially submitted 
Landscaping Plan would still result in a net loss of biodiversity at the site. Considers 
the provision of triple staggered hedgerows within the revised landscaping plan 
would ensure some incremental biodiversity net-gain. 

6.13 Electricity North-West: No response to either application.

6.14 Northern Gas Networks: No objection to either application. 

6.15 United Utilities: No objection to either application. Requests conditions are 
imposed in respect of the proposed car park to ensure that all surface water is 
directed and discharged into the nearby local watercourse and for foul water to 
be drained separately to surface water.

6.16 The application sites fall within the County Council electoral division of 
Harrington, the Cllr representing that division, Ms M Rae, has been notified of 
these applications.

6.17 No representations have been received in respect of either planning application.

7.0 PLANNING POLICY

7.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 provides that 
planning applications must be determined in accordance with the development 
plan unless material considerations indicate otherwise. Government policy is a 
material consideration that must be given appropriate weight in the decision 
making process.

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents


 

7.2 The key policies relevant to the determination of this planning application are 
considered to be: 

 Allerdale Local Plan Part 1: Strategic and Development Management Policies 
2014-2029 (ALP Part 1) - adopted July 2014;

 The saved policies of the Allerdale Local Plan 1996-2006 - adopted November 
1999. 

7.3 Key policies from the above development plan documents that are considered to 
be relevant to the determination of this application are:

 Policy S1 - Presumption in Favour of Sustainable Development
 Policy S2 - Sustainable Development Principles 
 Policy S4 - Design Principles 
 Policy S5 - Development Principles 
 Policy S6a - Area Based – Workington
 Policy S12 - Land and Premises (Economy) 
 Policy S13 - Energy Coast Innovation Zone
 Policy S22 - Transport Principles
 Policy S24 - Green Infrastructure
 Policy S29 - Flood Risk and Surface Water Drainage
 Policy S30 - Reuse of Land
 Policy S32 - Safeguarding Amenity
 Policy S35 - Protecting and Enhancing Biodiversity and Geodiversity
 Policy DM3 - Protection of Employment Sites
 Policy DM4 - Expansion and Intensification of Employment Sites
 Policy DM12 - Sustainable Construction
 Policy DM14 - Standards of Good Design
 Policy DM15 - Extensions and alteration to existing buildings and properties
 Policy DM17 - Trees, Hedgerows and Woodland
 Saved Policy WKEM3 – Allocation of 22Ha of Land at Blackwood Road, 

Lillyhall as a Business Park.

7.4 Allerdale Local Plan (Part 2): Site Allocations Development Plan Document (ALP 
Part 2) was submitted to the Secretary of State for examination by the Planning 
Inspectorate in January 2019 and Public Hearing Sessions were held in May 
2019. A consultation on the proposed main modifications relating to housing and 
employment (Policies SA34 and SA35) was undertaken in summer 2019. A final 
consultation on all the main modifications proposed to this document began in 
September 2019 and the deadline for responses being 4pm Friday 1 November 
2019. The Planning Inspectors’ final report on the soundness of this development 
plan document is anticipated to be completed within a few months of the close of 
this consultation.

7.5 The land to the south of West Cumbria House has been allocated for 
development since 1993. Saved Policy WKEM3 of the Allerdale Local Plan 1996-
2006 (adopted 1999) re-focused the site allocation to business-use only. The 
emerging Allerdale Local Plan (Part 2) allocates the site as employment land, 
with the band of planting to its western edge designated as Green Infrastructure 
to be protected. The application site for 2/19/9008 forms part of allocation unit 
SA38. Proposed Policy SA34 sets out that SA38 is “part of Lillyhall strategic 
employment site – considered primarily suitable for B1 uses, and potentially B8 

http://www.allerdale.gov.uk/downloads/Adopted_Allerdale_Local_Plan_(Part_1)_-_Final_Version_290714.pdf
http://www.allerdale.gov.uk/downloads/Adopted_Allerdale_Local_Plan_(Part_1)_-_Final_Version_290714.pdf
http://www.allerdale.gov.uk/downloads/Adopted_Allerdale_Local_Plan_(Part_1)_-_Final_Version_290714.pdf
http://www.allerdale.gov.uk/planning-and-buildings/planning/planning-policy/allerdale-local-plan-1999.aspx
http://www.allerdale.gov.uk/planning-and-buildings/planning/planning-policy/allerdale-local-plan-1999.aspx
https://www-cloudfront.allerdale.gov.uk/media/filer_public/11/7a/117aa2a0-3492-4ba2-a72e-13aa996a49c6/presubmission_document.pdf
https://www.allerdale.gov.uk/en/siteallocations/main-modifications/


 

uses, of high quality design.” 

7.6 With respect to Proposed Policy SA34 The Planning Inspector’s letter of 27 June 
2019 sets out the following:

“Following the discussion at the hearing session on Matter 5 relating to Employment 
on 21 May, I have given further consideration to Policies SA34 and SA35. Policies 
SA34 and SA35 take a restrictive approach towards employment sites and premises 
on which, generally, only B1, B2 and B8 uses would be permitted. In effect, therefore, 
the plan equates employment uses with the B Use Classes. However, this conflicts 
with National Policy and the criteria in Policy DM3 of the ALPP1 that allow flexibility to 
accommodate alternative uses in certain circumstances. These criteria include where 
all or part of the site does not meet the current or long term needs of modern 
business, the loss of the site would not significantly impact upon the long term overall 
supply of employment land in the Plan Area and would not undermine the spatial 
strategy of the Plan.

Policies SA34 and SA35 would, therefore, not be justified and consistent with 
National Policy and the aims of the ALPP1. The Council should consider amending 
these policies to make clear that while employment sites and premises will be 
safeguarded primarily for B Use Classes, alternative uses would not be ruled out 
where it can be demonstrated they meet the provisions of Policy DM3 and other 
relevant policies of the Local Plan. In addition, the limited number of circumstances 
that proposals for non-employment use would be supported in the final paragraph of 
Policy SA35, conflicts with Policy DM3 and should be deleted, in the interest of clarity 
and precision.”

7.7 Within the 2019 Main Modifications Consultation on the ALP Part 2; emerging 
policy SA34’s initial paragraph, which precedes the list of allocated sites and 
uses, sets out that: 

“The following sites as shown on the Policies Map are allocated for the development 
of uses identified in the ‘Uses’ column of the table below. All allocated sites and those 
with planning permission for employment use (B1, B2, B8) will be safeguarded from 
non-employment uses and will remain available for employment use throughout the 
plan period unless it is demonstrated that an alternative use would accord with the 
provisions of Policy DM3 and other relevant policies of the Local Plan”.

7.8 Policy SA35 within the 2019 Main Modifications Consultation on the ALP Part 2 
concerns the safeguarding of employment sites and premises. It sets out that: 

“In order to ensure that there is an adequate supply of employment sites and 
premises across the Local Plan area, all safeguarded employment sites identified on 
the Policies Map and listed below will be retained for employment use (B1, B2 and B8 
use) unless it is demonstrated that an alternative use would accord with the 
provisions of Policy DM3 and other relevant policies of the Local Plan.”

Lillyhall, Workington is included on the list below this paragraph within emerging Policy 
SA35

7.9 The National Planning Policy Framework (NPPF) was published in a revised form 
in February 2019. The national online Planning Practice Guidance (PPG) suite 
was launched in March 2014 and is continually updated. Both are material 
considerations in the determination of planning applications. The following 
sections and paragraphs of the NPPF are considered to be relevant to the 
determination of this application:

 Section 6 – Building a strong, competitive economy - Paragraph 80

http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

 Section 9 – Promoting sustainable transport – Paragraphs 102-103, 108-111
 Section 10 – Making effective use of land – Paragraphs 117-118, 120 and 121
 Section 12 – Achieving well-designed places – Paragraphs 124, 127, 128 and 

130
 Section 14 – Meeting the challenge of climate change, flooding and coastal 

change – Paragraphs 148, 150, 153, 162 and 163.
 Section 15 – Conserving and Enhancing the Natural Environment – 

Paragraphs 170, 175, 178, 180

7.10 Whilst not an adopted item of Planning Policy, the Cumbria Development Design 
Guide (published November 2017) [CDDG] is considered to be a material 
planning consideration. Chapter J. and Appendix 1 of the CDDG provide 
guidance in respect of parking layout and levels.

8.0 PLANNING ASSESSMENT

8.1 The proposed additional built development (Ref. 2/19/9007) would result in the 
loss of car-parking spaces on the existing WCH site that the proposed 
development of the adjacent land would compensate for (Ref. 2/19/9008). Given 
the parking pressure in the area, it is considered that planning permission would 
have to be first granted for the development of additional parking facilities in 
order to make the additional built development acceptable. 

8.2 The key planning issues relevant to the proposed schemes are considered to be:

A) Is the provision of further built development on the WCH site acceptable in 
principle?

B) Is the proposal for development of the land as parking to serve an intensified 
Office use in accordance with site allocations and/or other strategic planning 
policies?

C) Are the proposed levels of parking justified and acceptable?

D) Would the proposals have an unacceptable impact on the highway network?

8.3 Other material considerations relevant to the determination of this application are 
considered to be the design of the developments (including landscaping), their 
impact on biodiversity, whether they adequately manage surface water and 
sufficiently take into account coal mining risk / ground conditions.

A) Is the provision of further built development on the WCH site acceptable 
in principle?

8.4 WCH is part of the wider Lillyhall strategic employment site. Strategic policy S12 
of the ALP Part 1 supports “the upgrade, extension or intensification of existing 
business where the scale and use are appropriate for the local area and the 
proposal does not result in overriding adverse impacts on the surrounding area”. 
The B1 office use of this site is already established. The meeting rooms created 
in the extension would be ancillary to the office use. The development is 
connected to a programme of works to remodel, refresh and update these 
existing office facilities so as to intensify its occupancy. As such the proposal 
would help ensure a continued and more-efficient use of this existing premise in 
line with policy S12 and wider sustainability drivers encouraging optimum use of 
existing sites/built facilities. The provision of further built development within the 

https://www.cumbria.gov.uk/planning-environment/flooding/cumbriadevelopmentdesignguide.asp
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WCH site is thus considered acceptable in principle, and will be found to be 
acceptable overall if it does not result in any overriding adverse impacts on the 
surrounding area. 

B) Is the proposal for development of the land adj. to WCH as parking to 
serve an intensified Office use in accordance with site allocations 
and/or other strategic planning policies?

8.5 The application site for 2/19/9008 covers an approximately 0.9ha area of a larger 
parcel of land. It forms part of a current saved site allocation - WKEM3. WKEM3 
covers 22ha and includes areas that have been built-out since the plan was 
adopted in 1999 such as WCH, Energus, Derwent House, Lillyhall Business 
Centre and the Energy Coast University Technical College Building. The site also 
forms part of the emerging site allocation SA38. SA38 covers a gross site area of 
9.92ha. WKEM3 was allocated for business use only and required the retention 
of any structure planting belts and required good quality landscaping schemes to 
be incorporated into the proposals. Emerging policy SA34 sets out that SA38 is 
“considered primarily suitable for B1 uses, and potentially B8 uses and should be 
of high quality design”. The proposed parking would be ancillary to the B1 usage 
of WCH. Whilst this proposal may not be associated with the creation of new 
employment premises as may have been envisioned by the ALP Part 2, it is 
nonetheless considered to be consistent and in accordance with the use-class 
allocation. Furthermore, the loss of a 0.9ha area of this 9.92ha site is not 
considered to inhibit the remaining 9ha from being developed for a new B1 (or 
B8) use. Additionally, as established in the previous paragraph, strategic policy 
S12 supports the intensification of use of existing premises and their extension in 
principle. Therefore, provided the proposed scheme design retains key planting 
belts, provides high quality landscaping, and remains associated with the current 
B1 usage of the land, this application proposal is considered to be compliant with 
the site allocations (current and emerging) and strategic planning policy in 
respect of employment development. A planning condition is proposed to require 
that the land remains in B1 usage. 

C) Is the level of car parking proposed justified and acceptable?

8.6 Policy S22 seeks, where possible, for new development to actively seek to 
improve travel choice and reduce the need to travel using private motor-vehicle. 
Policy S22 also requires adequate levels of car parking, cycle parking and 
(where appropriate) charging points for electric vehicles to be provided for all 
development. Policy DM15 requires proposals for extensions of existing buildings 
to ensure the operational car parking needs of property to continue to be met. 
Appendix 1 of the Cumbria Development Design Guide (CDDG) sets out 
guidelines for the level and mix of parking expected for different development 
types. For office development it stipulates that 1 standard car parking space 
should be provided per 25m2 of floorspace. The CDDG caveats that the 
guidelines are broad and that the potential impacts of a development should be 
assessed on a site by site basis within the context of the Development Plan, site 
specific considerations, and other material considerations – i.e. developments 
may prove acceptable without offering parking levels in line with the guideline 
values, or prove unacceptable despite offering parking levels equal to or greater 
than those indicated, depending on the circumstances.

8.7 WCH currently provides 3,237m2 of floorspace. The submitted Transport 
Assessment (TA) sets out that it is understood that previous tenants of WCH 
found that there was a significant lack of parking on-site with staff often having to 

https://www.cumbria.gov.uk/eLibrary/Content/Internet/544/3887/43115145636.pdf
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park on-street. It is also understood that the previous tenants (HMRC) employed 
approximately 240 people. Based on this figure and the building floorspace, 
WCH currently provides 1 desk per 12-13m2 of floorspace. The TA reports that, 
at present, WCH has approximately 50 to 100 County Council staff utilising the 
building and a recent survey counted up to 92 different motor-vehicles parked on 
site. As such it is noted that the building is currently under-occupied.

8.8 It is proposed to remodel WCH so as to provide up to 258 work space desks in 
the County Council half of the building (1 desk per 4.2m2 of floorspace), with the 
Council basing over 200 of their west Cumbrian workforce there and utilising it as 
a strategic meeting hub for the west of the county. It is considered likely that the 
third party tenant occupying the other half of the building would adopt a slightly 
less intense desk-per-floor-space ratio, but if they were to match the County 
Council’s approach, it could result in circa 440 staff utilising WCH as their primary 
work-base, with higher levels of staff presence during times of peak usage (for 
example with a full programme of meetings in place). The TA assumes a 
maximum occupancy of 516 staff (i.e. 1 per workspace).

Table 8.1 Existing Provision and Level of Provision suggested by CDDG guidance
Parking Spaces

Standard 
Bays

Disabled 
Bays

Total Car 
Bays

Motor 
Bikes Bicycles

Existing Provision 164 6 170 0 8
Provision Expected by  Guidelines for 
Existing Building 130 4 134 7 13

Provision Expected by  Guidelines based 
on building as extended 135 5 140 7 14

8.9 Table 8.1 applies the current parking guideline for offices set out in the CDDG. It 
establishes that the proposed standalone extension and canopy would not result 
in the amount of existing standard car parking availability at WCH being below 
the guideline standards. However, in light of the parking capacity issues 
understood to have been experienced when the building was occupied by HMRC 
(with overspill onto in-highway parking), the proposed intensification of 
occupancy of the building – including its use as a meeting hub; and bearing in 
mind its 2km plus distance from the nearest town (Workington); it is considered 
that greater parking provision is necessary to prevent on-road parking which can 
compromise highway safety. I therefore concur with CCC Highways view that the 
proposed extension would be unacceptable unless increased parking provision is 
provided for. To that extent a condition is proposed prohibiting any use of the 
extension until additional off-street parking provision has been provided in order 
for it comply with policy DM15. 

Table 8.2 Existing and Proposed Car Parking Space Provision
Car Parking Spaces

Occupier Existing
Lost to 
building 
extension

Lost to internal
access to new 
car park

New 
spaces 
created

TOTAL

 Cumbria County Council 170 -15 -4 94 245
 Third Party Tenant - - - 160 160

Combined 170 -15 -4 254 405

8.10 It is proposed to create a total of 254 new car parking bays on the land adjoining 
WCH. The proposals would thus result a total of 405 car parking spaces 
(including 17 disabled bays and 8 electric vehicle charging bays), plus 14 



 

motorcycle bays and 36 cycle parking spaces being provided for WCH should 
both permissions be implemented and fully completed. The total number of 
disabled car parking bays proposed to be provided exceeds the number required 
by the CDDG and I am satisfied that these have been provided in close proximity 
to the main entrance to WCH. 

8.11 The level of car parking provision proposed is almost 3 times the amount 
suggested by the guideline standards. The applicant highlights that the guideline 
standards were set in excess of ten years ago when larger desktop computers 
with chunky cuboid monitors and paper based working were prevalent and the 
desk to floorspace ratio was circa 1 desk per 12.5m2. With the majority of staff 
utilising laptops, slim monitors and adopting paperless working practices; a 
virtually threefold change to this ratio is intended (i.e. 1 desk per 4.2m2 of 
floorspace) as part of modern and agile working practises. As such they consider 
a total of 406 car parking spaces to be a realistic level of provision that reflect this 
modern working approach; the use of the site as a sub-regional meeting hub and 
the sites out-of-town location (with direct public transport links limited to two bus 
routes which run between Workington and Whitehaven). Based on the potential 
maximum occupancy of 516 staff, the TA calculates that there could be a 98 
space shortfall and submits a prelude travel plan to address this. The prelude 
travel plan seeks to reduce single occupancy car travel by ensuring that all staff 
are comprehensively informed of travel choices (bus options; car-share etc.) and 
commits to proactively promoting staff to adopt more sustainable travel habits.

8.12 The above is considered to provide a reasonable justification for the level of car 
parking proposed and to strike a pragmatic balance between providing sufficient 
off-road parking provision at an out-of-town-centre business park (so as to 
minimise on-highway parking) and encouraging modal shift to more sustainable 
patterns of movement. As such I consider the level of car-parking provision 
proposed to be reasonably justified and to be acceptable and find it to comply 
with Policy S22 subject to a condition to secure the submission and 
implementation of a more detailed and robust Travel Plan with clear targets for 
driving forward more sustainable journeys to WCH.

D) Would the proposals have an unacceptable impact on the highway 
network?

8.13 Traffic modelling was undertaken of three scenarios so as to assess the impact 
of the proposal on the capacity of six junctions, including the two Lillyhall 
roundabouts on the A595:

a) Scenario A: Existing Situation - current observed car park occupancy (based 
on a survey undertaken on 14 May 2019);

b) Scenario B: Existing 170 space Car Park fully occupied;

c) Scenario C: Proposed development - total occupation of 405 car parking 
spaces;

8.14  The May 2019 survey data was used to inform the arrival and departure 
scenarios for the modelling. The modelling revealed that the ratio of flow to 
capacity (RFC) for the proposed development result in a range of a 0 to 4% rise 
in RFC from Scenario B. The TA considers the modelling to demonstrate that the 
overall highway impact of the proposed development is marginal compared with 
the existing situation (as compared to both Scenario A and Scenario B) – with the 



 

highway remaining well within acceptable limits of operation with ample reserve 
capacity in the system. The proposed provision of additional car-parking capacity 
should also help reduce parking on Jubilee Road. The technical detail of the TA 
has been reviewed by the Local Highway Authority and Highways England and 
they are both satisfied that it is sound and robust. Accordingly, I am also satisfied 
that the supporting information demonstrates that the proposal would not have an 
unacceptable impact on the local or strategic highway network and thus complies 
with Policy S22.

Other Material Considerations

- Design: Are the designs of the developments acceptable?

8.15 The proposed standalone extension would replicate the form and materials of the 
existing single storey foyer/reception area. The existing single storey 
foyer/reception area is not set-centrally to the main office accommodation so the 
proposed building would not distort any symmetry associated with the original 
design. In my opinion the canopy is of poor design; however it would be set back 
from the front building line and in my view it would ultimately be a subservient 
element to the wider building that would not overtly detract from the wider 
frontage. In light of the above I am satisfied that the proposal achieves a 
satisfactory visual and architectural relationship with the existing building, would 
not become a dominant feature of the building, and would not adversely alter its 
appearance. I therefore consider that, overall, the proposed scheme design 
complies with policy DM15. 

8.16 The proposed Car Park scheme has been designed to retain and 
reinforce/enhance the band of planting to its western edge that is designated as 
green infrastructure to be protected within the emerging ALP Part 2. It is 
accepted that it would be difficult for the proposal to both retain and enhance this 
green corridor and substantially off-set and plant-up the highway frontage. The 
presence of at least two sets of utilities alongside the highway verge further 
reduces the opportunities for planting alongside Jubilee Road. Given the sloping 
nature of the site away from Jubilee Road, I am satisfied that the proposal would 
not detract from the ‘street-scene’ of this employment park. It is disappointing 
that the proposals generally pushes planting to the edges/fringes of the site. The 
use of block-paving to demarcate parking bays would help visually break-up the 
site. It is noted that the development of the site may be phased and if so the 
current ornamental landscaped feature would be retained during the first phase. 
It is noted that the car park has been laid out to place cycle parking, disabled 
bays and electric vehicle charging points in closest proximity to WCH. The design 
and layout of proposed car park are judged to be acceptable on balance and to 
comply with policy DM14. 

- Biodiversity: Would the proposals have an unacceptable impact upon 
biodiversity?

8.17 The footprint of the built development on the existing WCH site is hard-surfaced 
and has no biodiversity value and would not impact upon any species. The land 
proposed to be developed as a car park is largely unimproved wet grassland with 
rather limited biodiversity value. The roadside area of ornamental planting on site 
is of moderate value to nesting birds and pollinators although its quality is 
generally poor with non-native invasive rockspray cotoneaster present and the 
Ash Trees being of poor form and showing early symptoms associated with Ash 
die-back. On the western side of the ordinary watercourse the linear group of 



 

young to semi-mature trees (including Ash, Birch, Larch, Sea Buckthorn and 
Goat Willow) form a continuous canopy and are of moderate quality and value to 
wildlife. The retention of this linear group and enhancement of the eastern side of 
this watercourse with Alder, Field Maple, Silver Birch and Rowan, a length of 
triple staggered hedgerow and a meadow seed mix with a diverse range of 
wildflowers would enhance the biodiversity value of this existing green 
infrastructure. This qualitative increase, combined with the provision if a further 
hedgerow to the southern side of the site and other small groups of incidental 
planting to the southern edge would ensure no net loss in biodiversity and is 
considered likely to deliver an incremental net-gain. The proposal would thus 
protect, enhance and manage a key semi-natural green infrastructure wildlife 
corridor and is thus considered to comply with policies S24 and S35. 

- Flood Risk and Drainage

8.18 Policy S29 sets out new development should be avoided in locations that would 
be at risk of flooding; that they should not increase flood risk offsite and should 
defer to the drainage hierarchy. It, and Policy DM12 (sustainable construction), 
also seek to minimise the amount of surface water run-off by incorporating SUDs 
measures such as permeable surfacing, water storage, and green infrastructure. 

8.19 The sites are not within flood risk zone 2 or 3. They are over 2km from, and 40m 
above the level of, the nearest main rivers. They are 3km from the coast. As such 
the sites are not at risk from fluvial or coastal flooding. A drainage ditch runs 
across the western side of the site. It forms part of a ditch network that appears 
to eventually connect into Scaw Gill approximately a 1km length from the site. 

8.20 The proposed meeting room building would have negligible impact on drainage 
arrangements as it would be developed on an existing hardstanding area. A 
small area of permeable tarmac underlain with granular storage is proposed 
around the northern and eastern sides of the stand-alone building so as to 
provide some incremental betterment. 

8.21 It is proposed that all access roads on the car park site will drain to permeable 
block-paved parking bays which in turn will be connected via a series of link 
drains which will direct flows to the south—western corner of the site where a 
hydro-brake will ensure it will discharge at no greater than the greenfield 
discharge rate (i.e. 5.6l/s) to the adjacent drainage ditch. To ensure this the 
proposed drainage system has been designed to attenuate at least 485m3 of 
water. The Lead Local Flood Authority (LLFA) are satisfied with this outline 
sustainable drainage system design and it is, subject to the conditions suggested 
by the LLFA, considered to comply with policy S29.

- Coal mining risk / ground conditions

8.22 Policy S30 requires that where there is a risk of unstable land an investigation 
into the quality of the land will be required and assessment of its suitability for 
safe development provided. Records suggest coal outcrops are present across 
both sites. Both applications have been accompanied by Coal Mining Risk 
Assessments and ground investigation (GI) has been undertaken to inform these. 
The GI indicates that the coal seam is shallow, has been unworked and is at 
sufficient depth below ground level to not affect the stability of either 
development. The Coal Authority are satisfied with the content and conclusions 
of the Coal Mining Risk Assessments. I have no reason to disagree with these 
conclusions. Consequently I consider the applications to meet the requirements 



 

of Policy S30 and the NPPF – demonstrating that the land is safe and stable for 
the developments proposed. 

- Lighting

8.23 The lighting scheme for the car park has been sensitively designed to minimise 
light spill onto areas outside the site, with 8m high columns with downward 
directed LED lamps proposed and rear cowls being fitted to those close to the 
edge of the site. The proposed lighting also incorporates motion detection 
sensors so that the lighting can be set to increase from a lower baseline level to 
a higher level when moving persons and/or vehicles are detected. As such the 
lighting design will have minimal impact on habitats and reduce energy 
consumption.

- Trees and Hedgerow

8.24 A tree survey has been submitted in support of the application. It is proposed to 
remove the five poor condition trees that are part of the incidental raised 
landscaped amenity area as part of phase 2 of the proposed car park 
development. It is proposed to plant at least 26 trees, two 50m plus lengths of 
triple staggered hedgerow and some areas of shrubs as part of the landscaping 
team, with at least 20 of the trees and the hedgerows being delivered as part of 
Phase 1. As such the scheme is considered to adequately compensate for the 
small tree loss proposed and to comply with Policy DM17.

Procedural Matters

8.25 The applications have been screened under the 2017 EIA regulations as a single 
urban development project and is considered to fall under the threshold for such 
projects set out in schedule 2. Nor is it within or in proximity to an 
environmentally sensitive area as defined by the EIA regulations. As such the 
proposal does not constitute EIA development.

9.0 CONCLUSION

9.1 The principle and overall design of the small built extensions (Ref. 2/19/9007) are 
considered acceptable; however this development would only comply with Policy 
DM15 (extensions of existing buildings) if additional car parking provision to 
compensate for that lost/displaced is brought forward to ensure the operational 
car parking needs of the property continue to be met in the future.

9.2 The proposal for additional parking capacity to serve West Cumbria House on 
the adjacent allocated land is considered complementary to the employment 
allocation. I am satisfied that the applicant has provided reasonable justification 
for the level of car parking proposed and that this level of provision would not 
have an unacceptable impact on the highway network. The proposed car park 
provides for a sustainable drainage system that will ensure there is no increase 
in flood risk offsite resulting from the development and its landscaping scheme is 
judged to provide an incremental biodiversity net-gain by enhancing the existing 
green infrastructure and wildlife corridor.

9.3 In summary, it is considered that with the conditions proposed, the proposed 
developments are in accordance with the development plan and any potential 
harm would reasonably by mitigated.  It is therefore recommended that: 



 

a) Planning Permission be granted for application reference no. 2/19/9008 
subjection to the conditions set out in Appendix 1 to this report; then

b) Planning Permission be granted for application reference no. 2/19/9007 
subjection to the conditions set out in Appendix 2 to this report;

Human Rights

9.4 Given the location, nature and purpose of the proposed developments no 
Convention Rights as set out in the Human Rights Act 1998 would be affected. 

Angela Jones
Acting Executive Director for Economy and Infrastructure

Contact: Mr Edward Page

Electoral Division Identification: Harrington ED - Ms M Rae



 

Appendix 1
Ref No. 2/19/9008

Development Control and Regulation Committee – 31 October 2019

Appendix 1 - Proposed Planning Conditions for 2/19/9008 (Car Park Extension)

Time Limit for Implementation of Permission
1. The development hereby permitted shall be begun 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 Section 51 of the Planning and Compulsory Purchase Act 
2004.

Approved Scheme

2. The development hereby permitted shall be carried out, except where modified 
by the conditions to this permission, in accordance with the following: 

a. The submitted Planning Application Form – dated 2 August 2019;
b. Planning Supporting Statement – Rev.A – received 4 October 2019;
c. Transport Assessment Report (Ref. MHC/1920) Version 2 - October 2019;
d. Prelude Travel Plan - Version 1 - dated August 2019;
e. Arboricultural Method Statement incl. Impact Assessment – Report Ref. 

ARB/CP-2208 – dated July 2019;
f. Habitat Management Plan – Report Ref. App-19-05- V. R1 – dated August 

2019;
g. Drawing No. CM18013-APP-00-XX-DR-C-00001-Rev.P02 – Civils Location 

Plan;
h. Drawing No. CM18013-APP-00-XX-DR-C-00013–Rev.P01 – Civils Parking 

layout Options – Option 9 (Phasing);
i. Drawing No. CM18013-APP-00-XX-DR-C-00020–Rev.T02 – Outline 

Drainage Strategy;
j. Drawing No. CM18013-APP-00-XX-DR-C-00015–Rev.T01 - Outline Surfacing 

and Levels Strategy;
k. Drawing No. CM18013-APP-00-XX-M3-C-00030-Rev.P01 – Indicative 

Section;
l. Drawing No. CM18013/E/601-Rev.P5 – Electrical Building Services – 

Electrical Services Layout;
m.Drawing No. CM18013-APP-00-XX-DR-C-00100-Rev.P01 - Indicative Car 

Park Construction Details;
n. Drawing No. .10 – Rev.C – Landscape Proposals;
o. The details or schemes approved in accordance with the conditions attached 

to this permission. 

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme.

Construction Phase Management Plan
3. No development shall commence until a Construction Phase Management Plan 

(CPMP) covering both phases of the car parking development has been 
submitted to and approved by the Local Planning Authority. The CPMP shall 
include details of:



 

a. Pre-construction road condition established by a detailed survey for 
accommodation works within the highways boundary conducted with a 
Local Highway Authority representative; with all post-completion repairs 
carried out to the satisfaction of the Local Highway Authority at the 
applicant’s expense;

b. Details of proposed crossings of the highway verge;
c. Retained areas for vehicle parking, manoeuvring, loading and unloading for 

their specific purpose during the development;
d. Cleaning of site entrances and the adjacent public highway;
e. Details of proposed wheel washing facilities;
f. The sheeting of any HGVs taking spoil to/from the site to prevent spillage or 

deposit of any materials on the highway;
g. Construction vehicle routing;
h. The management of junctions to and crossings of the public highway and 

other footways;
i. Details of any proposed temporary access points (vehicular / pedestrian);
j. How surface water will be controlled/managed during the construction phase.
The development shall thereafter be carried out in line with the approved CPMP. 

Reason: To ensure the undertaking of the development does not adversely impact 
upon the fabric or operation of the local highway network and in the 
interests of highway and pedestrian safety. So as to ensure compliance 
with policy S22 of the Allerdale Local Plan Part 1.

Carriageway and Footways Details
4. No development shall commence until a full specification of the details of the 

carriageways and footways including longitudinal/cross sections and the 
vehicular crossing of the footway onto Jubilee Road (including the lowering of 
kerbs), have been submitted to and approved by the Local Planning Authority. 
The development shall thereafter be carried out in line with the approved details 
prior to the commencement of the use of the development. 

Reason: To ensure the carriageways and footways are designed, constructed and 
drained to the satisfaction of the Local Planning Authority and ensure a 
minimum standard of construction in the interests of highway and 
pedestrian safety. So as to ensure compliance with policy S22 of the 
Allerdale Local Plan Part 1.

Detailed Surface Water Drainage Design
5. No development shall commence until a detailed surface water drainage 

scheme that is in accordance with the principles set out in Drawing No. 
CM18013-APP-00-XX-DR-C-00020–Rev.T02 – Outline Drainage Strategy and 
the Non-Statutory Technical Standards for Sustainable Drainage Systems 
(March 2015) has been submitted to and approved by the local planning 
authority. The scheme shall include:
a) Final details of the permeable system and design to be employed;
b) Maintenance schedule for the permeable surface and associated pipework.
The development shall thereafter be constructed, maintained and managed in 
accordance with the approved Detailed Surface Water Drainage scheme.

Reason: To promote sustainable development, secure proper drainage and to 



 

manage the risk of flooding and pollution. This condition is imposed in 
light of policies within the National Planning Policy Framework, National 
Planning Practise Guidance and Policy S29 of the Allerdale Local Plan 
Part 1.

Tree and scrub clearance (Protection of Breeding Birds)
6. No removal or pruning of any trees, shrubs or scrub, or any other form of woody 

vegetation, shall take place between the 1st March and 31st August inclusive in 
any year unless they have been first checked by a suitably qualified ecologist for 
breeding birds in accordance with Natural England’s Guidance. In the event that 
breeding birds are found to be present an appropriate exclusion zone shall be 
set up around the habitat in question.  No work shall be undertaken within the 
exclusion zone until nesting birds have been confirmed absent by a qualified 
ecologist. 

Reason: To ensure appropriate protection for breeding / nesting birds under 
Section 1 of the Wildlife and Countryside Act 1981 and the Waste 
Planning Authority’s biodiversity duty under The Natural Environment and 
Rural Communities Act (NERC) 2006.

Surface Water Discharge
7. All surface water drainage from the site shall discharge into the local ordinary 

watercourse (i.e. drainage ditch) within the site. No surface water will be 
permitted to drain directly or indirectly into the public sewer. 

Reason: To ensure a satisfactory form of development and to prevent an undue 
increase in surface water run-off and to reduce the risk of flooding so as to 
ensure compliance with Policy S29 of the Allerdale Local Plan Part 1.

Prompt Implementation of Landscaping Scheme
8. The proposed landscaping scheme shown and specified on Drawing No. 10 – 

Rev.C – Landscape Proposals shall be implemented in the first available 
planting season following the implementation of each phase of this permission 
unless otherwise agreed in writing with the local planning authority.
The green landscaping shall thereafter be maintained in line with the measures 
specified within Drawing No. 10 – Rev.C – Landscape Proposals and the Habitat 
Management Plan – Report Ref. App-19-05- V. R1 – dated August 2019.

Reason: To ensure the prompt implementation of the proposed landscaping strategy 
in order to achieve early compensation for the loss of the biodiversity that 
would result from the development. In order to comply with policies S24, 
S35 and DM17 of the Allerdale Local Plan Part 1.

Planting Maintenance
9. Any trees, hedgerow or shrubs which die or become seriously damaged or 

diseased within five years of planting shall be replaced with plants of the same 
species or such species as may otherwise be agreed with the Waste Planning 
Authority.

Reason: In the interests of visual amenity and biodiversity. In order to comply with 
policies S24, S35 and DM17 of the Allerdale Local Plan Part 1.



 

Travel Plan Development – Updated Travel Plan
10. An updated Travel Plan based upon the Prelude Travel Plan - Version 1 - dated 

August 2019 shall be submitted to and approved by the local planning authority 
within 6 months of any part of the car park development hereby permitted 
coming into use. The updated Travel Plan shall include a completed travel 
survey, SMART objectives and an undertaking to provide annual reports 
reviewing the effectiveness of the Travel Plan including the implementation of 
any necessary amendments or measures for at least 5 years from the updated 
travel plans approval. 

The measures identified in the Updated Travel Plan, and their subsequent 
reviews, shall be implemented by the developer and/or site 
operator(s)/occupier(s) within 12 months of each iteration of the Travel Plan. 

Reason: To aid in the delivery of sustainable transport objectives in line with policy 
S22 of the Allerdale Local Plan Part 1.

Annual Review of Habitat Management Plan
11. Annual written reviews of the Habitat Management Plan shall be undertaken for 

a five year period from the date of completion of the first phase of the 
development. Each review shall include an assessment of grassland species 
composition, management and maintenance interventions undertaken over the 
year, and recommendations for any improvements/refinements so as to better 
manage the landscaped areas of the site for biodiversity. The recommendations 
of each review shall subsequently be implemented in full the following year.
The Annual Review of the Management Plan shall be provided to the Local 
Planning Authority within 14 days of a written request for such.

Reason: To maintain control over the use of this land that forms part of a strategic 
employment site allocation. In order to comply with policies S24, S35 and 
DM17 of the Allerdale Local Plan Part 1.

Retention of Use Class
12. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development Order 2015 (as amended); or any other order revoking 
and re-enacting that order; the car park hereby permitted shall be used solely for 
purposes connected with Class B1 of the Town and Country Planning (Use 
Classes) Order 1987 (as amended).

Reason: To maintain control over the use of this land that forms part of a strategic 
employment site allocation. In order to comply with saved policy WKEM3 
of the Allerdale Local Plan 1996-2006 and emerging Policy SA34 (which 
relates to Site Allocation SA38 – also identified by site Ref. 
1/WOR/046/E) of the Allerdale Local Plan Part 2.

Informative:
Prior to any work commencing on the watercourse the applicant should contact the 
Lead Local Flood Authority on tel: 01228 221331 or email: 
LFRM.consent@cumbria.gov.uk to confirm if an Ordinary Watercourse Flood Defence 
Consent is required.  If it is confirmed that consent is required it should be noted that a 
fee of £50 will be required and that it can take up to two months to determine an 
application for consent.

http://www.allerdale.gov.uk/planning-and-buildings/planning/planning-policy/allerdale-local-plan-1999.aspx
mailto:LFRM.consent@cumbria.gov.uk


 

Appendix 2
Ref No. 2/19/9007

Development Control and Regulation Committee – 31 October 2019

Appendix 2 - Proposed Planning Conditions for 2/19/9007 (Stand Alone Extension 
and Canopy)

Time Limit for Implementation of Permission
1. The development hereby permitted shall be begun 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 Section 51 of the Planning and Compulsory Purchase Act 
2004.

Approved Scheme

2. The development hereby permitted shall be carried out in accordance with the 
following: 

a. The submitted Planning Application Form - dated 1 August 2019;
b. Design & Access Statement – Rev.2 submitted 16 October 2019;
c. Drawing No. NPS-ZA-P-00-A-XX-SK01 – Site Location Plan;
d. Drawing No. NPS-ZA-P-00-A-XX-SK14 – Rev.P2 – Proposed Site Plan;
e. Drawing No. NPS-ZA-P-00-A-XX-SK06 – Rev.P1 – Proposed Ground 

Floor Plan;
f. Drawing No. NPS-ZA-P-00-A-XX-110– Rev.P1 – Proposed Elevations;
g. Drawing No. NPS-ZA-P-00-A-XX-750– Rev.P1 – Proposed External Works 

Plan; 
h. Drawing No. NPS-ZA-P-00-A-XX-751– Rev.P1 – Proposed External Works 

Details; 
i. Drawing No. NPS-ZA-P-00-A-XX-027– Rev.P1 – Proposed Ground Floor 

Drainage Plan;
j. Drawing No. NPS-ZA-P-00-A-XX-800– Rev.P1 – Door Schedule;
k. Drawing No. NPS-ZA-P-00-A-XX-810– Rev.P1 – Window Schedule.

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme.

Pre-commencement of Use Requirement – Compensatory off-street car parking 
provision 
3. No use of the development hereby permitted shall take place until additional off-

street parking provision of not less than 60 car parking bays has been provided 
to serve West Cumbria House. 

Reason: To provide sufficient off-street car parking for the proposed development in 
in the interests of highway and pedestrian safety. In order to secure 
compliance with policy DM15 of the Allerdale Local Plan Part 1.

Retention of Use Class
4. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development Order 2015 (as amended); or any other order revoking 
and re-enacting that order; the development hereby permitted shall be used 



 

solely for purposes connected with class B1 of the Town and Country Planning 
(Use Classes) Order 1987 (as amended).

Reason: To maintain control over the use of this land that forms part of a strategic 
employment site allocation. In order to comply with saved policy WKEM3 
of the Allerdale Local Plan 1996-2006,  and emerging Policy SA35 (which 
relates to Site Allocation SA38 – also identified by site Ref. 
1/WOR/046/E) of the Allerdale Local Plan Part 2.

http://www.allerdale.gov.uk/planning-and-buildings/planning/planning-policy/allerdale-local-plan-1999.aspx
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Ref Nos. 2/19/9007 & 2/19/9008

Development Control and Regulation Committee – 31 October 2019

Appendix 3 – Indicative Plan of Site Locations/Extents


