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1. Introduction  
This Planning Statement supports an Full planning application by John Gainford for a residential 
development at Drummore, Drigg Road, Seascale, this is an full planning application is for a dormer 
bungalow dwelling. 
 
This Planning Statement provides a summary of all relevant information about the proposed 
development and assesses the proposal in relation to all relevant adopted policy and other policy 
guidance including emerging policy. 
 
John is very committed to the delivery of this scheme at Drummore, Drigg Road, Seascale and has 
carried out extensive studies, surveys, consultations, outline planning applications and assessments, 
in order to create a deliverable, and sustainable residential development. 
 
This Planning Statement is just one of a number of documents in addition to the planning drawings 
submitted in support of this application. The full list of supporting documents is as follows: 
 

• Plans  
 

• Design and access statement 
 

2. Flood Risk 
A floodplain is the area that would naturally be affected by flooding if a river rises above its banks, or 
high tides and stormy seas cause flooding in coastal areas. 
 
There are two different kinds of area shown on the Flood Map. They can be described as follows: 
Dark blue shows the area that could be affected by flooding, either from rivers or the sea, if there 
were no flood defences.  
 
This area could be flooded: from the sea by a flood that has a 0.5% (1 in 200) or greater chance of 
happening each year or from a river by a flood that has a 1% (1 in 100) or greater chance of 
happening each year. 
 
Light blue shows the additional extent of an extreme flood from rivers or the sea. These outlying 
areas are likely to be affected by a major flood, with a 0.1% 
(1 in 1000) or greater chance of occurring each year. 
 
These two colours show the extent of the natural floodplain if there were no flood defences or certain 
other manmade structures and channel improvements. 
 
Flood Defences 
The purple line shows some of our flood defences built to protect against river floods with a 1% (1 in 
100) chance of happening each year, or floods from the sea with a 0.5% (1 in 200) chance of 
happening each year, together with some, but not all, older defences and defences which protect 
against smaller floods. Flood defences that are not yet shown will be gradually added. 
 
Hatched areas benefit from flood defences, in the event of a river flood with a 
1% (1 in 100) chance of happening each year, or a flood from the sea with a 0.5% 
(1 in 200) chance of happening each year. If the defences were not there, these areas would be 
flooded. Not all areas that benefit from flood defences are currently shown, but the map is regularly 
updated as we obtain further information from our studies. 
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Flood defences do not completely remove the chance of flooding, however, and can be overtopped or 
fail in extreme weather conditions. 
 
The Flood Risk information was obtained from the Environment Agency website. 
Refer to the Integra Site Specific Flood Risk Assessment for further detailed information. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig 1 – Environment Agency Flood Maps 
 
It can be seen from the above that the property falls outside the floor risk area and therefore is safe 
to develop, it should also be noted that this has not been known to have flooded over the recent 
period as Policy ENV1 – Flood Risk and Risk Management. 
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3. Use  
The site is currently situated within the residential development boundary / area on a brownfield site 
within the Copeland Local Plan therefore, the proposed development of the site for residential use is 
considered appropriate. 
 
The site is currently being used however historical land use was used as a commercial coal yard 
therefore classifying the site as brownfield (Policy SS2, ST2). 
 
The proposed dwelling is proposed to provide a family home it is considered that the proposed 
development would accord with the aims of the Government & Copeland Borough Council Core 
Strategy and Development Management Policies as set out in line with the following; 
 

• Policy ST1  – Strategic Development Principles 

• Policy ST2  – Spatial Development Strategy  

• Policy SS2  – Sustainable Housing Growth 

• Policy SS4  – Community and Cultural Facilities and Services 

• Policy ENV1  – Flood Risk and Risk Management  

• Policy ENV5  – Protecting and Enhancing the Borough’s Landscapes 

• Policy SS2  – Sustainable Housing Growth 

• Policy SS3  – Housing Needs, Mix and Affordability 

• Policy DM10  – Achieving Quality of Place). 

• Policy DM11  – Sustainable Development Standards 

• Policy DM12  – Standards for New Residential Developments 

• Policy DM14  – Residential Establishments 

• Policy DM22  – Accessible Developments 

• Policy DM24  – Development Proposals and Flood Risk 

• Policy DM26  – Landscaping 
 
Fig 2 - Copeland Borough Council Settlement Hierarchy 
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Brownfield Land: Land that has been previously developed and is or was occupied by a 
permanent structure (excluding agricultural or forestry buildings), and associated fixed 
surface infrastructure. The definition includes the curtilage of the development. The 
definition is set out in the NPPF. 

  

 
Fig 3 –Seascale falls under the “Mid Copeland Spatial Portrait” 
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Fig 4 – Settlement Boundary  

4. Appearance 
 

  
Fig 5 - Google map highlighting the area 
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5. The Drigg  Road Vernacular 
 
Drigg Road area has created its built form naturally with growth varying from modern new builds to 
traditional 1940’s and everything in between. to suit the areas domestic or commercial needs, there 
are several different styles in the vicinity from detached, semi-detached, terraced, single & two storey 
properties.  
 
There is no traditional set architectural style of Drigg Road or the immediate area, however the 
design, scale and massing of the property has be been carefully considered to be syphathetic with the 
adjacent properties (smaller in size, height, scale and using similar constructional materials) 
 

• Roof – concrete flat tiles (to match adjacent property) 
• Fascia & Soffits – Black finish UPVC (to match adjacent property) 
• External Walls – White K-Rend / cement render (to match adjacent properties) 
• Windows & Doors – Black UPVC & Composite (to match adjacent property) 
• Plot parking and footpaths – permeable setts – Marshall Tegulars (black) (to match adjacent 

property) 
• Boundary walls – retain existing 900mm wall to front (retain existing) 
• Rear and side boundary – 1800mm hit & miss timber fence not extending the building 

frontage 
• Garden Area - Grassed (to match adjacent property) 
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We have created a gable fronted dormer as 5 out of the 8 dwellings on the row have gable on the 
frontage,  
 
All dwellings on the row are cement rendered elevation (dash and smoth rendered) 

6. Secured by Design 
 
In relation to designing out crime, we have endeavoured to keep the existing wall that provides a 
defensible rear & side boundary (Policy DM10 – Achieving Quality of Place) with modern compliant 
doors and window locking systems to PAS 24 legislation that will be installed as standard, the plot is 
provided with natural overlooking via rear and adjacent properties.  
 

7. Energy Efficiency 
 
We can confirm that the following design principles will be adopted for the development to reduce 
the thermal conductivity with the aid of modern insulation materials, reduced thermal bridging and 
improved air tightness of the dwelling, supplemented by a highly efficient energy source. 
 
Using these principles for the dwelling design, Summary of the energy efficient construction of the 
dwelling: - 
 

• Ground Floor – Concrete Slab with PUR insulation and screed achieving a U-Value of 
0.20W/m2K 

• External Walls – Cavity Wall with 100mm PUR insulation solid wall achieving a U-Values of 
0.22 W/m2K 

• Roof – 150mm PIR between and 50mm PIR under - 400mm mineral fibre insulation quilt to 
flat ceilings areas and 150mm PIR between and 40mm PIR under rafters to sloping areas to 
achieving a U-Value of 0.09 W/m2K  

• Windows – PVCU, double glazed, low e coating and argon filled achieving a U-Value of 0.12 
W/m2K 

• Doors – Composite external doors construction achieving a U Value of 1.2 W/m2K 
 
In addition to these measures the dwellings have been designed with an air tightness of 
>4m2/hr@50pa, this significantly exceeds the current standards set out in the Building Regulations. 
 
After the design of the external envelope of the building was finalised, the demands for heating and 
hot water were analysed to determine a system that would be most appropriate for the 
development. The pro-posed solution is to incorporate a highly efficient condensing boiler. 
 
Use of low energy LED light fittings across the scheme further enhances the carbon efficiency of the 
development, Low flow rate taps, showers and reduced capacity cisterns all combine to further 
ensure efficient use of water; reducing total water demand by this residential scheme markedly. 
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Provision for the storage of waste recycling receptacles will be provided and a Site Waste 
Management Plan will be implemented during the construction phase of the development reducing 
the amount of waste that would be ultimately destined for landfill (Policy DM11 – Sustainable 
Development Standards). 
 

8. Access  
 
The existing site access that will be utilised connecting to Drigg Road highways to the south elevation, 
The plot benefits from a proposed parking for 2 – 3 cars as indicated on plan and boasting 71m² 
permeable Marshal Tegulars driveway with the site entrance provided with full length channel drain 
(as plan) to prevent rainwater runoff onto highway. 
 

9. Scale 
 
The proposed development has been designed in keeping with the local vernacular architecture and 
to replicate the scale of the adjacent dormer bungaklows. 
 

• 69m²  - Rear Garden  

• 100m²  - Front Garden 

• 71m²  - Driveway 

• 77m²  - Footprint 

• 337.8m² - Plot   
 

It is considered that the scheme respects the visual environment in which it sits and would positively 
enhance the locality by redeveloping the existing commercial site, every effort has been made to 
ensure the scale of the proposed development reflects that of proposed neighbouring properties and 
the site. 
 

• Plot size    337.8m² 

• Dwelling size   77m ² 

• Plot Development ratio  22.8 % 
 
This development ratio is considered extremally low in comparison to the majority of all new builds 
and within planning guidance and the adjacent properties. 
 

• Chelmsford 136m² footprint  

• Annasdale 101m² footprint  

• Drummore 77m² footprint 
 
 Boundary treatment  

• All existing 900mm brick walls to be retained as per the plan,   

• side and rear garden areas to include an additional 1800mm high timber hit & miss fence 
from the proposed front elevation to assist with mutual privacy. 

• Front elevation boundaries to be fully retained and unaltered 900mm high brick walls 

• Current boundary and vision masked by existing 2000mm high hedge and the proposed 
dwelling will be masked by the 1800mm high fence  
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10. Proposal 
 
The proposal is to provide planning for a proposed dormer bungalow (3 bedroom) self-build dwelling 
which is highlighted as a shortage with a maximum capacity of 6 people in line with the the SHLAA – 
see below abstracts and within the current settlement boundary. 

 
Saved Policy ST2 states that development will be permitted “within the defined settlement 
boundaries” in accordance with the development hierarchy. This prevents development on 
sites outside but directly adjoining the boundary that may otherwise be suitable. 
 
5.10.1 The NPPF, paragraphs 117 and 118 states that priority should be given to the development 
of previously developed (brownfield) land. In relation to housing the Core Strategy Policy 
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SS2 requires 50% of new housing development to be on previously developed sites. 
 
5.10.2 The NPPF no longer includes a target relating to the amount of development which should 
be on brownfield sites, however it states in paragraph 68 that 10% of housing should be 
brought forward on small sites under a hectare. 
 
5.10.4 It has become clear from initial evidence base work that there are insufficient brownfield 
sites to meet the housing requirement over the Local Plan period. 
 
It is proposed to retain the existing 900mm high wall to the North, South, West & East boundary 
elevation and the existing commercial site entrance to the coal store, the site is allocated as 
brownfield site and suits the proposal for redevelopment. 

11. Amount 
 
The proposed dormer dwelling suggestions the following dimensions; 
 

• Plot size – 17000mm wide x 9600mm deep = 337.8m² 

• Parking /hard standing area m x 7.500mm x 11.000mm drive to the front – 98m² - 2-3 car 
(Parking) 

• 1060mm to West boundary & 3250mm to East Boundary 

• Rear garden - 6100mm x 10900mm – 66m² 

• Dwelling plan – 11000mm x 7000mm – 77m² footprint  

• Chelmsford 136m² footprint – Annasdale = 101m² footprint - Drummore 77m² footprint 
 
This will make our proposal the smallest footprint & development ratio on the row  

12. Overlooking & Impact 
 
The proposal is considered that acceptable overlooking distances would be maintained throughout 
the site and provide a balance which results in a good design solution for the site,  
 

• Front elevation facing the road (South) with minimum 26m separation distance as DM12 

• Rear elevation facing rear garden (North) with 25m separation distance as DM12 

• East side Elevation 9580mm from Chelford non habitable and secondary windows facing the 
proposed dwelling which is an increase of 4m separation distance to large existing garage 
built directly on the boundary. 

• West side Elevation 10750mm from Annasdale non habitable and secondary habitable 
windows facing the plot but not the proposed dwelling due to the large set back. 

• All ground floor openings on side elevations –  side door, bathroom & velux windows to have 
obscure glazing (grade 5 translucence) as DM12 as these are not facing the prosposed 
dwelling due to the set back. 

• Primary entrance to the frontage 

• Discussed and had verbal support from direct neighbours.  

• All single storey and roof pitch altered to ensure the design is not imposing on the adjacent 
properties and match both adjacent dwellings and comply with the merit of DM12 

• Dwelling position on site set back minimum 2m to minimise of the visual prominence and 
impact on streetscape and adjacent properties. 

• Chelmsford 136m² footprint – Annasdale = 101m² footprint - Drummore 77m² footprint 

• 1050mm at pitch point as required within DM12 
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13. Environmental and geological  
 
The site has not been inspected and tested or benefit from a phase 1 desk top study or phase 2 
ground investigation Report however I have highlighted the following; 
 

• No ground contamination thought to be on site however the owner and ground workers 
MUST carry out a watch brief and if any contamination found it must be reported to CBC  

• Foundations need inspected by Building Control, they will confirm that the property will 
be suitable on either a raft or reinforced strip footing – report to be finalised for Building 
Control) 

• Radon barrier is not required (see appendix radon report) 
 
Surface water to be discharged into soakaway drainage system as shown on drainage plan.  
 
Environmental performance 
The Main Contractor will be carrying out the following tests in order to ensure current 
environmental standards are met and ideally surpassed throughout the works. 
 

• Air quality monitoring will be undertaken at key stages throughout the works where 
airborne dusts and omissions and issues could be identified. 

• Noise and vibration monitoring will be undertaken to ensure acceptable levels are 
adhered to or surpasses and assessed throughout the works. 

• Hazardous material testing where identified will be undertaken alongside specific works 
RAMS and requirements as per UKAS17025 and associated asbestos documentation 
(please see separate reports). 

• The existing infrastructure has been fully tested and cleared for all residues, oils and 
contamination and materials from within the existing client’s site information. 

• Full certification and associated completion reports are included within this pack and will 
be confirmed prior to removal of potentially sensitive items if required or highlighted 
during a watch brief 

• All work to be carried out in accordance with the Construction Phase Plan and Health & 
Safety Method Statement carried out by the contractor. 

 
Contaminated Land 
The site has no known (expressed) contamination however if any contamination was found the 
during the watch brief the site would require a phase 1 desk top study carried out to highlight the 
necessity to carry out the phase 2 ground investigation or Phase 3 remediation as required by the 
Environmental Health Act Part 2A, 
 
Sound 
To Be Kept to a minimum throughout the works. Where excessive noise is required for short 
periods this works should be undertaken between the hours of 8am-5pm. 
 
Road Cleaning 
To be conducted pro-actively throughout the works if required using mechanical sweeping if 
required 
 
Air Quality/Dust Management 
All Operatives to wear suitable RPE and PPE throughout the works. Pre-dampening and pre-
cleaning will minimise the potential for dust nuisance. 
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Water usage should be restricted to just enough to dampen the area and not cause undue water 
run off or damage. 
Excess water to be controlled and sifted prior to be directed to surface water drainage. Water 
usage is to be monitored throughout the works by the site supervisor. 
 
Waste (including Hazardous) 
All waste will leave site as per the current Hazardous Waste Regulations 2009 and be disposed on 
in a safe manner to the required landfill – Main contractor’s responsibility. 
 
Water Courses and Groundwater 
No water courses currently would be affected within the site boundary 

 

14. Drainage 
 
The site also benefits from an existing private combined drainage system (surface and foul water) see 
plan for location of on-site drains, it is intended that the foul and surface water would separate and 
be laid around the property to facilitate or proposal. 
 
The foul and surface water layout will be as drainage plan, the drains will/do consist of the following; 
 

• 100mm waving plastic drainage system  

• 100mm concrete encasement (where required for protection) or full bedded in pea gravel 

• 1-60-80 falls minimum   

• 450mm PPIC Inspection chambers at change of gradient and direction  

• 3-bedroom dwelling = 6 people x 200lt per person per day = Total 1200lt per day norm  
 

ALL DRAINAGE WILL BE INSTALL AS APPROVED DOCUMENT PART H 
 

Drainage Pipes to be 100mm Plastic Pipe Laid in accordance with Approved Document Part H 
(Assume FFL Plot = 10.00) 

Surface Water Drainage  

Chamber Name Invert Level Cover Level  Distance  Fall 

Soakaway 8.900 N/A   

S1 9.000 9.850 6.100 1:40 

S2 9.000 9.850 4.500 1:30 

Foul Water Drainage 

Chamber Name Invert Level Cover Level  Distance  Fall 

Existing 9.450 9.850   

F1 9.500 9.850 1.300 1.26 

F2 9.600 9.850 6.500 1.65 

 
Surface water design  
 
Option 1 – traditional Soakaway designed in accordance with Part H & BRE365 
Option 2 – connect to the existing combine water system (Not connecting to the main combined 
sewerage system) – still to be located  
 

Option 1 
This was the preferred SUDS drainage system as ground conditions (very sand) are perfect 
for soakaway 
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Percolation test data (Approved Document Part H) 
1no test holes at 300mm x 300mm set below incoming flow level, the water was timed 
between 75% & 25% in seconds as below;  
 
Vp 
Test 1 – 2 mins  
Average percolation time – 2 min 
Vp - 143 x 60 / 150 = 0.8 sec per mm 
 
Roof area   
Based on a property with a floor area of 108m²  
A x 1.29 (roof pitch factor) 
Surface water -108m² x 1.29 = 139.32m² + 105m² hardstanding = 244.32m² 
 
Incoming Water  
Based upon 20mm total rainfall   
244.32m² x 0.020 = 4.88m³ (surface water) 
Total Incoming water = 4.88m³  
 
Soil filtration 
f= 10-3 
     3Vp 
       0.001 = 4.11m³ 
  (3x0.8)2.4 
 
 
Outfall Volume 
f = Soil filtration – d = Duration of storm in minutes  
O = as⁵⁰ x f x d   
O = .0135 x 4.11 x 60 = 3.32m³ 
Soakaway Volume   
4.88m³ + 3.32m³ = 8.21m³ 
 
Soakaway Required 
Part H Design – 8.21m³ + 5% voids  = 8.62m³  
BRE Design (see attached calcs – Fig 16) = 5.44m³ 
 
Soakaway Tank size  
Tank Size – 10.8m x 1.2m x 0.42m 
 
Soakaway trial holes taken from the middle of the site – see drainage plan in appendix. 
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15. Vision 
 

• To propose a scheme that fulfils the requirements and principles set within Copeland 
Borough Councils Local Plan, outline planning approval and Interim Housing Policy. 

• The proposed scheme seeks to create a sense of space within a design led approach that 
contributes positively to locality and responds creatively to the setting and maximising the 
site. 

• The aspiration to create a cohesive design that brings character to the area and exciting 
home that meet the needs of residents, CBC Planning Policy, and minimise impact on the 
environment. 

• The design aspirations for the proposed follows key objectives for good urban design 

• The plot will provide positive amenity for the residents (parking and recreational). 

• Layouts and design seek to maximise privacy, create street scene interest through and 
minimise the impact on adjacent property/land owners. 

• Suitable vehicular and pedestrian’s access in accordance with highways requirements. 

• Provision of a sustainable drainage solution to both surface and foul water. 
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16. Appendices 
 
Photo 1 – Arial Photo of whole Site 
 

 
 
Photo 2 – Arial Photo of whole Site 
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Photo 3 – Arial Photo of whole Site 
 

 
 
Photo 4 – Arial Photo of whole Site 
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Photo 5 – Arial Photo of whole Site 
 
 

 
 
 
Photo 6 – Arial Photo of whole Site 
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Photo 7 – Arial Photo of whole Site 
 
 

 
 
 
Photo 8 – Arial Photo of whole Site 
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Fig 7 – Site Allocations (Local Plan) 
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Fig 8 – Flood Map (Environment Agency) 
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Fig 9 – Radon Report (BGS) 
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Fig 10 – Proposed Marley Modern Roof Tile 
 

 
 
 
Fig 11 – Proposed Marshal Tegulars Drive setts 
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Fig 12 – Cross section A of Soakaway  

 
Fig 2 - Cross Section B of Soakaway 
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Fig 13 – National rainfall tables 
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Fig 14 – Rainbox 3S/core surface water attenuation/Soakaway system 
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Fig 15 – Marshal Drive Sett Tegula Permeable Paving – Driveways & Shared Private Access 
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Fig 16 – JDP BRE Soakaway calculations 
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