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former reception building and associated site works 

Report prepared by:  Kelsey Blain, Area Planner 

Report agreed by:  Kevin Richards, Planning Manager 

_____________________________________________________ 

Recommendation: APPROVE with conditions 

 

1 About this report 

 

1.1 The case planner has prepared this report, assessment and 

recommendation taking into account our policies (known as the 

Development Plan), written representations we have received, and any 

other material considerations. 

 

1.2 Material considerations are things that are relevant to our decision 

making and which we are able to take into account – for example site 

specific factors, or Government planning policy (the National Planning 
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Policy Framework) and Government planning guidance (the National 

Planning Practice Guidance). 

 

1.3 The Development Control Committee will determine the application at its 

meeting having regard to the provisions of the Development Plan, 

representations we have received, and all other material considerations, 

following a verbal and visual summary of the application by the case 

planner and, where applicable, after hearing any verbal representations 

made in accordance with our Policy for Public Speaking at Meetings. 

 

1.4 Most applications are decided under powers delegated to the Head of 

Development Management.  A small number of significant or more 

contentious applications are considered by our Development Control 

Committee as set out in our Scheme of Delegation. 

  

2 Background and proposals  

 

2.1 This application is being reported to Committee as my recommendation 

to approve with conditions is contrary to the objections of Lamplugh 

Parish Council. We have also received more than five objections to the 

application. 

 

2.2 Dockray Meadow Caravan Park is an existing 53 pitch touring caravan 

site located to the south of Lamplugh on the north-western boundary of 

the National Park. The site is accessed via an unclassified road which 

carries the Coast to Coast Cycle Network, and lies opposite Inglenook 

Caravan Park which sits on the Cumberland side of the highway. Public 

footpath 412004 lies to the south of the site, separated by mature 

vegetation and Rakegill Beck. 

 

2.3   A Lawful Development Certificate – Existing Use (7/2024/4086) was 

granted in January 2025 confirming that the lawful use of the site is a 53 

pitch touring caravan site. The evidence submitted in support of this 

application demonstrated that the site has been used for the siting of 
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caravans since 1962 with various applications over the years for internal 

roads, hardstanding and associated buildings. 

 

2.4    The site was owned and run by the Caravan and Motorhome Club until 

2025. The club closed the site at the end of the 2024 season due to lack 

of members and poor performance of the park. 

 

2.5    The site has been sold, and this application now seeks planning 

permission for the change of use of the land from a 53 pitch touring 

caravan site to a 44 pitch static caravan site, along with the removal of 

redundant buildings and associated site works. 

 

3 Representations 

 

3.1 Cumberland Council have advised that the LDNPA should be satisfied 

that the change of use does not cause detrimental harm to the 

surrounding area and wider landscape. 

 

3.2    The Local Highway Authority and Lead Local Flood Authority have no 

objection to the application in principle but provided the following 

comments: 

• The LHA require a detailed plan showing visibility splays providing 

clear visibility measured 2.4metres down the centre of the access 

road and the nearside channel line of the carriageway edge provided 

at the junction of the access road with the county highway. No 

structure, vehicle 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 LLFA have no objection to the surface water drainage proposal 

but would like to see a detailed drainage plan showing all 

catchments, storage and outfall. 

• Active Travel Requirements are as follows: 
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- Pedestrian warning signage on approach to site access / egress 

of the site 

- Cyclist warning signage on the C4022 west of the junction with 

U4027 

- Cyclist warning signage on the U4027 co located with the horse 

rider warning signage 

 

3.3 The Trees and Woodland Officer has advised that the impact on trees 

has been properly considered and the development could take place in 

accordance with the submitted details without resulting in harm. The tree 

protection measures should be conditioned.  

 

3.4   The Environment Agency have no objections but provided the following 

comments: 

• The proposed development must proceed in strict accordance with 

the submitted FRA and the mitigation measures identified. 

• A pre-commencement condition is recommended requiring the 

submission of a scheme to ensure no additional raising of ground 

levels and to ensure that the finished floor levels of the units are set 

no lower than the levels for the individual plots metres above 

Ordnance Datum (AOD), as recommended in the FRA. 

 

3.5    Lamplugh Parish Council object to the application on the following 

grounds: 

• Lack of clarity within the application on operating season and 

management arrangements. 

• Detrimental impacts on the natural beauty, wildlife and cultural 

heritage of the area. The scale of development is out of character 

with this open countryside location, and static caravans would be 

visible from the PROW with no additional screening proposed. Feel 

a Landscape and Visual Impact Assessment is required. 
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• The proposed use has infrastructure requirements similar to housing 

(wider site roads, drainage modifications and other supporting 

services). 

• The development would have little resilience to climate change and 

have an increased carbon footprint. 

• The upper part of the site was subjected to a fluvial flood in 2021 

according to local knowledge. Site surveys reveal poor performance 

for infiltration with direct water course discharge to Rakegill Beck the 

only solution.  This is contrary to Policy 03 which has a preference 

for genuine Sustainable Drainage Systems. The ground investigation 

report was preliminary and somewhat inconclusive. 

• Impacts on neighbouring trees.  

• Inaccuracies in the management of foul waste on the existing site.  

• Concerns about the ability of surrounding roads to serve the 

proposed development. 

• Concerns the caravans may be used for housing. 

• Insufficient services within Lamplugh to serve the site.  

• Loss of touring caravan pitches contrary to Policy 18. There are no 

nearby touring or camping sites.  Touring pitches and camping were 

removed from the adjacent Inglenook site over ten years ago. 

 

3.6    Natural England have provided four consultation responses on this 

application which can be summarised as follows: 

• Agree there will be no increased release of Phosphorus to the 

environment provided it can be evidenced that towing caravans 

occupied the existing site at the same level of occupancy as the 

proposed static site. 

• If wastewater from the existing site was disposed of outside of the 

NN catchment then Nutrient Neutrality will apply and a full NN 

Calculator and Mitigation Strategy will need to be proposed. 

• The assumption that there is no Phosphorous from black water from 

the existing site has been reflected in the updated HRA report and is 

therefore suitably precautionary in that respect. However, without 
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knowing the previous level of use of the site, and the fact that it was 

closed due to low usage, Natural England advise that a more 

precautionary baseline usage figure should also be considered 

rather than the like-for-like figures used in the report. 

• Agree that upgrading the current septic tank on site, that currently 

treats grey water only, to an improved efficiency package treatment 

plant will lead to a reduction in the greywater P load. 

• However, it is not appropriate to use the septic tank default figures 

from the Nutrient Budget Calculator as this doesn’t acknowledge that 

the existing septic tank only received grey water. It would be 

expected that the effluent load from just grey water would be 

significantly lower than the default value of 11.6mg TP/litre, therefore 

using this figure will overestimate the existing P load inputs. The 

current effluent load discharged by the septic tank should be 

representative of treating just grey water. This can then be 

compared to the proposed new PTP which will be treating both the 

grey and black water. This will determine if the greater treatment 

provided by the new PTP to treat both grey and black water, does 

actually mean there will be a reduction in P load from the current 

less efficient septic tank. 

• It is up to the Local Planning Authority, as the Competent Authority 

under the Habitats Regulations, to determine whether the proposal is 

sufficiently precautionary. However Natural England recommends a 

more precautionary figure for the current baseline usage of the site 

is used, and a more precautionary P load from the current septic 

tank be used which reflects that it is treating just greywater. 

 

3.7   We have received 26 objections which can be summarised as follows: 

• Impact on neighbour amenity: 

- Concerns users of the site may use communal areas maintained 

by private residents on the nearby housing development.  

- Increased noise, waste and traffic. 

• Impact on the character and appearance of the area: 
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- Permanent nature of static caravans. 

- Intensification of the existing use.  

- Views in the surrounding area. 

- Believe a Landscape and Visual Impact Assessment should 

have been submitted.  

- Associated hardstanding and lighting. 

- No improved screening. 

- Loss of tranquillity.  

• Lack of infrastructure in the surrounding area to support the 

business (shops, bus services, playgrounds) and no amenities 

proposed within the site. 

• Concerns about water provision.  

• Waste water management: 

- Information provided is contradictory. 

• Flooding 

• Highways: 

- Existing road network unsuitable for the proposed development 

due to lack of pavements and street lighting and speed of traffic. 

- Increased traffic movements, especially during construction 

phase.  

- Unclear on parking provision.  

- Coast to Coast Cycle Route. 

• Concerns the caravans will be used as permanent dwellings.  

• Impact on surrounding Public Rights of Ways 

• Ecological impacts: 

- Year round occupation would prevent nature from recovering 

during off-seasons. 

- Water pollution.  

- Light pollution. 

- Red squirrels on site. 

• No public benefits. 

• Overdevelopment due to neighbouring large caravan site. 
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• Loss of existing reception building makes it unclear where proposed 

staff members will be stationed and how visitors will check in/report 

issues.  

• Contrary to Policy 18 due to the loss of touring caravan site with no 

alternatives in the area. 

• May discourage long-term residents of Lamplugh and turn the 

community into a seasonal, transient destination lacking year-round 

occupants. 

 

4 Development plan policies and other relevant guidance 

 

4.1 The relevant Development Plan comprises: 

• The Lake District National Park Local Plan 2020-2035 

 

4.2 The following Lake District National Park Local Plan policies are relevant 

to this application: 

• Policy 01: National and international significance of the Lake District 

• Policy 02: Spatial strategy 

• Policy 03: Development and flooding 

• Policy 04: Biodiversity and geodiversity 

• Policy 05: Protecting the spectacular landscape 

• Policy 06: Design and development 

• Policy 08: Infrastructure and developer contributions 

• Policy 11: West Distinctive Area 

• Policy 18: Sustainable tourism and holiday accommodation 

 

• Design Code Supplementary Planning Document 

• Lake District National Park Landscape Character Assessment 

 

4.3 The National Planning Policy Framework (NPPF) sets out the 

Government’s planning policies for England and how these are expected 

to be applied.  It is a material consideration in the determination of 

planning applications. 
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4.4 There is no community plan in this area. 

 

5 Main issues and assessment 

 

5.1 The main issues in this assessment are:  

• Principle  

• Character and appearance of the area 

• Amenity 

• Highways and access 

• Flooding 

• Habitats Regulations Assessment (nutrient neutrality) 

• Pollution control 

• Biodiversity net gain 

• Other matters 

 

 Principle  

 

5.2 The lawful use of the site, as established by a recent lawful development 

certificate, is as a 53 pitch touring caravan site. The use of the land for 

the siting of caravans is well established with the relevant infrastructure 

to support this use still in place on the land including internal roads, 

hardstanding, mains electric and water, and associated built 

development. There is no planning restriction on the period of 

occupation for the existing site, although it is understood that the 

Caravan and Motorhome Club chose to operate the site on a seasonal 

basis. 

 

5.3 While the application site is located within the open countryside, as the 

proposals relate to the change of use of an existing and well-established 

caravan site, to another form of caravan site, they are acceptable in 

principle in this location. 
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5.4   The main policies to consider in relation to this application will therefore 

be policies 11 and 18. 

 

5.5   Policy 11 (West Distinctive Area) states that we will support appropriate 

new caravan and camping sites where proposals are consistent with site 

specific criteria in Policy 18 and other relevant policies. 

 

5.6    Policy 18 seeks to support proposals which deliver a high quality and 

sustainable tourism experience for a range of visitors. To achieve this 

the policy, amongst other things, encourages year-round sustainable 

tourism. Proposals for caravan and camping will only be supported for 

short term holiday letting and where: 

• The proposed development area is located on, or immediately 

adjacent to existing sites, and is consistent with the landscape 

character; and 

• it improves screening, including landscape recovery, and where 

appropriate, reduces the massing and site density of the existing site 

to the benefit of the amenity of the staying visitors of the existing 

sites; and 

• the site has necessary infrastructure capacity, it does not introduce 

inappropriate levels of use to the location, and is well related to the 

existing road network. 

 

5.7   Proposals for year round occupancy on caravan and camping sites will 

be supported where they will not materially affect the character, 

appearance, and amenity of the locality, including the local rights of way 

network and biodiversity. 

 

5.8   Policy 18 states that we will only support the loss of tented or touring 

caravan uses to other forms of caravan and camping accommodation 

where: 

• a good range of caravan and camping accommodation is maintained 

in the local area; and 
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• the proposal would broaden the range and offer of accommodation 

available through the provision of new types of holiday 

accommodation. 

 

5.9   The proposals seek to re-use an existing and well-established caravan 

site. Extensive new native tree planting is proposed throughout the site, 

but particularly along the western and southern boundaries which lie 

adjacent to the public highway and public right of way, improving 

screening of the existing site. The density of the site will also be reduced 

by decreasing the number of pitches from 53 to 44. The siting of static 

caravans on a permanent basis will have differing landscape impacts to 

touring caravans (although it is noted that touring caravans could 

currently visit the site on a year-round basis), and these impacts will be 

considered in the relevant section below.  

 

5.10 The existing site is served by mains water and electric, with telecom and 

broadband connectivity, along with existing internal roads and direct 

highway access. The proposals would also reduce the number of pitches 

on the existing site. I am therefore satisfied that subject to the inclusion 

of a condition restricting the occupation of the caravans to short term 

holiday letting accommodation only, the proposals satisfy the 

requirements of Policy 18. 

 

5.11 The proposals would result in the loss of a touring caravan site and the 

Authority is not aware of any similar accommodation being available 

within the local area, although Felldyke Bunkhouse, a 23 person 

camping barn does lie 200 metres to the south of the site. The Dockray 

site was previously operated by the Caravan and Motorhome Club, one 

of the UK’s largest touring caravan clubs, who took the decision to close 

the site due to lack of demand. Conversely, the neighbouring static 

caravan site is regularly full. I am therefore satisfied that given the 

established lack of demand for touring caravan sites in this location its 

loss would not be harmful to the tourism accommodation offering within 

the local area.  
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5.12 Furthermore, I place weight on the policy support from Policy 11 for new 

caravan sites within this area. As the creation of an entirely new caravan 

site would gain policy support in this location, I consider changing the 

type of caravan on an existing site to be acceptable in principle and in 

accordance with the aims of the Local Plan when read as a whole.  

         

        Character and appearance of the area  

 

5.13 The importance of the National Park landscape is established through 

statute and legal duty, Local Plan policy and national planning policy as 

a material consideration. 

 

5.14 The statutory purposes of the National Parks are of conserving and 

enhancing the natural beauty, wildlife and cultural heritage and of 

promoting opportunities for the understanding and enjoyment of the 

special qualities of those areas by the public (National Parks and Access 

to the Countryside Act 1949). 

 

5.15 The Local Plan reflects the legal framework and affords great weight to 

the conservation and enhancement of the natural beauty and landscape 

of the National Park. 

 

5.16 The NPPF is a material consideration in the determination of this 

application and requires great weight to be given to the conservation of 

designated heritage assets, of which World Heritage Sites are 

recognised as being of the highest significance. 

 

5.17 Local Plan Policies 01 and 05 seek to ensure that the extraordinary 

harmony and beauty of the Lake District landscape and its special 

qualities are conserved and enhanced. All development proposals are 

required to protect or enhance the authenticity, integrity and significance 

of the Lake District. This will be achieved by supporting development 

that ensures the highest level of protection is given to the landscape, 
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and where the type, design, scale and level of activity maintains local 

distinctiveness, sense of place, and where appropriate, tranquillity. A 

long tradition of tourism and outdoor activities and opportunities for quiet 

enjoyment are identified as special qualities of the National Park. 

 

5.18  The application site lies within Area 8: Loweswater, Type G 

Rugged/Angular Slate High Fell as identified within the Landscape 

Character Assessment. A distinctive characteristic of the area is that it is 

predominantly very tranquil with scattered settlements and relatively few 

visitors. Development is discrete and does not intrude on the largely 

rural and agricultural feel to the area. This overall strong sense of 

tranquillity is identified as a landscape sensitivity which is vulnerable to 

potential increases in tourist-related activity and associated traffic. 

 

5.19  Local Plan Policy 06, in conjunction with the Lake District Design Code 

SPD, seeks design excellence in all development, which is to be inspired 

by and contribute to local distinctiveness. Development is required to 

reinforce the importance of local character by having regard to scale, 

height, density, layout, appearance, and materials. 

 

5.20  The existing site is a well-established touring caravan site with 

associated infrastructure including hardstanding and non-traditional 

buildings. The site lies in close proximity to Inglenook, a large static 

caravan site with low boundary features and 43 standard green static 

caravans.  

 

5.21 The change of use from the siting of touring caravans to the siting of 

static caravans would result in a change to the character and 

appearance of the site due to the permanent nature of statics. The 

demolition of the existing buildings and alteration of the site layout would 

also result in a change to the character and appearance of the site. 

 

5.22  The site is located in the open countryside, on the edge of Lamplugh 

with open fields to the north, east and south. However, views of the site 
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from both the highway and public right of way are largely screened by 

the mature trees and hedgerows that enclose the site. The most 

prominent view of the site is from the site entrance, where the existing 

modern buildings and associated hardstanding are visible, but are seen 

in the context of the neighbouring static caravan site.  

 

5.23 Given the very limited public views of the site, existing character of the 

area, proposed additional tree planting, and the lawful use of the site for 

touring caravans on a year-round basis, I do not consider that the 

installation of static caravans on a permanent basis would harm the 

character and appearance of the area in this instance. While the 

proposed caravans would be of a non-traditional design and 

appearance, they would be very similar to those on the neighbouring 

site, with the benefit of significantly more screening. They would also be 

of a uniform appearance, and it is noted that the Authority currently has 

no control over the design or appearance of the touring caravans which 

may visit the site. 

 

5.24  The existing buildings are of no architectural merit and do not contribute 

to local distinctiveness. As such, I am satisfied that their removal would 

have a neutral impact on the character and appearance of the area, as 

would the alterations to the site layout. I do however acknowledge that in 

this open countryside location, the installation of extensive or intrusive 

external lighting does have the potential to result in light pollution and 

harm to dark skies. I therefore consider the installation of external 

lighting should be managed by condition. 

 

5.25  It is not proposed to extend the existing site and indeed the number of 

pitches would be reduced. The nature of the proposed use would be 

very similar to the existing and the change from touring to static 

caravans is likely to reduce the size of vehicles accessing the site. I am 

therefore satisfied that the proposals would not represent an 

intensification of the existing use and given the neighbouring static 
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caravan site, I am satisfied that the proposals would not increase tourist-

related activity and associated traffic in this area.  

 

5.26 I am satisfied that the development proposed is acceptable in terms of its 

impact on the character and appearance of the area and that it satisfies 

the requirements of Local Plan Policies 01, 02, 05, 06, the Design Code 

SPD and the NPPF. 

 

5.27 As I have identified no harm to the character and appearance of the area 

as a result of the proposed development, I have also not identified any 

harm to the Outstanding Universal Value of the English Lake District 

World Heritage Site. I do not consider that any of the three themes 

outlined within the nomination document would be impacted by the 

proposals due to the limited public views, existing character of the area 

and existing use of the site.  

         

        Amenity 

 

5.28 The closest neighbouring dwellings to the application site are those 

located within the recently constructed Mill Fields housing development 

to the north of the site. There is a distance of circa 70 metres between 

the closest neighbouring dwelling and application site, with two public 

highways and the Inglenook Caravan Park located between the housing 

development and application site.  

 

5.29 For the reasons outlined above, I do not consider that the proposals 

would result in an intensification of the existing use, and that the nature 

of the proposed use would be very similar to the existing, with a 

reduction in the number of pitches available on the site.  

 

5.30 Concerns have been raised about the lack of recreational facilities within 

the application site, however I consider that this would further reduce the 

likelihood of large groups congregating and increased levels of noise 

pollution emanating from the site. Visitors to the site would be aware of 
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the available facilities before booking and given the site’s location on a 

national cycle route and adjacent to a public right of way within the 

National Park, I consider it unlikely that users of the proposed 

development would intrude upon privately maintained spaces within the 

nearby housing development. Concerns about increased traffic 

movements will be covered in the relevant section below.  

 

5.31  Two agricultural holdings with associated farmhouses lie to the east of 

the site, over 100 metres from the application site. I am satisfied that 

given the degree of separation, intervening screening, and existing use 

of the site, the proposed development would not have an unacceptable 

impact on the amenity of these dwellings as a result of overlooking, 

overbearing effect or noise pollution. 

 

5.32 The application site is separated from the neighbouring public right of 

way by circa 20 metres, with mature vegetation and Rakegill Beck in the 

intervening space. The nature of the proposed use would be very similar 

to the existing and I am satisfied that the proposed development would 

not impact upon the amenity of users of the public right of way.  

 

5.33 The development is acceptable in terms of its impact on amenity and 

satisfies the requirements of Local Plan Policy 06, the Design Code SPD 

and the NPPF. 

 

        Highways and access 

 

5.34 The application site is served by an existing wide access off the public 

highway. The proposals would reduce the number of units on the site 

from 53 to 44 and the shift from touring to static caravans makes it likely 

that smaller and lighter vehicles would be accessing the site.  

 

5.35  The Local Highway Authority have confirmed that they have no 

objections, subject to a condition requiring the submission of visibility 

splays which are to then be maintained. They have also requested 
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additional highway signage to warn highway users of pedestrians and 

cyclists. I consider it appropriate to condition these details. While the 

land on which the signs would be installed does not lie within the 

applicant’s control, it does lie within the Local Highway Authority’s 

control, and as it is the LHA who have requested the condition, I am 

satisfied that it is possible and likely for the requirements of the condition 

to be met.   

 

5.36 Many of the objections received have raised concerns about the ability of 

the surrounding rural roads to support the proposed development. 

However these concerns are not shared by the Local Highway Authority 

and as stated above, I do not consider that the proposals would result in 

an intensification of the existing use.  

 

5.37 Concerns have also been raised about the proposed level of parking 

provision. The proposed site plan indicates that each unit would be 

served by sufficient parking space for at least one car, if not two on most 

plots. I consider the proposed level of parking to be sufficient for the two 

and three bedroom units proposed.  

 

5.38 I am satisfied that the proposed development would not have an 

unacceptable impact on highway safety. 

        

         Flooding 

 

5.39 The majority of the application site is located within Flood Zone 1, 

however the bank and area adjacent to Rakegill Beck is classified as 

Flood Zone 3a. The site is not identified as being at risk of surface water 

flooding. Some of the objections received in response to this application 

have stated that the land to the north of the site has been known to 

flood, but details of this have not been provided and it has not been 

recorded on any of the usual map sources.  
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5.40 For the purposes of the NPPF, the use of the land as a caravan site falls 

within a more vulnerable use class, however as noted within the 

submitted Flood Risk Assessment, as the site is an existing caravan site, 

an exception test is not required in this instance. The FRA also 

concludes that given the authorised use of the site and existing 

hardstanding, the proposed development would not result in a reduction 

in the volume of flood water that would be on the site in a flood. The 

proposed site layout has been designed to move caravan pitches further 

away from the beck and increase tree planting between the site and 

watercourse.  

 

5.41  In relation to flood warnings, the FRA concludes that as large parts of 

the site are not located within Flood Zones 2 or 3, in the event of a flood 

alert or flooding commencing alongside the beck, it would not be 

necessary to leave the site and site users would only have to move away 

from the part of the site near the beck. In the event of a fluvial flood, it 

would still be possible to access the site through the entrance as this 

would not be affected. Similarly, local roads would also be unaffected. 

 

5.42 A drainage strategy has been designed to avoid, reduce and delay the 

discharge of rainfall to public sewers and watercourses in order to 

protect watercourses and reduce the risk of localised flooding, pollution 

and other environmental damage. In this instance, runoff water will be 

stored and attenuated to match the pre-development greenfield QBAR 

rates, with controlled discharge directed from suitably sized subsurface 

storage crates to the adjacent watercourse (Rakegill Beck). The Lead 

Local Flood Authority have confirmed that they have no objection to this 

surface water drainage proposal subject to the submission and approval 

of a detailed drainage plan showing all catchments, storage and outfall.  

 

5.43 The Environment Agency have confirmed that they have no objections 

subject to a pre-commencement condition requiring the submission of a 

scheme to ensure no additional raising of ground levels and to ensure 

that the finished floor levels of the units are set no lower than the levels 
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for the individual plots metres above Ordnance Datum (AOD), as 

recommended in the FRA. 

 

5.44 I am satisfied that subject to the conditions requested by the LLFA and 

EA, the proposed development would be safe from the impacts of 

flooding and would not increase the risk of flooding elsewhere. The 

development accords with the requirements of Local Plan Policy 03 and 

the NPPF.  

         

         Habitats Regulations Assessment (nutrient neutrality) 

 

5.45 The application site lies within the catchment of the River Derwent and 

Bassenthwaite Lake Special Area of Conservation (the catchment of 

Bassenthwaite Lake (River Derwent and Tributaries Site of Special 

Scientific Interest unit 1) as identified by Natural England as a European 

protected site requiring nutrient neutrality strategic solutions.  

 

5.46 We are required as the Competent Authority under the Conservation of 

Habitats and Species Regulations 2017 (Regulation 63) to carefully 

consider the nutrients impacts of any new development proposals on 

habitats sites to avoid adverse effects occurring as a result of the 

release of nutrients into this catchment.  

 

5.47 The existing site is served by a non-compliant septic tank which accepts 

grey water and drains to a drainage field. Foul (black) water is 

discharged to a holding tank, from which point it is collected and 

removed from site and presumably disposed of outside of the catchment.  

 

5.48 Following discussions with the Local Planning Authority and Natural 

England, the applicant has submitted an amended Habitat Regulations 

Assessment which takes account of the existing split drainage system, 

with the baseline figure provided excluding the black water contribution 

as it is not believed that this currently discharges within the site. It has 

not been possible to make this adjustment within the Nutrient Calculator 
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as it does not allow black and grey water discharges to be input 

separately. 

 

5.49  Taking into account the adjusted baseline and that the proposed 

development would now introduce foul water discharge into the site, the 

HRA concludes that the replacement of the existing non-compliant septic 

tank with a modern package treatment plant would provide betterment 

on the existing situation and mitigation in excess of the requirements for 

the proposed re-development of the site. As such, Nutrient Neutrality can 

be achieved.  

 

5.50  Natural England have requested that a more precautionary approach be 

adopted, with the baseline calculated from actual previous occupancy 

figures, rather than the authorised capacity of the site. These figures are 

not available as the site is now under different ownership, and as the site 

could be lawfully occupied at anytime by 53 touring caravans, I consider 

it reasonable and appropriate to take the authorised capacity figure as 

the baseline. 

 

5.51 Natural England did confirm within their response that it is up to the Local 

Planning Authority, as the Competent Authority under the Habitats 

Regulations, to determine whether the proposal is sufficiently 

precautionary. I am therefore satisfied that, having regard to the nature 

and scale of the proposals as well as the details submitted as part of the 

application, it is possible to rule out a likely significant effect from the 

development on the relevant habitats site and as such the proposals are 

in accordance with Policies 01 and 04, the NPPF and the Conservation 

of Habitats and Species Regulations 2017.  

 

        Pollution control 

 

5.52  It is a well-established principle of the planning system that it should 

operate on the basis that related regulatory controls should not be 
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duplicated. The NPPF states that planning decisions should assume that 

these regimes will operate effectively. 

 

5.53  In this case it is reasonable to conclude that the discharge from the 

treatment plant will be satisfactorily regulated by the pollution control 

regime. 

 

        Biodiversity Net Gain (BNG) 

 

5.54  The development proposed is subject to the legal requirement to 

demonstrate BNG. Should permission be granted it will be subject to the 

mandatory BNG condition and a biodiversity net gain plan would need to 

be submitted and approved prior to the commencement of development. 

An informative should be attached to the decision notice accordingly. 

 

5.55  It is proposed to provide onsite BNG through the creation of other 

neutral grassland, creation of new mixed scrub to the roadside, planting 

a new native species hedgerow, planting trees and enhancing the 

watercourse habitat by moving the existing pitches and hardstanding 

further away from the watercourse, reducing bankside encroachment 

and enhancing existing areas of hardstanding to neutral grassland. 

 

5.56  I consider that the proposed onsite gains are significant and therefore a 

condition to secure the gains for a minimum period of 30 years is 

required. 

 

        Other matters 

 

5.57  As has been highlighted above, the boundaries of the site are 

characterised by mature trees which largely screen it from wider views. 

The arboricultural impact assessment and tree protection plan submitted 

in support of this application confirms that the proposed development 

layout will not require the removal of any significant trees. The removals 

which are required are of smaller trees which are located within the 
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central areas of the existing site and all boundary trees and mature 

trees/groups will be retained. The Trees and Woodland Officer has 

confirmed that they have no objections subject to a condition securing 

the proposed tree protection measures. 

 

5.58  Objections received in response to this application have raised concerns 

about how year-round use of the site may impact local habitats and 

protected species. There is currently no restriction on the operating 

months of the existing site and while previous owners may have chosen 

to run the site on a seasonal basis, year-round use of the site is currently 

lawful.  

 

5.59  A preliminary ecological assessment has been submitted in support of 

this application and confirms that there are no statutory or non-statutory 

sites which are connected to the site such that site development would 

directly or indirectly affect the dispersal of species between them or 

directly impact upon their integrity. The habitats on site do not represent 

or are linked to those found in any of the statutory or non-statutory sites 

locally. While objections have raised concerns about impacts of the 

development on red squirrels using the site, the survey did not identify 

any dreys onsite in trees or in boundary woodland. I am satisfied that 

subject to the mitigation/recommendations within section 7 of the 

ecological assessment, the proposed development would be acceptable 

in relation to biodiversity and geodiversity, in accordance with the 

requirements of Local Plan Policy 04 and the NPPF. 

 

6 Conditions 

 

6.1 I have included the standard time, plans and BNG conditions for the 

avoidance of doubt. Details relating to surface water drainage and 

finished levels have also been conditioned as requested by the Lead 

Local Flood Authority and Environment Agency to ensure the 

development is safe in relation to flooding. The proposed tree protection 

measures have been conditioned to protect the retained trees on site. 
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Conditions requested by the Highway Authority in relation to new 

signage and visibility splays have also been included for highway safety 

reasons. A landscaping condition has been included to secure the 

proposed soft landscaping, including tree planting which provides 

additional screening of the development. A condition requiring the 

approval of external lighting is included to protect dark skies. Conditions 

restricting the number, design and occupation of the caravans are 

recommended to protect the character and appearance of the area and 

comply with Policy 18. Compliance with the mitigation measures 

recommended within the ecological assessment has also been 

conditioned to ensure the development does not result in adverse 

ecological impacts.  

 

7 Conclusion 

 

7.1 Having regard to the provisions of the development plan, in particular 

Lake District National Park Local Plan Policies 01, 02, 03, 04, 05, 06, 08, 

11 and 18, the Design Code SPD and other material considerations 

(including the provisions of the NPPF), the development is considered to 

be acceptable, subject to the conditions recommended. 

 

Recommendation:  APPROVE with conditions 

 

Conditions/Reasons 

 

TIME LIMIT FOR IMPEMENTATION 
 
1 The development hereby permitted shall be commenced before the 

expiration of THREE years from the date hereof. 
 
REASON:   Imposed in accordance with the provisions of Section 91 
of the Town and Country Planning Act, 1990. 

 
APPROVED PLANS AND DETAILS 
 
2 The development hereby permitted shall not be carried out otherwise 

than in conformity with the following submitted plans and details received 
by the Local Planning Authority: 
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Drawing no. 25013 P101 - Site Location Plan 
Drawing no. 25013 sk3 - Proposed Site Plan 
Drawing no. 25013 P103 - Reception Building 
Caravan Details  
Habitat Regulations Assessment Screening (dated 21.01.2026) 
Flood Risk Assessment and Drainage Strategy 
 
REASON: For the avoidance of doubt. 

 
BIODIVERSITY NET GAIN 
 
3 The Biodiversity Gain Plan to be submitted for approval as required by 

the statutory Biodiversity condition, shall include a Habitat Management 
and Monitoring Plan (the "HMMP") to include:  

 
(a) a non-technical summary;  
(b) the planned habitat creation and enhancement works to create or 
improve habitat to achieve the biodiversity net gain in accordance with 
the approved Biodiversity Gain Plan;  
(c) a timetable for those works in (b) above to be carried out;  
(d) the management measures to maintain habitat in accordance with 
the approved Biodiversity Gain Plan for a period of 30 years from the 
completion of development; and  
(e) the verification and monitoring methodology and frequency in respect 
of the created or enhanced habitat, including the timetable for such 
monitoring to be submitted to the local planning authority,   
 
Notice in writing shall be given to the local planning authority when the:  
(a) HMMP has been implemented; and  
(b) habitat creation and enhancement works as set out in the HMMP 
have been completed.  
 
The enhanced habitat specified in the approved HMMP shall be 
managed and maintained in accordance with the approved HMMP 
thereafter for a period of 30 years commencing from the date the local 
planning authority receives verification that the habitat creation and 
enhancement works have been completed.  
 
Monitoring reports shall be submitted to local planning authority in writing 
in accordance with the methodology and frequency specified in the 
approved HMMP.  
 
If verification or monitoring identifies that:  
- the target habitat condition set out in the Biodiversity Gain Plan has not 
been reached within the timescale indicated, or   
- the habitat has declined from its target condition within the 30 year 
period,  

  
then:  



Lake District National Park Authority Development Control Committee – 3 June 2026 

7/2025/4077 

 
- a scheme of remedial interventions to secure or resecure the target 
habitat condition, or  
- an alternative Biodiversity Gain Plan which delivers at least equivalent 
biodiversity net gain shall be submitted to the Local Planning Authority 
for approval.  
 
REASON: To ensure the development delivers a biodiversity net 
gain on site in accordance with Schedule 7A of the Town and Country 
Planning Act 1990, Policy 04 of the Lake District National Park Local 
Plan 20202035 and the Biodiversity Supplementary Planning Document. 
Schedule 7A requires that where an applicant relies upon a significant 
increase in onsite habitat biodiversity value, the habitat enhancement 
should be maintained for at least 30 years after the development is 
completed. 

 
RESTRICTIONS ON APPROVED CARAVANS 
 
4      The caravans hereby permitted shall not be occupied otherwise than for 

short term holiday letting purposes and shall not be occupied as a 
person’s sole or main place of residence. The owner/operator shall 
maintain an up to date register of the names and addresses on the 
occupiers of the caravans and shall make the register available at all 
reasonable times to the Local Planning Authority upon request. 
 
REASON:  To ensure that the caravans are occupied as holiday 
accommodation only in accordance with Policies 02 and 18 of the Lake 
District National Park Local Plan 2020-2035. 

 
5 Not more than 44 caravans shall be sited at any one time on the land 

edged red on the submitted plan. 
 
REASON: For the avoidance of doubt and to safeguard the 
amenities of the area in accordance with Policies 01, 05 and 18 of the 
Lake District National Park Local Plan 2020-2035. 
 

6 None of the caravans hereby permitted shall be replaced by any other 
structures or caravans differing from the approved details, unless and 
until details of the size, design and colour of such replacements have 
first been approved in writing by the Local Planning Authority. 
 
REASON:  For the avoidance of doubt and to safeguard the visual 
amenities of the area in accordance with Policies 05, 06 and 18 of the 
Lake District National Park Local Plan 2020-2035 
 

FLOODING AND DRAINAGE 
 
7 No development shall take place until a detailed surface water drainage 

plan has been submitted to and approved in writing by the Local 
Planning Authority. 
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The above plan shall incude all catchments, storage and outfall points.  
 
The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed and so 
maintained thereafter. 
 
REASON: Before work starts on site details need to be agreed to secure 
the sustainable management of surface water runoff in accordance with 
Policy 03 of the Lake District National Park Local Plan 2020-2035 and 
the National Planning Policy Framework. 
 

8 Prior to the commencement of the development hereby permitted a 
scheme to ensure no additional raising of ground levels and to ensure 
that the finished floor levels of the units are set no lower than the levels 
for the individual plots metres above Ordnance Datum (AOD), as 
recommended in the FRA, shall be submitted to, and approved in writing 
by, the Local Planning Authority. 
 
The scheme shall include a plan and section construction details 
showing how the oversite(s) will be constructed and modified for the 
various static caravan plots to ensure that  
the floor level of units can be achieved without flood risk detriment.  
 
The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed and so 
maintained thereafter. 
 
REASON: Before work starts on site details need to be agreed to 
ensure that there are no detrimental impacts to flood storage or flood 
flow routes in accordance with Policy 03 of the Lake District National 
Park Local Plan 2020-2035 and the National Planning Policy Framework. 
 

 
HIGHWAYS 
 
9 The development shall not be brought into use until visibility splays 

providing clear visibility of 215 metres measured 2.4 metres down the 
centre of the access road and the nearside channel line of the 
carriageway edge have been provided at the junction of the access road 
with the county highway.  Notwithstanding the provisions of the Town 
and Country Planning (General Development)(England) Order 2015 (or 
any Order revoking and re-enacting that Order) relating to permitted 
development, no structure, vehicle 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. 
 
REASON :  In the interests of highway safety in accordance with 
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Policy 08 of the Lake District National Park Local Plan 2020-2035. 
 

10 Prior to the first use of the development hereby permitted details of the 
following shall be submitted to and approved in writing by the Local 
Planning Authority: 
-  Pedestrian warning signage on approach to site access / egress of the 
site 
- Cyclist warning signage on the C4022 west of the junction with U4027 
- Cyclist warning signage on the U4027 co located with the horse rider 
warning signage 
 
The signage shall subsequently be installed in accordance with the 
approved details prior to the first use of the development and so 
maintained thereafter. 
 
REASON :  In the interests of highway safety in accordance with 
Policy 08 of the Lake District National Park Local Plan 2020-2035. 

 
TREES AND LANDSCAPING 
 
11 Prior to the commencement of the development hereby permitted, tree 

protection measures shall be put in place in accordance with the 
approved details as set out in the submitted Arboricultural Impact 
Assessment dated 10/09/2025 and detailed on drawing no. 25013 sk3 
(Tree Constraints/Protection Plan). 
  
Five working days prior to the commencement of the development, the 
applicant/developer shall notify the Local Planning Authority in writing 
when the tree protection measures are in place so that they can be 
inspected and agreed in writing by the Local Planning Authority.   
  
All tree protection measures shall be retained for the duration of works.   
  
REASON:     To minimise the risk of damage to nearby trees, protection 
measures need to be in place before work starts on site and maintained 
during the construction period in accordance with Policies 04, 05 and 06 
of the Lake District National Park Local Plan 2020-2035. 

 
12 Not later than 12 months from the substantial completion of the 

development, landscaping of the site shall be undertaken in accordance 
with the details shown on drawing no. 25013 sk3 (Proposed Site Plan). 
 
Any trees or plants which, within a period of five years thereafter, die, are 
removed or become seriously damaged or diseased shall be replaced in 
the next planting season with others of similar sizes and species unless 
the Local Planning Authority gives written consent to any variation. 
 
The planting shall thereafter be maintained in accordance with a 
management plan which has first been submitted to and approved in 
writing by the Local Planning Authority, or such management plan as the 



Lake District National Park Authority Development Control Committee – 3 June 2026 

7/2025/4077 

Local Planning Authority may from time to time approve thereafter.  The 
first management scheme shall be submitted to the Local Planning 
Authority not later than 12 months after the approval of the planting 
schedule required above. 
 
REASON: To safeguard the visual amenities of the area in 
accordance with Policies 05 and 06 of the Lake District National Park 
Local Plan 2020-2035. 
 

13 Details of any external lighting shall be submitted to, and agreed in 
writing by, the Local Planning Authority prior to installation. Such lighting 
shall be maintained in accordance with the approved details thereafter. 
 
REASON: In order to minimise the effects of external lighting upon 
the special qualities of the Lake District National Park, including the 
tranquillity and intrinsically dark landscape of the open countryside in 
accordance with Plan Policies 01 (national and international significance 
of the Lake District), 05 (protecting the spectacular landscape) and 06 
(design and development) of the Lake District National Park Local Plan 
2020-2035. 

 
ECOLOGY 
 
14 The development hereby permitted shall not be undertaken other than 

strictly in accordance with the mitigation and recommendations detailed 
in Section 7 of the submitted preliminary ecological appraisal. 
 
REASON:  To minimise the risk of unacceptable harm or disturbance to 
protected species and habitats in accordance with Policy 04 of the Lake 
District National Park Local Plan 2020-2035. 
 

 
NPPF decision notice requirements 

 

Town and Country Planning (Development Management Procedure) 

(England) Order 2015 Article 35(2) statement. 

 

The Local Planning Authority have worked with the applicant in a positive and 

proactive manner by seeking solutions to problems arising in relation to 

dealing with the application by requesting additional information in relation to 

nutrient neutrality requirements. 
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Background papers 

 

Background papers are available for inspection on the planning application file 

unless otherwise specified on that file as confidential by reasons of 

financial/personal circumstances in accordance with the Local Government 

(Access to Information) Act 1985.
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Dockray Meadow Caravan Park, Lamplugh, 

Cumbria, CA14 4SH

Change of use of land to static caravan site and 

removal of redundant former reception building and 

associated site works
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