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STANDARD CONDITIONS

In order to save space standard conditions applied to all outline, full and reserved
matlers consents have been omitted, although the numbering of the conditions takes
them into account, The standard conditions are as follows:-

Qutline Consent

1. The layout, scale, appearance, means of access thereto and landscaping shali
be as may be approved by the Local Planning Authority.

(a) the expiration of THREE years from the date of this permission

(b)  the expiration of TWO years from the fina) approval of the reserved
matters or, in the case of approval on different dates, the final approval
of the last such matter io be approved.

Reserved Matiers Consent
Leserved Matters Consent

The development shall be carried out in accordance with the plans submitted and in
accordance with the conditions attached to the outline planning permission.

Full Consent




RELEVANT INFORMATION

The planning applications referred to in this agenda together with responses from
consultations and all other representations received are available for inspection with
the exception of certain matters relating to the personal circumstances of the applicant
or objector or otherwise considered confidential in accordance with Local

Government (Access to Information) Act 1985.

In considering the applications the following policy documents will, where relevant,

be taken into account:-

Town and Country Planning Act 1990

Planning and Compulsory Purchase Act 2004

Cumbria and Lake District Joint Structure Plan

Copeland Local Plan 2001-2016 - adopted June 2006

Lake District National Park Local Plan - Adopted May 1998

Cumbria Car Parking Guidelines

Department for Communities and Local Government (DCLG) Circulars:-

In particular:

22/80
15/38
15/92
11/95
01/06

Development Control, Policy and Practice

Environmental Assessment

Publicity for Planning Applications

The Use of Conditions in Planning Permissions

Guidance on Changes to the Development Control System

Department for Communities and Local Government (DCLG):-

Planning Policy Guidance Notes and Planning Policy Statements

Development Control Policy Notes

Design Bulletins
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1 4/06/2013/0

CHANGE OF USE TO PROVIDE HOLIDAY PARK AND
ERECTION OF ASSOCIATED BUILDING COMPLEX
LAND AT MICKLAM, LOWCA, WHITEHAVEN, CUMBRIA.
CUMBRIA LEISURE PARK L.L.p.

Parish Loweca

- Support the proposal with reservations regarding traff
the village.

THE SITE

Lowca. The site comprises largely boor quality agricult
used for grazing sheep with some dilapidated farm buildi
includes the Former Micklam Brickworks. There are assoc

ic through

ural land
ngs and also
iated

concrete hardstandings and derelict buildings associated with this

former use in the west of the gite.

Steep coastal slopes lead down to the Barrow to Carlisle
the west of the site with Andrew’s Gill, (a steep sided

railway to
valley

containing a small stream, flowing towards the Irish Sea) and the
Lowca Wind Farm to the north. The C4001 Lowea to Harrington read

runs along the eastern site boundary with grassed fields
reservoir and the Lowca Fugby League Club to the south.

opposite the site, fronting onto the C4001, there are a

residential properties. Two recently developed houses,

of the former rugby club, are adjacent to the gite at it
extremity.

The site is at a general elevation of between 63m and 80
Crdnance Datum (AOD) sloping gently towards the west. I
west corner of the gite, adjacent to Andrew’s Gill, the

 a disused
Immediately

number of

on the gite
s southern

m above
n the north
upper gite

levels fall to about 45m AOD. The coastal slopes fall down towards

the railway at an elevation of about 10m 2OD.

THE PROPQSAL

lding

complex. The Holiday Park wiil provide 449 single storey lodges with
an associated low rise leisure centre, incorporating swimming pools

(indoor & cutdoor), a health & fitness suite, a pub/rest
theatre/cinema, mini Supermarket and guest facilities.

aurant,
External

facilities will include tennis courts, five a side pitch, putting

green and equipment and cycle hire. A network of roads,

footpaths and

cycle ways will link *he lodges and the leisure centre to the loecal
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transport network. Lodges will be finished in g variety of external
finishes including coloured shiplap, render or log effect,

Access to the gite will be gained from the Lowca to Harrington Road
(C4001). The pProposed site aceess has been designed to bromote road
safety and incorporates new footpaths to link to existing publie
footpaths.

It is intended to rhase the development with 93 units in Phage 1
{complete June/July 2007); 69 in Phase 2 (April /May 2008); 78 in
Phase 3 (April /May 2009); 147 in Phage 4 (April/May 2010); and 62 in
Phage 5 (April/May 2011) .

The development will be open throughout the year, 365 days, including
Christmas Day and New Year.

Impact Assessment) {England & Wales) Regulations 1999. This is a
means of drawing together, in a Systematic way, an assessment of g
develcpment’g likely significant environmental effects,

The EIA contains:
i)  a detailed assessment of:

Ecology
Landscape and visual impact

Traffic/Transport - dealt with Eeparately in a Transport
Assessment

ii) desk Study based assessments of :

Land use

Cultural heritage

Soil

Water quality/drainage

Recreation

Aix quality (including impact of traffic)
Socio-economic

Construction

Sustainability

responsges have been received, further surveys have been undertaken in
relation to ecology, archaeoclogy, land drainage and land
contamination.
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again has been supplemented by additional information requested by
the Highway Authority and Highways Agency. The Assessment includes
information on traffic generation and traffic assignments, traffic
impacts and mitigation measures. The mitigaticn measures include
reference to a proposed Travel Plan, junction improvements and new
footways along the west side of the road frontage. In addition a
Road Safety Audit has been undertaken.

POLICY CONSIDERATTONS
STRUCTURE PLAN

Whilst the adopted Structure Plan is gtill the 1921-2006 Plan, the
Replacement Structure Plan is now at g very advanced stage with the
Modificationg Version, following the ETP Panel's report, which was
published in September 2005.

The County Council has considered the proposal against the policies
as contained in the Modifications Version of the Joint Structure Plan
(JSPE) .,
THE MAIN STRUCTURE PLAN POLICIES ARE:
Locational issues:

ST1 A sustainable Vision for Cumbria

ST2 Assessing impact on Sustainability

ST3 Principles applying to all new development

ST5 New development and key service centres outside the Lake

District National Park

ST7 Development to sustain rural communities

C4l Development on the coast
Regeneration issues:

ST10 Furness and West Cumbzria

Employment issues:

EM13 Employment land brovision
EM15 Employment development in rural areas

Tourism issues:
EM16 Tourism
Transport issues:
T24 The strategic transport networks

T25 New road building and traffic management
T30 Transport Agsessment
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T31 Travel Plans
Nature conservation igsues:

E34 Areas and features of national and international conservation
importance

E35 Areas and features of nature conservation interests other
than those of national and internatiocnal conservation
importance

Landscape and visual igsues:
837 Landscape character
Histori¢ environment issues:
E38 Historic environment
LOCAL PLAN

The Copeland Loecal Plan 2001-2016 has now been approved by the
Council.

The main Local PBlan policies relevant to thisg application are:

TSM Tourism opportunity sites {TOS4)

ENV Protection of landscape features and habitats

ENV 12 Landscaping

ENV 14 Development in the coastal =zone

ENV 15 Undeveloped coast

ENV 17 Derelict land

ENV 18 Contaminated land

ENV 19 Air pollution

ENV 21 Noise pollution

ENV 22 Light pollution

ENV 36 Development affecting sites of local archaeological or

historic importance

37 Site of potential archaeological importance

TSP 7 Transport assessments and travel plans

TSP 8 Parking requirements sve 1 Connections to public sewers

SVC 1 Connections to public sewers
4
5

DEV 1 Sustainable development and regeneration
DEV 3 Local Centres
DEV 6 Development in the countryside
DEV 7 Sustainability in design
DEV 8 Planning conditions and obligations
DEV 9 Major development
2
4

ENV

sve Land drainage
sv¢ Water supply/water resources

PPS 9 Biodiversity and Geological Conservation
PPG 21 Tourism
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diversity of species and for itg longevity as woodland. Cnce lost it
cannot be recreated. lLocal planning authorities should identify any
areas of ancient woodland in theix areas that do not have statutory
protection (eg as a SS8L). They should not grant planning permission
for any development that would result in its loss ar deterioration
unless the need for, and benefits of, the development in that
location outweigh the loss of the woodland habitat.

CONSULTATION RESPCNSES

application has also been advertiged in the local press. The
applicant arranged a public meeting to explain the proposals to local
residents and to listen to their concerns. 2 wide range of
coensultations have been sought and the results are reported below.
The Planning Panel visited the site in March.

Parton Parish Council

System to cope with the resultant increasge.

Cumbria County Council - Strategic Objection

Structure Plan (JSP) Pelicies gT3 and STGS.

The County Council consideres that the development lies in opern
countryside where Policy ST7 states that development should only be
permitted in exceptional cases. Whilst caravan sites have generally
been located either on the edge of settlements or in the open
countryside, the County Council considers that the scale of this
development makes it unacceptable as an exception to Policy ST7.

Furthermore, the site lies within the Immediate Coastal Zone in a
stretch of undeveloped coast, compriging large tracts of cpen land
providing valuable habitats, important recreation and leisure
resources, with much also in uge for agriculture. Protection of itg
open nature, beauty and tranquility is important. Policy (41

landscape character and there is no evidence that a coastal location
is required. The County Council considers that this development would
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be unacceptable under Policy C41.

be important economic spin off for the local economy which would be a
key driver in the economic regeneration of the area, supporting
Policy 8Ti0,.

Whereas part of the site is allocated for employment uses in the
Copeland Local Plan 2001, this alloecation has been removed in the
adopted Local Plan 2001-2016. @Given the significant supply of Local
Employment Sites within Copeland Borough, the County Council consider
that the proposed development would not undermine the strategic
employment policies in the Structure Plan, However, Policy EM15
encourages development ocutside Key Service Centres which promote

development proposed in this application would harm landscape
character, and would therefore be contrary to Policy EMI15.

Policy EM16 directs new tourism facilities to Key SBervice Centres and
to locations that enable the economic and physical regeneration of an
area, where they bring benefit to the local community. It is noted
that in rural areas, tourism uses can assist in the diversification
of existing businesses and encourage rural regeneration, but
proposals will only be supported where their scale can be
accommodated without adverse effects on the character and amenity of
the local area.

Policy E37 requires that any development or land use change should be
compatible with the distinctive characteristics and features of
Cumbria‘s landscape types and sub types. The majority of the
proposal lies within Landscape Character Type 5a (Lowland - ridge and
valley), with a small part of the site lying within character Type 5d
(Lowland - urban fringe). Thig is a medium scaled landscape that isg
characterised by pasture with broadleaved and planted woodlands and
unimproved land. The site includes medium sized gemi-improved
Pastureland and marshy grassland, linear boundary kest banks, open
coastal plateau topography, farm buildings and isolated barns.

The County considers that the development would remove these existing :
landscape features and introduce buildings that would cover a

landscape character on the platean and on land that drops towards the
coastal cliffs. The County consider that the Proposal is similar in
size to the village of Lowca and is considered inappropriate to the
medium scale landscape characteristics. Thig is also reflected in
the local and medium distance vigual impacts of the proposal.

Overall the County consider that the proposal would be cut of geale
and character with the surrounding landscape and would cause
significant harm to the landscape character of the area and would
therefore not be in accordance with Jsp Policy E37. 1In so doing the
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development would fail to satisfy JSP Policies 8T3, C41, EM15 and
EMle.

The proposal is adjacent to two County Wildlife Sites and an area of
ancient woedland and also has potentially significant biodiversity and
nature conservation interest. Policy E35 states that development

to the value of thoge interests is outweighed by the need for
development .

The site lies in an area of high archaeological potential being
located within the line of the Roman frontier defence system along
the Cumbrian coast between the western end of Hadrians‘’s wall at
Bowness on Solway and the fort at Ravenglasg. The site of a Roman
signal station which formed one element of this defence system is
estimated as being situated in the site. Should significant remains
of this feature survive then it is likely that, given the association
with the World Heritage Site, they would be considered of
international importance and would require preservation insituy.

Pit, Micklam Brickworks, a wagon way and a miheral railway. These
remaing could be damaged or destroyed by the development.

County Archaeologist

An archaeological desk-based aseessment and geophysical survey has

been undertaken and the results have highlighted a number of remains
of archaeclogical interest on the site. These include agricultural
relics and a series of features surviving below ground. The results
have demonstrated that the remains are unlikely to be of nationzlly

breservation insitu, but are considered to be of sufficient worth to
preserve by record. This can be achieved through a brogramme of

further archaeological investigation by the developer. This can be .
achieved through the inclusgion of g negative condition. i

In conclusion the County states that the site lies outside any
settlement and is in the Open countryside. Whilst it 1is recognised
that the development could bring some employment benefits to the
area, it is considered that the significant scale of the development
in this open countryside location would be harmful to the character
and visual amenities of the area. The County agrees that the
broposed development would bring economic benefits to this part of
West Cumbria. However, on balance, the County considers that the
scale and location of the development are inappropriate and would be
contrary to JSP Policies ST3, ST5, sT7, EM15, E37 and 41 and, as
such, raise a strategic objection to thisg application.

In the event of the Planning Panel wishing to approve the application
the County reguest further discussions at a joint Member meeting,
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Highways Agency

The Transport Assessment and Supplementary Note have addressed
initial concerns raised by the Highways Agency. The Agency now has
no objection to thisg application being granted consent, as there will
be no material impact on the As95g Trunk Road. The decision to
broceed with the A595 Parton to Lillyhall Improvements has now been
given and a commencement on site ig expected in January 2007.

Highway Authority (Cumbria County Council)

However, with regards to public transport it ig noted that currently
there is no Sunday service and after 6.05pm there is no regular
service which would serve the site. Tt is therefore considered that
whilst the provision of a shuttle service is a Step in the right
direction, the developer should negotiate with the operator of bus
service no 1 improvements to the service and the possibility of
bringing it into the development site. Any improvements to the bus

in order to influence travel patterns of staff and visitors from the
outset. Consideration should therefore be given to securing the
improvements to public transport via a Section 106 Agreement prior to
the igsue of blanning congent.

The outline of the Travel Plan is generally acceptable. However, it
would be preferable for it Lo have included an indication of the
intended timescales for its implementation including specific events
eg 2 months before occupancy appoint Travel Plan Co-ordinator.

Menitoring and review are éssential in order to ensure not only
successful implementation of a travel plan but also to ensure that
the Travel Plan‘s targets are achieved. &g such the Travel plan
should include a commitment te annual menitoring until at least five
vears after the cccupancy of the final phage {given that the
development is to be phased over a number of vears}. However, it
would be preferable for a commitment to be given to carry on
monitoring into the future. The County Council hae a standard travel
Survey template which should be used in order to allow consistent
monitoring arcund the County. The results of any monitoring will be
shared with the Council’s Travel Plan Co-ordinator.

With regard to publice rights of way, it is clear that bridleway No
413005 would be affected by the proposzed development. The proposal
would prevent access to this route from public road No ca001 at grid
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reference NY9844 2221. wNo development should take place until the
bridleway has been diverted under Section 257 of the Town & Country
Planning Act. Such a diversion would be processed by the local
blanning authority.

If any public right of way would be affected such that the public’s
enjoyment of it is diminished, it should be diverted under Section 257
of the Town & Country Planning Act 1990, It should also be noted that
no furniture such ag gates should be installed across a public right
of way unless it is for the centrol of livestock. TIf the safe and
unhindered use of any public rights of way that were not to be
permanently diverted would he Prevented during the development, they
should be temporarily closed to the public by means of 3 Traffic
Regulation Order. The Lowca area has a number of routes that have
been used as footpaths or bridleways for many years but are not
included on the Definitjive Map. ZIf any of these routes have been usged
by the public as of right for at least 20 years then highway rights
will have been established. If any of thege routes are affected by
the development they may need tc be diverted under Section 257 of the
Town & Country Planning Act 1990.

Subject to the above, consideration should be given to the uge of
conditions as recommended.

Highways Department in respect of creating a new main access to the
site, visibility splays, a new footpath, street lighting, ghost
island and road markings and exXtending the 30mph zone.

Allerdale Borough Council (Adjoining Lpa)

The scheme must be considered on the basis of the current road
network and cannot rely upon the implementation of the As595
improvement scheme which has recently been agreed. The project
relies on visitors and staff approaching the site via the junction of
the A595 and A597 (Lillyhall traffic lights) travelling westwards in
the direction of Harrington and then taking the C4001 in the
direction of Lowca. On the basis of recent discussions with the
Highways Authority, Allerdale Council understands that the present
junctien is at capacity and Allerdale therefore wishes to express
strong concerns regarding any proposal which would resgult in a
significant increase in the volume of traffic using this junction and
which does not provide for apprcpriate junction improvements.

In view of the response received from the Highways Agency and the
Highway Authority, Allerdale has been invited to recongider their
ocbjection.

English Heritage

No need to notify English Heritage under the relevant statutory
provisions.
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United Utilities

If the proposed development were to comnnect to foul flows into the
local Whitehaven waste water treatment works, United Utilities would
have concerns in respect of the treatment work's capacity, the effect
on the overflow immediately upstream of the works and subsequently
the works discharge consent. The Harrington system to the north of
the site, which subsequently feeds into the Workington wastewater
treatment works is believed to have sufficient capacity to
accommodate the foul flows from the proposed site. United Utilities
would recommend a connection into this system.

Discussions have taken place between the developer and United
Utilities and the intention is to use a pumped rising main from the

Environment Agency

The Environment Agency has commented in respect of flood risk, land
contamination, ecology, environmental management, surface water andg
foul water disposal and waste and recycling.

A desk study for contaminated land and a flood risk assessment (FrRA)
have been undertaken. The Envircnment Agency has raisged no cbjection
following the contamination report subject to conditions requiring
further detailed investigation and works. Similarly the Agency has
responded to the FRA, and does not object subject to conditions,

The Agency’s preferred option for foul and trade effluent (Swimming
pool backwash water) is disposal to the public sewer. The Agency
encourages waste minimisation and recycling and seeks the enhancement
of key biodiversity within and adjoining the site.

Environmental Health (CBC)

The Environmental Health Department have been working alongside the
Environment Agency and the applicant and have raised issues of
contaminated land, land drainage and coast protection issues. There
is evidence of slope instability and movement on site. Much of the
site would appear to consist of colliery spoil and as such this would
make the seaward part of the gite unstable. The top soil is very wet
despite the lack of recent rain at the time of the site visit.

Surface and groundwater on gite is likely to be contaminated. As a
result of joint working many of these issues have been resolved or can
be dealt with by condition.

A SUDS system featuring suitable retention on site (such as ponds)
should be deployed and surface water should not drain towards the

| O

i
i
|
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sea, but to Lowca Beck and/or {(with permigsion of the Environment
Agency and English Nature) Andrew’'s Gill.

There are two coal mining shafts on the site; one of which is capped
and treated but to an unknown specification and the other hag no
treatment details at all. Recommend that technical advice should be
sought by the developer prior to any works on the site and no
activities should be undertaken that may intersect, disturb or

interfere with any coal mines without the Coal Authority’s permission.

Concerns have been raised regarding ncise and dust during the
construction period and conditions can be applied to alleviate
nuisance.

Coal Authority

The site is within the likely zone of influence on the surface from
workings in 6 seams of coal at shallow to 290m depth, the last date
of working being 1950. The property is not within the zone of likely
physical influence on the surface from any present underground coal
workings. There are no existing or pending licences to extract coal
by underground methods. The property is not within the zone of
likely physical influence at the surface from plans of future
workings in their possession. However, reserves of coal exist in the
locality which could be worked at some time in the future. Two mine
shafts are present on the gite. In view of the mining circumstances
the developer should seek appropriate technical advice before works
are undertaken on site.

Cumbria Tourist Board

Support in principle new investment in new accommodation and
facilities, particularly on disused sites outgide the Lake District
National Park. The proposal would seem to be consistent with both
strategic and local planning policy as well as the priorities in the
Cumbria Eccnomic Strategy. However, it is a very intensive scheme
which lacks sensitive landscaping, local design features and
materials and the central leisure complex should be designed and
specified to higher standards. The accommodation itself should be
built to a high quality specification and incorporate elements of the
"Better than Best" initiative currently being promoted by Cumbria
Tourist Board.

Cumbria Police

Do not oppose the actual on site planning layout but concerns about
capability of all the local approaches - to and from the A595/a597
-on the integrated narrow peripheral rcads.

English Nature

No objection to the proposal. The grant of planning permission does

il
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not absolve them from complying with the relevant law, including
obtaining and complying with the terms and conditions of any licences
required under Part IV B of Circular 06/2005.

Cumbria Wildlife Trust

Cbject on grounds of insufficient information on bats, breeding
birds, reptiles and amphibians, the effect of the develcpment on the
Andrew’s Gill County Wildlife Site. Seek a comprehensive survey for
great crested newts and reptiles. Concern regarding potential loss
of habitat for a range of bird species and suggest that RSPR be
consulted.

Woodland Trust

The Woodland Trust cbjects to the application due to the proximity of
Andrew’'s Gill which is listed on English Nature's Inventory as
Ancient Semi Natural Woodland. It is the only block of recorded
ancient woodland on the coastal shoreline within Copeland or
Allerdale. The ecological significance as a wildlife site is
confirmed by a local designation. The Woodland Trust is concerned
about the close proximity of the lodges to the wood, the fragile
ecosystem and the possibility of public access to the woodland. The
Woodland Trust urges the Council to have regard to the guidance set
out in PPS 9.

Friends of the Lake District (FLD) (Campaign to Protect Rural
England)

FLD wish to object to the proposal. Whilst they accept and support
policies aimed at attracting investment and employment to West
Cumbria they alsc emphasise national and loeal policies relating to
the protection of open countryside and coast from inappropriate
development. They believe that the effects of the proposal on the
character and appearance of the area would be so adverse as to
outweigh any benefits of the scheme.

Network Rail

Expressed concerns regarding noise and vibration from the railway,
drainage onto the railway and the rossibility for fencing to avoid
trespass and vandalism.

Economic & Tourism Development Officer (Copeland)

Welcomes the development which would have significant economic
development benefits for the Borough. It would provide significant
levels of jobs and quality gelf-catering accommodation which is in
short supply at present. If fully developed with the potential to
attract over 1000 visitors at any one time, it should help both local
retailers and vigitor attractions. Suggest that the "centre
facilities” are developed in the first phase; this will ensure
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commitment from the developer and job creation at an early stage.
Representations

Eleven individual cbjections have been received from residents of the
village as well as 160 copies of a standard letter, (copy of letter
attached)

The objections received included:

Size of the development in relation to the size of the village -
population of holiday village could be twice that of Lowca village.
Change of a traditicmal village to accommodate s holiday wvillage,
village will lose its identity.

Impact on individual houses in close proximity to the development.
Noige and pollution from vehicles travelling to and from the site.
Noige from activity on the gite.

How will drainage be dealt with?

Concerns about potential flooding.

Capacity of the sewerage and water systems.

Disruption and traffic during construction works.

Added traffic on the U4011, cars and sgervice vehicles, and impact on
school.

Consider traffic regulations for access only to village.

Need to improve access onto A595 at Church Row.

Feeder lane to access to site is too short and will lead to tail
backs and block the road.

Access and parking to homes and the school will be an issue.
Parking area is insufficient and wrongly located.

Unsuitable site - exposed, windswept and bleak, cliff is ercding,
little vegetation grows and landscaping will be difficult.
Underground mine workings and tunnels.

Unnatural boundary treatment obscuring views to the sgea.

Visual impact will be substantial.

Damage to wildlife and habitats and impact on Andrew’s Gill.

Air pollution from vehicle movements.

Light pollution.

Important historic site - Roman occupation, four unscheduled
archaeological sites lie within development boundary.

Concern about how the large influx of people using the village will
be policed.

Increased risk of crime.

Fears for personal safety with hundreds of strangers living in and
passing through the village.

Proximity of the holiday centre to existing dwellings will contravene
the Human Rights Act 1998 that "you have the right to the peaceful
enjoyment of your possessions".

Proposal would be contrary to Local Plan policies TSM 1, DEV 6, TSM
4.

Proposal would be contrary to Structure Plan policies.
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One letter of support for the development has been received for the
following reasons:

Job/employment prospects
Regenerate land
Bring tourism to West Cumbria

PLANNING ASSESSMENT

This is a complex application and has been subject to a series of
consultations and considerable additional information has been
requested from the applicant as consideration of the application has
progressed.

The issues in considering this proposal can be summarised as:

=

U W N

The principle of development on this site

The scale of the development and the impact on the village
Traffic and road safety issues

Technical matters

Economic benefits to the local area

The principle of development on this site:

There has been significant opposition from local residents to the
principle of development at this site, although Lowca Parish
Council support the proposal.

The County Council has raised a strategic objection to the
application on the grounds that the site lies outside any defined
settlement and in the open countryside (a copy of the County’s
report to their Committee ig appended) . The gite does, however,
fall within one of the Tourism Opportunity Sites listed under
Policy TSM 2 of the new Copeland Local Plan, namely TOS4 -
associated with reclaimed slagbank at Lowca, the Micklam
brickworks and the coast to the north. The Plan notes that the
Council will encourage the investigation of further potential for
tourist attractions throughout the plan area, however, particular
potential exists in the locations set out in Table TSM 1, which
includes this site. The Plan also notes that opportunities within
these locations will be expected to focus on activities to assist
interpretation and quiet enjoyment in undevelcped sectiocns rather
than hard development. The actual wording of Policy TSM 2,
however, ig:

"Proposals for large scale tourist development, particularly thosze
which can also provide recreational cpportunities for the local
population will be permitted in the areas referred to in Table TSMI
80 long as they accord with the principles of sustainable degign
get out in Policy DEV 7 and in particular do not compromise the
qualities and character of the undeveloped coast or public access
thereto. "

{ 4
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Local Plan Policy DEV 7 refers to Sustainability in Design and
covers building materials and design, access arrangements, car
parking, leoss or damage to important natural conservation
interests, landscapes, archaeological sites, waste minimisation,
recycling and renewables, impact on the environment and capacity of
services. These issues have been addressed in the application and
the environmental statement, supplemented by additional information
received.

The Developer held joint discussions with Planning Officers from
the County Council and your officers prior to the application being
prepared to expleore any potential objections to the principle of
the development. County Officers did not raise objections as a
matter of principle at that stage and the developers proceeded to
prepare the application and the accompanying environmental
statement and transport assessment. FPurther discussions have taken
place with the County Officers following receipt of their strategic
objection but these have failed to resolve the disagreement. The
County Officers have confirmed, however, that the Copeland Local
Plan policies take precedence over the Structure Plan.

The scale of the development and the impact on the village:

The County Council considers that the significant scale of the
development in this open countryside location would be harmful to
the character and visual amenities of the area and makes the point
that the development would have an adverse impact on the landscape.
However, the area is not covered by any landscape protection
policies in either the Structure Plan or Local Plan.

Objections raised by residents of the village refer to the size of
the development in relation to the size of the village, stating
that the population of the holiday village could be twice that of
Lowca village. They are concerned about the change of a
traditional village to accommodate a holiday village; the village
will lose its identity. They also feel that the visual impact will
be substantial.

The applicant has been asked to address the issue of impact of the
development on nearby residents and the boundary treatment has
been amended and individual lodges have been relocated in certain
sensitive areas.

Traffic and road safety issues:
Whilst supporting the application Loweca Parish Council express
their reservations regarding traffic through the village. Local

residents’ concerns regarding traffic include:

Noise and pollution from vehicles travelling to and from the site.
Added traffic on the C4001, cars and service vehicles, and impact
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on schoeol.

Consider traffic regulaticns for access only to village.

Need to improve access onto A5%5 at Church Brow.

Feeder lane to access to site is too short and will lead to tail
backs and block the road.

Access and parking to homes and the school will be an issue.
Parking area is insufficient and wrongly located.

Whereas the Cumbria Police do not oppose the actual on gite
planning layout they have concerns about the capability of all the
approaches - to and from the A595/A597 - on the integrated narrow
peripheral roads.

The application was accompanied by a Transport Assessment which

has been considered by the Highways Agency, due to its impact on
the trunk road, and alsc the County Council as Highway Authority.
The applicant has been required to provide additiomal information
to satisfy the two agencies. This includes a Stage One Road Safety
Audit which has been agreed with the County Council Highways
Department in relation to proposals to improve the access to the
site and relocate the 30mph =zone.

The Secretary of State has recently approved the Parton to
Lillyhall Improvement Scheme, which will improve the junction onto
the A595 north of Distington and take traffic off the C4001 Lowca
to Harrington road.

The Highways Agency now raises no objection to this application
being granted consent, as there will be no material impact on the
AS595 Trunk Road.

Allerdale Council feels that the scheme must be considered on the
basis of the current road network and cannot rely upon the
implementation of the A595 improvement scheme which has recently
been agreed. The project relieg on visitors and staff approaching
the site via the junction of the AS595 and A597 (Lillvhall traffic
lights) travelling westwards. Allerdale Council i1z of the cpinion
that the present junction is at capacity and therefore wishes to
express strong concerns regarding any proposal which would result
in a significant increase in the volume of traffic using this
junction and which does not provide for appropriate junction
improvements. The Highway Authority, however, raises no objection
to the proposal subject to conditions.

Technical matters:

Many of these issues have been pursued in greater detail during
the consideration of the application.

Further ecological surveys have been undertaken which has led the
County Council to withdraw its objections on these grounds.
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An archaeclogical desk-based assessment and geophysical survey has
been undertaken and the results have highlighted a number of
remains of archaeolegical interest on the site which are
considered to be of sufficient worth to preserve by record. This
can be achieved through a programme of further archaeclogical
investigation by the developer and can be controlled through the
inclusion of a negative condition.

Discussions have proceeded with United Utilities regarding the
treatment of foul sewage from the site. It has been agreed that
this will be disposed of to the north, to the Harrington treatment
plant.

Issues of land contamination, drainage and land stability have
been discussed in length with the Council’s Environmental Health
staff and the Environment Agency. A flood risk assessment has
been prepared and surveys of land contamination and stability have
been undertaken and assessed by the above agencies. It is felt
that these matters can now be adequately controlled by planning
conditionsg.

There have been concerns about the proximity of the development tg
adjoining residential areas. The developer has agreed to set the
development further away into the site and incorporate an
integrated landscaping scheme. The details of this could be
covered by condition.

Econcmic benefits to the local area:

Information provided by the applicant states that, in the latest
year that statistics were available, holiday parks as a whole
generated a tourism spend of more than 3.2 billion in the UK. A
significant change over the last two years has been the advent of
high quality timber clad lodge developments. Demand for this type
of accommodation is growing at a rate of 16% per year. Short to

medium leisure breaks combine to provide 78% of tourism trade in
Cumbria.

The estimated cost of the development is in the order of 80 to 90
million pounds. During construction the developer will utilise,
wherever possible, local contractors and local labour. Tt is
anticipated that about 50 jobs will be created during the main
constxuction phase of the project which is programmed over 3 vears.
There will be significant beneficial impact on the local economy in
providing construction jobs and through local supply of building
materials.

When the complex is complete and in the high season (BApril to
September) it is estimated that about 120 to 130 persons will be
employed across various sectors including leisure, catering,
administration and maintenance. This workforce will be
supplemented by about 50 part time staff who will be required on
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change over days. It is estimated that between 40,000 and 55,000
visitors will visit the site each year with an anticipated medium
stay of 4 to 7 davs with some longer stays. With an average
tourist spend of £57.50 (STEAM 2003} per staying night the value to
the local economy is of the order of £9 million tok20 million per
annum. Guests at the development will support the local and
regional tourist trade ie visitor attractions and catering. Non
tourism businesses will alsoc benefit through the local supply chain
and general retail trade.

The government’'s advice note PPG 21 Tourism, recognises the
importance of tourism as a contributor to the local economy and
employment and expects local plan policies generally to be aimed
at facilitating tourism development.

The Copeland Local Plan states that the aim is to continue to
increase visitors to West Cumbria by 5% a vyear, representing in
Copeland another 500 jobgs over the next ten years.

Copeland’s Economic & Tourism Development Officer welcomes the
development which would have significant economic development
benefits for the Borough. It would provide significant levels of
jobs and quality self-catering accommodation which is in short
supply at present. If fully developed, with the potential to
attract over 1000 visitors at any one time, it should help both
local retailers and visitor attractions.

In its submission the County Council recognises that the
development could bring some employment benefits to the area.

A letter of support for the development has been received gquoting
the following benefits:

Job/employment prospects
Regenerate land
Bring tourism to West Cumbria

Cumbria Tourist Board support in principle new investment in new
accommodation and facilities, particularly on disused sites
outside the Lake District Natiocnal Park. The proposal would seem
to be consistent with both strategic and local planning policy as
well as the priorities in the Cumbria Economic Strategy.

CONCLUSZION:

In considering this proposal your officere have had regard to
national planning policies through PPG 21, the Structure Plan,
Copeland’s Local Plan, Copeland’s Economic and Tourism aims as
well as site specific iszsues such as archaeology, ecolegy, land
stability, drainage, contamination, foul sewerage and traffic
issues.
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The balance which has been sought has been to welcome the economic
benefits to the area whilst attempting to minimise the impacts of
the development on the local community. Through consultations
with a number of technical bodies and by seeking further
information from the applicant, many of the concerns have been
addressed and additional controls can be imposed by planning
conditions.

The County Council have indicated that should the Planning Panel
recommend that permission be granted, they may wish to have further
discussions at a joint Member meeting.

Due to the scale of the proposal the application must be referred to
the Secretary of State unless the Council resolves to refuse the
application.

Recommendation

That the application be referred to the Secretary of State with a
recommendation that the Couneil is minded to approve, subject to the
following conditions: -

2.

This permission relates to the following plans:-

Neo €02 Plan of central leisure complex

- Elevations of central leisure complex
No EQ02 Sections of central leisure complex

- Elvaston Lodge details

- Riber Lodge details

No D01 Lodge details

- Peveril Lodge details

all received 11 January 2006

No 05-C-10435/3 Site boundary - received 24 March 2006
- Site layout - received 16 August 2006

None of the lodges shall be occupied as permanent dwellings and
shall only be occupied as holiday accommedation as confirmed by
the developer’s agent in his letter to the Local Planning
Authority dated 23 March 2006.

Phasing of the development shall be in accordance with the
schedule submitted by the developer on 6 July 2006, unless
otherwise agreed in writing with the Local Planning Authority.
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10.

The development shall not open for business until such time as
the gite access, extension of the 30mph speed limit, footway and
associated street lighting together with appropriate traffic
calming measures have been completed in accordance with such
details that form part of an agreement with the Highway Authority
undexr Section 278 of the Eighway Act 1980, unless otherwise
agreed in writing with the Local Planning Authority.

The development shall not commernce until the new site access,
including visibility splays providing clear vigibility of 4.5
metres by %0 metres measured down the centre of the access road
and the nearside channel line of the major road have been provided
at the junction of the access road with the County highway.
Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 1995 (or any Order revoking
and re-enacting that Order) relating to permitted development, no
structure, vehicles or object of any kind shall be erected, parked
or placed and no trees, bushes or other plants shall be planted or
be permitted to grow within the visibility splay which obstruct
the visibility splays. The visibility splays shall be constructed
before general development of the site commences so that
construction traffic is safeguarded.

The proposed development shall not open for business until a
suitably qgualified and experienced person or organisation has been
appeinted to act as Travel Plan Co-ordinator. The position of
Travel Plan Co-ordinator shall be maintained for a period of at
least five years from the opening of the holiday village.

Within 6 months of the development cpening for business, the
developer shall prepare and submit to the Local Planning
Authority for its approval a revised Travel Plan baged upcn
staff/customer surveys which shall identify the measures that
will be undertaken by the developer to encourage the achievement
of a modal shift away from the use of private cars to visit the
development tc sustainable transport modes. The measures
identified in the Travel Plan shall be implemented by the
develcper within 12 months of the development (or any part
thereof) opening for business.

An annual report reviewing the effectiveness of the Travel Plan
and including any necesgary amendments or measures shall be
prepared by the developer/site operator and submitted to the Local
Planning Authority for approval.

Before development commences a landscaping scheme sghall be

submitted to and approved by the Local Planning Authority and such
a scheme shall:

20
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11.

12.

13.

14.

2} include details of all boundary treatments, including earth
modelling, planting and fences and/or screen walls.

b) set out a timetable for carrying out the gcheme.

¢) make provision for the maintenance and replacement where
necessary of treeg and shrubs pPlanted in pursuance of the
scheme.

d) be implemented within the first planting season fellowing the
commencement of occupation of the site.

e) particular attention should be given to the landscaping
alongside the 4001 frontage and to strengthening the planting
adjoining Andrew’s Gill.

No development approved by this permission shall be commenced
until! a scheme for the pProvision and implementation of a surface
water run-off limitation has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall be

No development approved by this planning permission shall be
commenced until:

a) a supplementary site investigation has been designed for the
site. This should be submitted to and approved in writing by
the Local Planning Authority prior to that investigation being
carried out on the gite.

b) The site investigation and subsequent risk assessment have
been undertaken in accordance with details approved in writing
by the Local Planning Authority.

¢) A Method Statement and remediation strategy, based on the
information obtained from b) above has been submitted to and
approved in writing by the Local Planning Authority. The
development shall then proceed in strict accordance with the
measures approved.

d) Work shall be carried out and completed in accordance with the
approved method statement and remediation strategy referred to
in ¢) above and to a timescale agreed in writing by the Local
Planning Authority: unless otherwise agreed in writing by the
Local Planning Authority.

No development approved by this planning permission shall be
commenced until a scheme for Lreating the mine shafts on the site
has been submitted to and approved by the Local Planning
Authority.

No development approved by this planning bermission shall be
commenced until full details of the foul sewerage and disposal
have been submitted to and approved in writing by the Local
Planning Authority.
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15.

le.

17.

18.

The

commenced until the applicant has secured the implementation of a
programme of archaeological work in accordance with a written
scheme of investigation which has been submittedq by the applicant
and approved in writing by the Loeagl Planning Authority,

Hours of construction working shall be limited to between the

hours of 8.00am and 6.00pm on weekdays, between 8.00am and 1.00pm
on Saturdays, with no working on Sundays or Bank Holidays.

the Local Planning Authority and such scheme shall be implemented
before construction works commence.

No lodge shall be occupied unless and until a car prark is
provided and made available for community use, as indicated on the
plan received by the Local Planning Authority on 16 August 2008,

reasons for the above conditions are:-

In compliance with Section 51 of the Planning & Compulsory
Purchase Act 2004.

For the avoidance of doubt.

Permanent dwellings in thig location would be contrary to Local
Plan Policy.

To ensure that the highway network can accommodate the traffic
associated with the development .

To support Local Transport Plan Policies and Structure Plan
Policies,

In the interests of highway safety.
To aid in the delivery of sustainable transport objectives.

To support Local Transport Plan Policies LD& and Structure Plan
Policy T31.

In oxder to enhance the appearance of the development and
minimise the impact of the development in the locality.

To prevent the increased rigk of flooding.

To enable a risk assessment to be undertaken.
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Planning Committee
Copeland Borough Council
- Copeland Centre
Catherine Street
Whitchaven Cumbriz

Dear Madam

RE: PROPOSED HOLIDAY VILLAGE ATMICKLAM cowe #.
PLANNING NUMBER - 4/06/2013/pp1

Loss of R‘uml Aren

& Sewerage — The United Utilities Waste Water Plaut at Parton s ag full capacity and
will therefore be unable to cope with additional demand: The developers proposal

System is inadequate

& Loss of wildlife habitat ~ I am concerned that the new proposed development
borders on the Conservation Site of Andrew’s Gill

® Increase of - Pollution Noise Light Waste/litter

® lam concerned there could be up to 2000 transient people per week in and around
the village for 12 months of the year

Lam a resident of Lowea and strongly object to the proposed Holiday Village and the
adverse affect it will haye on Lowca’s rural identity.

23
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COUNTY COUNCIL
Your ref: 4/06/2013 ' , Economy, Culture
Ourref:  S0104/4/06/2013 and Environment
" OUGH COUNCIL
3 April 2006 : COEE\%ESE]\?E{NT SERVICES Transport and Spatial Planning
: - The Courts, Carlisie
| 06 APR 2006 Cumbria CA3 §NA
Mr Pomfret . . Fax: 01228 606755
Principal Planning Officer RECEIVED Telephone: 01228 606739
Copeland Borough Council - kathryn.holliday@cumbriacc.gov.uk
The Copeland Centre
Catherine Street
Whitehaven

Cumbria CA28 78]

Dear Mr Pomfret

Printect on recycled paper

P05y,
Q
A€
e
e
i
“r

TOWN AND COUNTRY PLANNING ACT 1990, SCHEDULE 1, PARAGRAPH 7
CONSULTATION ON PLANNING APPLICATION

The -County Council's Development Control and Regulation Committee considered the
following application at its meeting on 30 March 2006.

Reference No:  4/06/2013

Locatioh: ~ Land at Micklam, Lowca, Cumbria

Description: Change of use to provide holiday park and erection of associated building
Co : complex . :

Appiicant: Cumbria Leisure Park LLP

The Committee resolved that an objection to the application be raised on the grounds set out
in the report considered at the meeting of 30 March 2006.

A copy of the report to that meeting is enclosed.

recommendation my Council may wish to have further discussions at a Joint member meeting,
I'should also be grateful if you would send me a copy of the Decision Notice for my records.

=t

sABY ISVESTOR TN FEGILE Corporate Director - Economy, Culture and Environment - Raiph Howard



If this application is subsequehtl
informed. :

Yours sincerely

Kathryn Holliday
Senior Planning Officer

y the subject of an appeal I should be grateful if you would keep me
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DEVELOPMENT CONTROL AND REGULATION COMMITTEE

30™ March 2006

A Report by the Head of Transport and Spatial Planning

District Copeland
Application No 4/06/2013
Applicant Cumbria Leisure Park LLP
PROPOSAL Change of use to provide boliday park and erection of associated building complex.
Land at Micklam, Lowca, Whitehaven
d LY ‘ LTy ;_i‘
c Map atscale 1:10000
t | Printea by 2110272008 4

] Based en Ondnance Survey map material with tha

pemission of the Contrallér of Har Majestys Stationary
Office. Crown Copyright, Unauthorised reprodugtion
infringes Crown Copyright and may lead to prosecution

Cumbria County Council. Licence No LAOT6548,
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1.1

1.2

1.3

14

1.5

1.6

2.1

22

23

24

25

2.6

23
RECOMMENDATION

That an objection is raised to the application and that the application should be refused
on the grounds that the proposal would be contrary to Policies ST3, ST5, ST7, EM15,
E37 and C41 of the Structure Plan.

Due to the lack of information supplied with the application, an objection is raised on the
grounds that the proposal cammot be adequately assessed against JSP Policies E34, E35
and E39. ;

Due to the lack of information supplied with the application, an objection is raised on the
grounds that the proposal cannot be adequately assessed against JSP Policy E34 and B38

It is requested that delegated powers in respect of an appeal are given to the Head of
Transport and Spatial Planning to respond to the submission of satisfactory further
information by the applicant in respect of item 1.2 above,

The County Archaeologist already has delegated powers to make further comments in
respect of item 1.3 above.,

There are a number of issues in the Transport Assessment that must be resolved in order
to satisfy the transport concerns relating to the proposed Ieisure development. These are
set out in paragraphs 3.38 — 3.41 below. These matters will be taken up with the District
Local Planning Authority under existing delegated powers,

THE PROPOSAL

h landscape.

The proposed site lies to the northeast of the village of Lowca and-covers an area of 46.13
hectares. The site includes a former brickworks and farm buildings, but is made up

remainder is greenfield,

The proposal incorporates 440 single storey detached lodges together with a separate
associated and enclosed leisyre complex, which includes swimming/fitness facilities,
pub/restaurant, theatre/cinema, mini supermarket and other guest facilities,

Itis proposed that access to the site will be from the C4001 Lowea to Harrington road and
that a network of roads, footpaths and cycleways within the site will link the lodges and
the leisure cenire to the local transport network,

The applicant states that the scheme would take three years to complete, with the first
lodges and appropriate operational parts of the leisure centre occupied within the first
year,

An Environmental Statement and a Transport Assessment have also been submitted with
the application.
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3.1

3.2

STRATEGIC ISSUES

The remit of the County Council as a Strategic Planning Authority is to consider whether
these applications would materially conflict with or prejudice the implementation of any
policy contained within the Structure Plan. Whilst the adopted Structure Plan is still the
1991-2006 Plan, the replacement Structure Plan is now at a very advanced stage with the
Modifications Version, following the EIP Panel’s report, which was published in
September 2005." This proposal has been considered against the policies as contained in
the Modifications Version of the Structure Plan.

It is considered that the main strategic issues raised by the application and relevant
Structure Plan (SP) Policies are:

Locational issues:

ST1: A Sustainable Vision for Cumbria

ST2: Assessing impact on sustainability

ST3:  Principles applying to all new development

STS:" New development and key service centres outside the Lake bisfrict National Park
ST7:  Development to sustain rural communities

C41: Development on the coast

Regeneration issues;

ST10: Furness and West Cumbria

Emplovment issues:

EM13: Employment land provision

Tourism issues:

EM16: Tourism

Transport issues:

T24 — The strategic transport networks

T25: New Road building and traffic management
T30: Transport Assessments

T31: Travel Plans

Nature Conservation issues:

E34: Areas and features of national and international conservation importance

29
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E35: Areas and features of nature conservation interests other than those of national and
international conservation importance 7

Landscape and Visual issues:

E37: Landscape character

Historic Environment issues:

E38: Historic Environment
Locational Issues:

3.3 ISP Policy ST3 requires all proposals for development to seek locations consistent with
Policies ST5, and ST7, which assist in reducing the need to travel, and which then follow
a sequential approach to site selection, giving priority to the reuse of existing buildings
worthy of retention, followed by the reuse of previously-developed land, and only then
the use of previously undeveloped land. Policy ST3 requires sites that are or will be made
; accessible by public transport, walking or cycling. This policy also requires development
e to avoid the loss or damage to, and wherever possible enhance, restore or re-establish
important nature conservation features, and avoid the loss of or damage to, and wherever
possible enhance important or distinctive conservation features including landscapes,
buildings, archaeological sites, historic parks and gardens and visually important public

and private open spaces.

3.4  ]SP Policy ST5 identifies Key Service Centres to be the focus of new development,

which in the case of Copeland Borough includes Whitehaven, Millom, Egremont and
Cleator Moor.

3.5  JSP Policy ST7 allows for small scale development to help sustain local services, meet
local needs or support rural businesses in towns and villages defined as Local Service
Centres in Local Plans and Local Development Frameworks. The Policy states that it will
be the exception for new development to be located in the open countryside.

£ 3.6 The proposal does not lie within either a Key Service Centie as designated by the
(4 Structure Plan, or a Local Service Centre as identified in the Copeland Local Plan. The
- development must therefore fail o satisfy JSP Policies ST3 and STS,

3.7  Instead, it lies in the open countryside where Policy ST7 states that development should
only be permitted in exceptional cases. Whilst it is accepted that caravan sites have
generally been located either on the edge of seitlements or in the open countryside, it is
considered that the scale of the development proposed here makes it unacceptable as anj
exception to Policy ST7 in this particular location. '

3.8 Further to this, the site lies within the Immediate Coastal Zone in a stretch of
undeveloped coast. The undeveloped coastline comprises large tracts of open land
providing valuable habitats, important recreation and leisure resources, with much also in
use for agriculture. Protection of its open nature, beauty and tranquillity is important,
Built development, including tourism facilities, should thereforé be directed to the
developed coast consistent with JSP Policy ST5 and ST7. As set out above, it is
considered that this proposal is not consistent with J SP Policies ST5 or ST7.

3.9  JSP Policy C41 prescribes that development in the undeveloped coast will be permitted
20



3.10

3.11

3.12

3.13

3.14

3.15

3.16

3.17

where it requires a coastal location and cannot be reasonably be located in the developed
coast, providing it is not detrimental to the landscape character. In this regard, the
proposal will have a detrimental impact on landscape character and there is no evidence
that a coastal location is required. The proposal does not therefore satisfy JSP Policy
C41.

Regeneration issues

JSP Policy ST10 gives highest priotity to those measures that will secure regeneration
within Furness and West Cumbria, Development will be concentrated in Barrow,
Maryport, Ulverston, Whitehaven and Workington. It states that opportunities will be
promoted to sustain and enhance employment, secure investment, develop social and
community facilities, support the role of town centres and enable refurbishment and
environmental improvements.

The applicants state that Micklam Farm will aid diversification of the economy
suggesting that there will be 120-30 persons employed at the complex, plus a further 50
part time staff. This employment would be seasonal. Guests at the development will
support the local and regional tourist trade and non tourism businesses will also benefit
through the local supply chain and retail trade. The applicants further suggest that the
proposal could be a key driver in the economic regeneration of West Cumbria,
contributing to sustaining local communities.

It is recognised that the proposal could indeed bring about enhanced employment
opportunities in this part of West Cumbria.

Employment land issues

The adopted Copeland Local Plan 2001 identifies 1.05ha employment allocation at the
former Micklam brickworks site. This allocation has been deleted in the emerging
Copeland Local Plan 2001-2016 2™ Deposit Version.

The JSP Policy EM13 requires a rolli g requirement of Sha of Strategic Employment
Sites, 13ha of Local Employment Sites, 10 ha of Business/Science Park Sites between the
Plan period 2001-2006 within Copeland Borough. !

JSP Policy EM14 states that the development of existing employment sites, premises and
land allocations for non-employment or mixed uses will be considered where it can be
demonstrated that over the JSP period cither the site or premises is likely to remain
unsuitable for employment purposes, or the retention of the site or premises in
employment use is not needed to meet the requirements of Policy EM13, including the
requirement that each Key Service Centre retains an appropriate supply of land within the
Local Employment Site market sector. ‘

The most up-to-date Cumbria County Council Employment Land Availability Schedule
(March 2004) indicates that there was at 31 March 2004: 56:10ha of Strategic
Employment Land; 57:08ha of Local Employment Land; and 12:70ha of Business Park
land.

In view of the significant supply of Local Employment Sites within Copeland Borough, it
is considered that the proposed development would not undermine the strategic
employment policies in the JSP.
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3.20

321

3.22

3.23

3.24

3.25

3.26

However, Policy EM15 encourages development outside Key Service Centres which
promote business and employment opportunities where they are of a scale and type
sympathetic to the character of the area within which they are proposed. Developments
will be encouraged where they utilise existing well-suited buildings, especially traditional
structures that make a positive contribution to landscape character, and do not have
adverse transport impact. It is considered that the scale and type of development
proposed in this application would harm landscape character, as set out in the sections
below. For these reasons the development would be contrary to Policy EM15.

Tourism issues

JSP Policy EM16 directs new tourism facilities to Key Service Centres and to locations
that enable the economic and physical regeneration of an area, where they bring benefit to
the local community.

It is noted that in rural areas, tourism uses can assist in the diversification of existing

businesses and encourage rural regeneration, but proposals will only be supported where |

their scale can be accommodated without adverse effects on the character and amenity of
the local area.

Landscape and visual issues

JSP Policy E37 requires that any development or land use change should be compatible
with the distinctive characteristics and features of Cumbria’s landscape types and sub -
types. As set out above, ISP Policies ST3, C41, EM15 and EM16 require that the scale,
hature and location of the development should not have a detrimental impact on the
landscape.

‘The majority of the proposal lies within Landscape Character Type 5a (Lowland - ridge
and valley), with a small part to the south of the site lying within character Type 54
(Lowland - Urban fringe) (Cumbria Landscape Classification 1996). This is a medium
scaled landscape that is characterised by high wide ridges and small narrow valleys. The
land is dominated by pasture with broadleaved and planted woodlands and unimproved
land. ' ‘

The site comprises semi improved pastureland, marshy grassland, farm buildings, and a
former brick works. The fields are bounded by remnant kest walls (hedges removed/died)
wire fences and some hedgerow trees. A disused mineral railway line intersects the site
and it is understood that some areas to the west of the brickworks have been in filled,
levelled and grassed since 2004.

The distinctive elements that contribute to the landscape character include a matrix of
medium sized semi-improved pastureland and marshy grassland, linear boundary kest
banks, open coastal platean topography, farm buildings and isolated barns.

It is considered that the proposal would seek to remove these existing landscape features
and introduce buildings that would cover a significant area of the local landscape located
close to the coastal cliff. This would have a detrimental impact on the strong open
pasture landscape character on the plateau and on land that drops towards the coastal
cliffs.

The scale of the proposal is similar in size to the existing village of Lowca and is
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3.28

3.29

3.30

331

3.32

3.33

Overall it is considered that the proposal would be out of scale and character with the
surrounding landscape, and would cange significant harm to the landscape character of
the area and would therefore not be in accordance with JSp Policy E37. In so doing the
development wouild fail to satisfy JSP Policies ST3, C41, EM15 and EM1s.

Nature Conservation issyes




3.34

3.35

3.36

. 3.37

3.38

3

they would be considered of international importance and would require preservation in
situ. Other significant archaeological remains may also survive on the site including a
Roman road and 19% century industrial relics comprising Micklam Pit, Micklam
Brickworks, a wagon way and a minera] railway. These remains would be damaged or
destroyed by the proposed development.

JSP Policy E38 states that measures will be taken to identify, record, protect, conserve or
enhance areas, sites, buildings and settings of archaeological, historic and architectural
importance. Proposals which damage, obscure or remove important archaeological sites
will not be permitted unless the harm caused to their importance and intrinsic interest i
clearly outweighed by the need for development. :

Further archaeological information of the proposed development site is therefore required
before a planning decision can be taken. This information should be obtained by means
of a full archaeological desk-based assessment, site visit and where appropriate field
evaluation.

The results of this assessment should allow for the fuller consideration of the
presence/absence, nature, extent, quality and survival of archaeological remains within
the development area. An informed Jjudgement can then be made as to whether any
planning consent will need to include provision for the recording in accordance with JSP
Policy E38. '

JSP Policy E34 protects areas and features of national and intemational conservation
importance from development detrimental to their characteristics. Should the above
assessment and any subsequent recording demonstrate that there are features of national
or international conservation importance then this policy will also apply whereby
development detrimental to their characteristics would only be permitted in exceptional
cases. At present the application cannot be adequately assessed, until sufficient
supporting information has been submitted.

Transport / accessibility issnes

It is considered that there are a number of issues in the Transport-Assessment that must be
resolved in order to satisfy the transport concerns relating to the proposed leisure
development: These are:-

* The assessment should be undertaken on the basis of the existing highway
situation, i.e. without the A595 improvement scheme.

¢ The site access junction to be redesigned with a design speed of 70kph to reflect
the relocation of the 30mph speed limited.

* Consideration of providing traffic calming measures in the vicinity of the site
access junction.

* A Stage 1 Road Safety Audit should be undertaken for the proposed new access

and any proposed alterations to the existing highway infrastructure (traffic .
calming measures, proposed dropping off lay-by for school etc).
Provision of weekday TRICs output sheets to allow trip generation to be checked.
Peak hour junction turning counts to be undertaken at the A595/C4001 and
A597/C4001 junctions. These junctions should then be assessed using junction
modelling software to quantifiably consider capacity problems.

e Agsessment of parking provision for the site should be undertaken in accordance
with Structure Plan, o
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® Improved public transport provision o serve the development

Planning Act. Such a diversion would be processed by the District Local Planning

These matters will be taken up under delegated powers,

Local Member Issues

A number of points have been raised by the Cumbria County Council Local Member (see
Appendix 2) and these are summarised below.

* Traffic problems and use of Lowca as a ‘rat-run’ and resulting safety concerns

® Drainage — localised flooding and blocked drainage occurs regularl&, suspected
inadequate drainage provision,

¢ Village of Lowca would in effect see population increase of 100%

e Concerns over consultation with community (These concerns have been
forwarded to Copeland Borough Council and awailing response)

® Question whether the employment Opportunities be permanent or for life of the
~ build '

*  Would there be a detrimental environmental effect?

® Mines situated in the areq,

CONCLUSIONS

Due to the lack of information supplied with the application, the proposal cannot be
adequately assessed against JSP Policies E34, £35 and B39,

Due to the lack of information supplied with the application, the proposal cannot be
adequately assessed against JSP Policy E34 and E38.

There are a number of issyes in the Transport Assessment that must be resolved in order
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to satisfy the highway éoncerns. These are set out in paragraphs 3.38 — 3.41 above,

45  Itis considered that the proposed development would bring economic benefits to this part
of West Cumbria, However, on balance it is considered that the scale and location of the
development are Inappropriate. It is recommended that the application should be refused
on the grounds that the development would be contrary to JSP Policies ST3, STS, ST7,
EM15, E37 and C41.

Rob Terwey :
Head of Transport and Spatial Planning

Contact :

Kathryn Holliday, Carlisle, tel. 01228 606739
Background Papers

Planning Application File Reference No. 5/06/2013
Electoral Division Identification

Mr C Ross, Distington and Moresby

Appendix 1: Comments on the Environmental Statement by Cumbria County Council
Summary of key issues:

The following lists the key biodiversity issues with regards to this Environmenta] Assessment in
relation to the development,

1. Lack of development details, details of impacts on the wildlife of the site, detailed
mitigation and enhancement measures,

2. The habitat survey is generally weak and with insufﬁcienﬂy detailed habitat descriptions
and target notes, and hence it is difficult to assess the site.  Target notes should provide
detailed habitat and plant commumity information (species plus their abundance) for the
identified locations.

the importance of the surrounding land for hunting. The ES has highlighted the potential
importance of the site for passage, over-wintering and breeding -wading birds (e.g.
curlew) but surveys are required for an informed assessment of the effects of loss of this
land. '

4. The ES does not show the exact location of the County Wildiife Site or quote the citation.

5. There appears to be no assessment of value of the identified biodiversity features within
the ES.

6. The impact assessment of the development on the current information is incormplete, and
needs to be amended in the light of new information. Tn particular no assessment is given
of the potential effects of the public access and disturbance that may occur as a result of
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the development. e

7. Protection measures for the County Wildlife Site are not given, other than reference to
fencing of a 20-30 metre buffer zone during construction (Paragraph 15.5, Page 88).

8. The marshy grassland at the north of the site may have significant value for wading birds.
An improved assessment is required.

9. Protection and mitigation measures for the features of importance are vaguely referred to
in the ES. These should be clearly stated with commitment for them to be achieved.

10. There is no detailed landscaping and habitat enhancement scheme.

11. The English Nature Scoping opinion highlighted many issues that have not been
considered, All of these issues should have been considered and reported upon.

Detailed comments on the Environmental Statement

Page 10 3.2 (b) | Structure Plan Policies — see policy context above.
Page 11 3.2 (c) | PPSO —see policy context above.

Page 18 5.5 Impact of Development: What is the scale of the proposed buffer zone ?
Insufficient detail given in plan DO1. How will the site be protected? 5.5 does
not discuss habitat/species mitigation and enhancements — where are these

proposed?
Nature Conservation section
| Page 40 | The Phase 1 Habitat Survey and site description is, in my opinion, not done to
onwards a Phase 1 standard. Map BCO-01 shows the habitats mapped in the usual way,

but the habitat descriptions provide limited information on species present..

Target notes in Phase 1 are designed to provide specific detajled community
and species information, The target notes here refer mainly to locations with a

bit of physical description, and are not detailed enough to be target notes
themselves. )

The marshy grassiand description on page 44 omits the key information, o
which is what rush and sedge species are found — this is relevant.

There is insufficient information to determine what is actnally on the site,

Page 58 Target note 15:

I visited the site on 9 March 2006 and noted that the upper slopes of the
southern half of the coastal grassland had been extended, levelled, and
reseeded. This has been done between the timing of the aerial photograph held
by CCC (believed to be 2004) and the Habitat Survey of 2005. Below this
ground active slippage is taking place.

Page 40 7.3.1 The species list given doesn’t provide any indication of species abundance and
there is no list for the marshy grassland habitat,

Page 43 Coastal grassland: CWS’s are not selected by this organisation alone, CWS’s
are selected by a Selection Panel of experts including English Nature, CCC,
Envy Agency, LDNPA ecolo gist, RDS, and other species experts.

Page 44 Some bat roost and bird breeding potential identified - further survey is
required to determine whether bats and birds, especially barn owls, use the
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buildings, Protection measures should drawn up. Any protection measures for
bats would require a DEFRA licence.

Page 45

Standing water areas: if potential for amphibians, especially great crested
newts, this needs to be determined before permission is given. If present
proposals need to be presented to protect the great crested newts (DEFRA
licensing requirement)

Page 45 -- 48
7.4.2

Protected species: The report identifies the strong possibility of woodland,
grassland and scattered and dense scrub, hedgerows and buildings supporting
breeding birds, and identifies the species recorded at the time and the
potential. A breeding bird survey would be required. The report also refers to
the susceptibility of wintering birds to recreational disturbance.

Barn owls are known to be important in this area. They may be breeding in the
buildings and use the site for feeding. A survey is required.

Page 47

A Great Crested Newt survey of the pond is advised, and presence should be
known before permission is granted, not conditioned. The nearest GCN record
to here is 10km but this European Protected Species is likely to be under-
recorded in this area,

Page 47

Similarly for bat species.

Page 48

Reptile surveys were recommended.

Page 49 7.5

Summary:;

* The most valuable habitats were identified, with a buffer zone
proposed — but where is this buffer zone?

¢ Surface run-off was identified as a key issue — how will it be dealt
with?

® Breeding bird information was not provided (due to survey timing).
The use of the site by bats was not ascertained, The suggestion that a
watching brief be used may not be sufficient, A further assessment of
the use of all of the buildings should be made before this is taken
further. '

® GCN survey is recommended before development but permission
should not be granted until surveys are carried out (April — June) and,
if GCNs are found then suitable mitigation will be required.

*_Reptile survey is recommended. '

Page 51 7.6

Potential ecological impacts and mitigation

® Para | highlights that this ES is clearly an interim document. It ig
therefore insufficient for determination of the planning application
without further surveys and mitigation proposals.

¢ Buffer zones cannot be proposed as mitigation for habitat loss. A.
buffer zone of sufficient size would help to protect the County
Wildlife Site but mitigation for habitat loss requires habitat creation
and enhancement,

¢ Itisproposed to fence the buffer zones during construction — what
about after construction? The proposal to carry out GCN survey during
the development is not acceptable. This must be done before
permission is granted. GCNs require a significant area of terrestrial
land as well as the pond itself, so if they are present design measures
would be required that may significantly affect the development.

* The proposed water feature is completely surrounded by development
and is unlikely fo fulfil any useful biodiversity purpose with the degree
of disturbance it is likely to receive.

T




36

* Iwould wish to see significant habitat creation proposals, ﬂ

* The wet grassland to the north west is suspected of supporting feeding | *
flocks of wintering birds, What screening is proposed? Suggestions are
made about using land to the north but (2) do birds use the site to the
north? (b) this would need to be part of a S106 agreement. Is the ES
proposing creation of scrapes and wetter areas to the north? If so this
should be shown on a plen.

* Long term conservation and maintenance: It is very likely that
cessation of grazing on the coastal slopes will be detrimental as I
would expect they would become bracken and scrub dominated. So
measures need to be taken to continue management of the County

L Wildlife Site and other areas not developed.

Appendix 2: Local Member comments
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?2:;:;;1’ FEB 2008 Councillor for the Electoral Division
&l Planning, of Distington & Moresby

Name:  Mr Cam Ross

Address: Hatched Green
Kirkland
Nr FRIZINGTON
CA26 3XY

Telephone: 01946 861552

E-mail: archibald. ross@rumbriace, gov.uk

Re.: Rel. No. 4/06/2013. - Land at Micklam, Lowca, Whitehaven.

2 plan which was submitted to Copeland Burgh Council, but have attended several Parish -
where general reference had been made to the proposed Leisure Park without, I may add,
ne to register an interest or indicate whether or not they were supportive of the proposal or
. myself.

n appears to have been a guarded acceptance of the idea as it was seen as a way forward
develop its image. However, it was felt that until everyone knew more about the proposal,
> done. As you are probably aware, Kathryn, Lowca has been plagued by traffic problems
¢d when the U4011 roadway has been used as a “rat-run” when the A595 has been closed
m. Therefore villagers tend to have a very militant and suspicious aititude reflecting their
ng a satisfactory solution to this problem, We were successful in allocating some funding
rovements, but only after a fatality on the road. Historically and even now, accidents

on a regular basis. A further problem could be access/egress to the AS95 as, even if the
gets the “go ahead” at the Public Enquiry, it will not affect the problems of access and

dequate drainage. Over several years to my knowledge, localised flooding and blocked
larly. Though part of the blame may be put down to lack of proper maintefiance, more

i to that of inadequate drainage provision in the first place. Lowca, being a former mining
e had their initial drainage system provided by the mines and will be fairly old, As was
he adjoining village of Parton was flooded on.more than one occasion, there isa

reliable drainage plan is in existence. This may or may not be true, but the psople of
soncerns over this issue.

initial Proposed Planning Application has been amended and is now larger than the

n. The Application as it now stands would, in effect mean, that the village of Lowca
lation increase of over 100% within a short period of time- albeit, possibly seasonal.
je, sewage and traffic issues are resolved satisfactorily, T would be hesitant in deciding
'r whether or not to support or oppose the Application in question.

an some concerns locally that they were not properly consulied on this project. Apparently
village of Parton had plans of the proposed project presented at their Parish Council

does not appear to have happened with the Lowca Parish Council. A deputation from the
sonfronted the Lowca Parish Council veicing their displeasure at not being kept informed

10N, (%O

-or may not~ be relevant in the planning process, but these questions [ would 1ike to have
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nd the D.C.&R. Committee Members have to reach a decision on the above Planning
that they are important and as local member I would also be interested in whyaPublic -
alled, especially since it wilf so drastically aiter the village environment and impact on the
ithin the village, ‘ : DD

it opportunities, but would these jobs be permanent, or only for the life of the build?
iat the village is part of a ward which is classified as rural, Would there be 5 defrimental
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MAIN AGENDA

2 4/06/2178/0

To enable refinement of the conceptual model.

To enable the development of a Method Statement and Remediation
Strategy.

To ensure that the proposed site investigation and remediation
strategy will not cause pollution of the ground and surface
waters both on and off site.

In the interests of health and safety.

In order that the capacity of existing Sewerage facilities is not
exceeded.

To afford reasonable opportunity for an examination to be made to
determine the existence of any remains of archaeological interest
within the site and for the Preservation, examination or
recording of such remains.

In order to ensure that any possible nuisance arising from the
construction works is minimiged.

To minimise potential hazards.

Reason for decigion:-

This major leisure development will bring welcome eeccnomic
benefits to the area whilst environmental and visual impacts of
the development have been mitigated by the incorporation of
landscaping measures. In general terms the development is deemed
to be compliant with the relevant policy objectives of the adeopted
Copeland Local Plan 2001-2014&.

DEVELOPMENT QOF 2 2-BEDRCOM DWELLING HOUSES, 10
3-BEDRCOMED DWELLING HOUSES, 12 3/4-BEDRCOM

DWELLING HOUSES & 6 GARAGES

LAND ADJACENT TO, MILLOM ROAD &, KING STREET,
MILLOM, CUMBRIA.

GORSEY DEVELCPMENTS LIMITED

2.
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MAIN AGENDA

Parish

Recommendation

Millom
- No objections.

Planning permission is sought to erect 24 dwellings on this 0.49
hectares site adjacent to Millom Road and King Street in Millom. The
site is currently cleared with the pPrevious use having been as a
barking area for haulage vehicles.

The proposed development would be served by a central access onto
Millom Road. In order to achieve this access an existing redundant
building will be demolished. Following amendments to the gite
layout, the Highways Authority have raised no objections, subject to
conditions.

The proposged development would incorporate both two and three
storeyed development with 2, 3 and 3/4 bedroomed accommodation. It
is proposed to finigh all the properties with grey roof tiles, dry
dash render and facing brick with art stone heads and cills.

The boundary to the rear of the site riges up to the Cumbria Coastal
Way which leads onto the Duddon Sands. The three storey dwellings
are proposed to be located adjacent to this boundary to take
advantage of this outlook.

have accommodated former contaminate uses. However, suitable gite
surveys have been carried our to the extent that the Agency has now
withdrawn its objection, subject to suitable conditioning.

Although the site is not an allocated housing site within the adopted
Copeland Local Plan 2001-2016, the proposal performs well in terms of
the overall Local Plan objectives.

As previously developed la