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Executive Summary 
 
 
The West Cumbria Economic Blueprint and the emerging Allerdale Local Plan 
Core Strategy both identify the Lillyhall Estate as having a significant role to 
play in revitalising the local economy and creating new employment associated 
with the nuclear and renewable energy sectors.   
 
However it is recognised that some areas of the Estate have low market 
demand and therefore incentives are required to facilitate development. With a 
scenario of reduced levels of public sector finding, the Council must consider 
ways in which it can use powers available to it in order to lever-in investment 
from the private sector. 
 
The Council consider that a Local Development Order could be used to 
stimulate interest and new investment in the Estate. The Planning and 
Compulsory Purchase Act 2004 enables local planning authorities to use them 
to amend national permitted development rights in order to allow certain types 
of development to proceed without the need for planning permission. 
 
Negating the need for planning permission would be a very strong marketing 
point for the Estate. Reducing the financial and time costs associated with 
submitting planning applications could enhance its attractiveness from the 
perspective of potential inward investors. 
 
The Council is satisfied that appropriate regulatory controls can be put in place 
to ensure that a standard of development that maintains the character and 
appearance of the area can be achieved. These controls would be very light 
touch in order to ensure that the Local Development Order would have palpable 
benefit, but would avoid a scenario where the market had full and unimpeded 
control.  
 
The technical details of the Local Development Order are outlined in section 4. 
A draft of the proposed provisons and areas of operation are included in 
Appendices A and B. 
 
The Council intend to conduct a full consultation exercise in compliance with 
the publicity and consultation requirements of Article 34 of the Town and 
Country Planning (Development Management Procedure) (England) Order 
2010 (DMPO). A copy of Article 34 is included in Appendix E. 
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1. Purpose of this report 
 

1.1 Allerdale Borough Council is proposing to make a Local Development 
Order for the Lillyhall Estate.  

1.2 Article 34 of the Town and Country Planning (Development Management 
Procedure) (England) Order (DMPO) 2010 paragraph (1) outlines that 
where a local planning authority propose to make a Local Development 
Order they shall first prepare a:  

(a) A draft of the Order; and 

(b) Statement of their reasons for making the Order 
 
A draft of the Local Development Order is provided at Appendix A. 

1.3 Article 34 paragraph (2) of the DMPO states that the statement of 
reasons shall contain a: 

(a) Description of the development which the Order would permit and; 

(b) Plan or statement identifying the land to which the Order would 
relate. 

The text in this document acts as the statement of reasons for making 
the Local Development Order.  A Map identifying the area of land to 
which the Order relates is included in Appendix B. 

1.4 The process governing the preparation and the implementation of Local 
Development Orders is outlined in DCLG Circular 01/2006 ‘Guidance on 
Changes to the Development Control System’. The procedure is 
illustrated in Appendix C. 

 
 
 
2. Introduction 
 
2.1. West Cumbria, like many other regions in England and Wales whose 

economies were historically reliant on traditional industries, has struggled 
to recover from the effects of deindustrialisation. The loss of traditional 
industries, notably coal/iron ore extraction and iron/steel production, has 
left a legacy of socio-economic problems.  

2.2. Industrial restructuring has had a number of adverse consequences for 
West Cumbria. From a social perspective, there are above average rates 
of long-term unemployment and economic inactivity. From an economic 
perspective, the geographical remoteness of the area from strategic 
transport networks has made it difficult to attract replacement industries.  
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2.3. West Cumbria has been the subject of a series of public sector driven 
economic development initiatives since the late 1980’s. These have 
generally sought to improve the attractiveness and competitiveness of 
the area via combination of capital projects to upgrade the quality of 
commercial land and property in the area with relocation incentives, and 
revenue projects to address worklessness, improve employability and 
upgrade skills.  

2.4. The current economic development strategy is the West Cumbria 
Economic Blueprint, whose focus is on facilitating growth in the nuclear 
and renewable energy sectors. It seeks to build on the nuclear expertise 
that exists within the area in relation to engineering, generation, 
decommissioning and environmental remediation and use this as a ‘lever’ 
to encourage businesses involved in the industry to locate to the area.  

2.5. The West Cumbria Economic Blueprint also seeks to take advantage of 
the expanding climate change and low carbon economy sector by 
exploiting economic opportunities linked to renewable power generation. 
West Cumbria has significant renewable energy resources due to a 
combination of factors including location, climate and topography. Taking 
advantage of these natural assets, the tactic is to promote the area as a 
centre for research and development. 

 
 
3. Background to the preparation of the Local Development Order 
 
3.1 The Lillyhall Estate is the largest employment site in Allerdale and is one 

of the most attractive in West Cumbria in market terms. The West 
Cumbria Economic Blueprint and the emerging Allerdale Local Plan Core 
Strategy identify the Estate as one of the principle employment sites in 
West Cumbria with the necessary attributes to be attractive to 
businesses operating within nuclear and renewable energy sectors. 

3.2 The West Cumbria Economic Blueprint strategy promotes the creation of 
business ‘clusters’ – encouraging the co-location of business involved in 
research and development, manufacturing and supply chains within 
nuclear and renewable energy sectors - on the best strategic 
employment sites in the area. A consistent theme in the West Cumbria 
Economic Blueprint strategy is the provision of the right business 
‘environment’ (i.e. the right sites, buildings, setting and financial 
incentives) in order to attract inward investment. 

3.3 Recent studies have concluded that the current quality of buildings, 
infrastructure and environment on particular areas of the Estate renders 
them unattractive to potential investors. This has been identified in the 
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West Cumbria Economic Blueprint as potential threat to the success of 
the creation of business clusters and the overall strategy for the Estate.  

3.4 Traditionally public sector funding has been used to ‘pump prime’ private 
sector investment in the Estate. However the Coalition governments 
recent Spending Review will result in a much-reduced funding pot for 
economic development initiatives. The Government recognise that 
incentives will continue to necessary in order attract businesses and 
inward investment in economically depressed areas. They have 
encouraged public sector organisations, including local planning 
authorities to consider the use of ‘alternative approaches’ in order to 
lever in investment from the private sector to offset the reduction in 
public sector funding. Local Development Orders, introduced as part of 
the Planning and Compulsory Purchase Act 2004, have been cited as an 
example of such an alternative approach.  

3.5 Some forms of minor development are already deemed ‘permitted 
development’ at the national level through the Town and Country 
Planning (General Permitted Development) Order 1995 (as amended) 
and therefore, do not require planning permission. Local planning 
authorities can use Local Development Orders to amend these 
regulations at a local level to permit a greater range and scale of 
development. It is the Governments view that by removing the concerns 
pertaining to the cost (financial and time) and uncertainties associated 
with submitting a planning application, Local Development Orders can 
act as an incentive to inward investment.  

 
 
4. Provisions of the Local Development Order 
 
4.1 The attractiveness of Lillyhall to potential inward investors and 

developers must be maintained and enhanced in order to fulfil the 
aspirations of the West Cumbria Economic Blueprint. This could be 
achieved by introducing a Local Development Order that simplified the 
planning process in relation to:  

• The construction of new buildings for industrial, warehouse and 
office uses  

• Extending existing buildings used for industrial, warehouse and 
office purposes 

• The change of use of existing buildings between industrial, 
warehouse and office uses  

4.2 The permitted development rights for industrial, warehouse and office 
development are set out under Parts 8 and 41 of the General Permitted 
Development (Amendment) (England) Order 1995 (as amended). In the 
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case of industrial/warehouse development the gross floor area of new 
buildings is restricted to 100 square metres and for extensions, an 
increase of 25% of the existing floor space or 1000 square metres 
(whichever is the lesser). In the case of office development there are no 
permitted development rights for the erection of new buildings and the 
gross floor area of new extensions is restricted to an increase of 25% of 
the existing floor space or 50 square metres (whichever is the lesser). 

4.3 The Lillyhall Local Development Order proposes to modify the nationally 
prescribed permitted development rights to allow the construction of 
larger industrial, warehouse and office buildings within the area of the 
Estate (identified in Appendix B) without the need for planning 
permission. The provisions of the Order would allow the construction of 
new industrial, warehouse and office buildings of up to 1,500 square 
metres gross internal floor space without the need to submit a planning 
application.  

4.4 The Lillyhall Local Development Order proposes to modify the nationally 
prescribed permitted development rights to allow the larger extensions to 
existing industrial, warehouse and office buildings within the area of the 
Estate (identified in Appendix B) without the need for planning 
permission. The provisions of the Order would allow extensions to 
existing industrial, warehouse and office buildings of up to 1,500 square 
metres gross internal floor space without the need to submit a planning 
application.  

4.5 The minimum floorspace for office buildings permissible under the terms 
of the Order is restricted to 500 square metres. This is to prevent the 
construction of and of small office buildings which planning officers 
considered should be directed to town centre locations in the first 
instance. The purpose of the Order is to facilitate the construction of 
large-format office development that is unlikely to be accommodated 
within town centres. 

4.6 Given the scale, form and massing of existing development on the 
Estate, it is considered that development of the scale permitted by the 
Order could be assimilated into the setting of the Estate without any 
significant adverse visual/landscape impact 

4.7 The permitted change rights for industrial/warehouse and office uses are 
set out in the Town and Country Planning (Use Classes) Order 1987 (as 
amended). Exiting buildings used for B1 (Business) uses can be used for 
B8 (Storage and Distribution) uses without the need to apply for planning 
permission providing the floorspace does not exceed 235 square metres. 
Exiting buildings used for B2 (General Industrial) uses can be used for 
both B1 (Business) and B8 (Storage and Distribution) uses providing the 
floorspace does not exceed 235 square metres. Exiting buildings used for 
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B8 (Storage and Distribution) uses can be used for B1 (Business) uses 
providing the floorspace does not exceed 235 square metres. 

4.8 The Local Development Order proposes to modify the nationally 
prescribed permitted change rights to allow the flexible change of use of 
existing buildings within the area of the Estate (identified in Appendix B).  
The provisions of the Order would allow the change of use between B1 
(Business), B2 (General Industrial) and B8 (Storage and Distribution) 
without the need to submit a planning application providing the floorspace 
does not exceed 1500 square metres. 

5. Area covered by the Local Development Order 
 

5.1 Notwithstanding the fact that the Lillyhall Estate extends over a 160 
hectares, the Council consider that a Local Development Order would 
only be effective in locations where there has been market interest. 
Whilst the provisions of the proposed Order offer real incentive, its scope 
is unlikely to be sufficient under current market conditions to facilitate 
investment and development in the low-demand areas of the Estate.  

5.2 On this basis, the Council has determined that in the current economic 
climate a Local Development Order would have the greatest impact and 
effectiveness in the northern-eastern part of the Estate, where local 
development agencies report that interest is highest. 

5.3 The proposed Order, therefore, has been prepared to cover 
approximately 14.0 ha area of land, which is bounded by Joseph Noble 
road and Branthwaite road. A map illustrating the proposed area of 
operation is provided in Appendix B. 

 
 
6. Benefits of adopting the Local Development Order 
  
6.1 The preparation and adoption of a Local Development Order has clear 

economic and environmental benefits for the Lillyhall Estate. It would 
make a significant contribution to the achievement of the aims and 
objectives for the set out in both in the West Cumbria Economic Blueprint 
and the emerging Allerdale Local Plan Core Strategy 

6.2 The objectives are twofold: firstly, cementing the position of Lillyhall as 
one of the principle strategic employment sites in West Cumbria and 
secondly, creating the necessary business ‘environment’ to attract the 
business clusters associated with the nuclear and renewable energy 
sectors.    

6.3 The benefits offered by the Lillyhall Local Development Order would be:  
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• Planning deregulation would enable the Estate to be promoted as a 
site for enterprise and investment, thereby improving it marketability 
at local, regional and national scales. 

• Permitting types of ‘impact-neutral’ development that would be in-
keeping with the scale and character of existing buildings on the 
estate, thereby reducing:  

o The financial and time costs to developers associated with 
preparing and submitting planning applications. 

o The burden on the local planning authority, parish councils and 
consultees in dealing with applications 

 
7. Environmental Impact Assessment (EIA) Screening 
 
7.1 The Town and County Planning (Environmental Impact Assessment) 

(England and Wales) Regulations 2011 set out the forms and size 
thresholds of development that require an Environmental Impact 
Assessment (EIA). These are split into two categories: Schedule 1 and 
Schedule 2, with the former category having potentially the greatest level 
of impact on the environment. 

7.2 Article 34 paragraph 13 part (b) of the Town and Country Planning 
(Development Management Procedure) (England) Order (DMPO) 2010 
states that an Local Development Order cannot be made that permits 
Schedule 1 development. Therefore the types of development 
constituting Schedule 1 are excluded from the provisions of the Lillyhall 
Local Development Order. 

7.3 An Order may be made that permits Schedule 2 development. However 
it must be subject to a Screening Opinion to determine whether it 
requires an EIA. If the proposed area of operation is located within a 
‘sensitive area’ and/or the development permitted is deemed likely to 
have significant effects on the environment then the Order will require an 
EIA and would need to be accompanied by Environmental Statement. 

7.4 The area covered by Lillyhall Local Development Order is not located 
within a sensitive area but would permit Schedule 2 development by 
virtue of the size of the floorspace allowance. Therefore it will need to be 
the subject of a formal screening opinion to establish whether the 
development permitted by the Order would require an EIA.  

7.5 On the 3 August 2012 Allerdale Borough Council determined that the 
development proposed in the Lillyhall Local Development Order would 
not constitute EIA development and therefore is not required to be 
accompanied by an ES. A copy of the screening opinion is included in 
Appendix E.  
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8. Consultation on the LDO 

 
8.1 The Council will adopt an approach to consultation which seeks support 

for the concept of the Lillyhall Local Development Order and its 
objectives, both among the direct participants; the communities affected; 
and wider stakeholders. 

8.2 The Council will comply with the publicity and consultation requirements 
of Article 34 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2010 (DMPO). Article 34 
outlines the minimum consultation requirements for a Local Development 
Order and is provided in its entirety at Appendix D for reference. 

8.3 Following the expiry of the consultation period all responses received will 
be recorded, analysed and assessed in a Statement of Community 
Involvement report which will inform the final version of the Order that will 
be submitted to the Council’s Development Panel and Executive 
Committee seeking a resolution to submit to the Secretary of State in 
accordance with the requirements of the DMPO. 



 10 

APPENDIX A 
 
LILLYHALL LOCAL DEVELOPMENT ORDER 
 

1. This Local Development Order relates to the area within the Lillyhall 
Estate, as outlined in red on the map contained within Appendix B. 

2. The Order grants planning permission, subject to compliance with certain 
criteria, for the erection, extension or alteration of an office building, 
industrial building or warehouse  

3. The Order, and the terms within it, will be active for a period of three years 
following the day of its adoption, and will expire following this period. The 
Order will therefore cease to apply following the third anniversary of the 
adoption of the Order. 

4. Development which has started under the provision of the Order will be 
allowed to be completed in the event the Order is revoked or revised. 

5. Development which has started under the provision of the Order prior to its 
expiry can be completed following the expiry of the Order. 

6. The developments that have taken place under the Order will therefore be 
allowed to continue to operate but no new developments will be allowed 
under the terms of the Order following its expiry without planning 
permission. 
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INDUSTRIAL, WAREHOUSE AND OFFICE DEVELOPMENT 
 
Class A 
Permitted Development: 
 
The erection, extension or alteration of an office building, industrial building or 
warehouse  
 
Development is not permitted if: 
  
A.1 Development is not permitted by Class A if – 
 

a) The building erected, extended or altered would be used for purposes 
other than those identified under Classes B1, B2 or B8  

 
b) The height of any part of the new building or warehouse erected would 

exceed - 
i) Five metres if the building or warehouse proposed is to be located 

within five metres of a boundary of the curtilage of the site 
ii) Ten metres if the building or warehouse proposed is to be located 

within ten metres of a boundary of the curtilage of the site 
iii) In all other cases, 15 metres 

 
c) In the case of any new building or warehouse erected, the gross internal 

floor space would exceed 1500 square metres  
 

d) In the case of an extension to any existing building or warehouse, the 
original gross internal floor space would be exceeded by more than 1500 
square metres  

 
e) In the case of a building to be used for office purposes identified under 

Class B1 the gross internal floorspace would be less than 500 square 
metres 

 
f) The proposed use of the building would constitute Schedule 1 

Development under the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011. 

 
g) The proposed use of the building would constitute Schedule 2 [3(g)] 

Development (‘Installations for the processing and storage of radioactive 
waste’) under the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011. 
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Conditions 
 
A.2 Development is permitted by Class A subject to the following 

conditions — 
 
a) Any building as erected, extended or altered shall only be used— 

(i) In the case of an office building, for the purposes of operating a 
business, for the research and development of products and 
processes and other light industries falling under the B1 Use 
Classes (in the Use Classes Order 2010) 

(ii) In the case of an industrial building, for the carrying out of an 
industrial process for the purposes of the undertaking, for research 
and development of products or processes falling under the B2 
and B8 Use Classes (in the Use Classes Order 2010) 

(iii) In the case of a warehouse, for the purposes of storage or 
distribution falling under the B8 Use Class (in the Use Classes 
Order 2010) 

 
b) Any associated access roads, parking and turning facilities are 

designed, drained and lit to a standard suitable for adoption by the 
Highways Authority 

 
c) One parking space is provided for every thirty square metres of gross 

floorspace 
 

d) Landscaping shall be provided on any residual areas of the curtilage of 
the site not covered by buildings, access roads, parking and turning 
facilities  

 
e) Open storage areas are located to the rear of the site or, in 

circumstances where this is impractical, screened from public view 
 

f) Boundary treatment fronting a highway or visible from public view does 
not include the use of steel palisade or chain link fencing 

 
g) That surface water is managed (through the incorporation of SUDS and 

water retention/recycling measures in the design of the development) so 
prevent the likelihood of increasing the rate of run-off from the site. 

 
h) That advice is sought from Northern Gas Networks regarding the 

presence of apparatus [service pipes, values, siphon, sub connections, 
etc] on the site that may be at risk during construction works.  

 
Regard should be paid to the standing the advice included in Appendix 
C available at: 
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http://www.northerngasnetworks.co.uk/cms/157.html 
 

i) That advice is sought from Natural England in relation to compliance 
with protected species legislation. Regard should be paid to the 
standing the advice included in Appendix D and available at: 

 
http://www.naturalengland.org.uk/ourwork/planningdevelopment/sp
atialplanning/standingadvice/advice.aspx 
 

j) That advice is sought from United Utilities regarding the disposal of foul 
and surface water from the site. In the event that load and flow 
mitigation solutions are deemed necessary, construction details 
[including attenuation measures] will need to be submitted by the 
developer to United Utilities for negotiated approval.  

 
Regard should be paid to the standing advice available at: 

 
http://www.unitedutilities.com/builder-developer-planning.aspx 

 
k) That advice is sought from the Environment Agency should the site to be 

developed incorporate an existing watercourse. In this event the 
watercourse should be integrated into the design of new development 
and protected from damage and/or disturbance during construction 
works.  

 
l) That advice is sought from the Environment Agency if the site, or any 

part of it, has had previously contaminated uses and whether a Site 
Investigation and Remediation Report will be required.   
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INDUSTRIAL AND WAREHOUSE DEVELOPMENT 
 
Class B 
Permitted Development: 
 
The change of use of an office building, industrial building or warehouse 

 
Development is not permitted if: 
 
B.1 Change of use is not permitted by Class B if – 
 

a) The building would be used for purposes other than those identified 
under Classes B1, B2 or B8  

 
b) The gross internal floor space of the building exceeds 1500 square 

metres 
 

c) In the case of a building to be used for office purposes identified under 
Classes B1 the gross internal floorspace would be less than 500 square 
metres 

 
d) The proposed use of the building would constitute Schedule 1 

Development under the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011 

 
e) The proposed use of the building would constitute Schedule 2 [3(g)] 

Development (‘Installations for the processing and storage of radioactive 
waste’) under the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011. 

 
 
Conditions 
 
B.2 Development is permitted by Class B subject to the following 

conditions — 
 

a) With any permitted change, any building shall only be used— 

(i) In the case of an office building, for the purposes of operating a 
business, for the research and development of products and 
processes and other light industries falling under the B1 Use 
Classes (in the Use Classes Order 2010) 

(ii) In the case of an industrial building, for the carrying out of an 
industrial process for the purposes of the undertaking, for research 
and development of products or processes falling under the B2 and 
B8 Use Classes (in the Use Classes Order 2010) 
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(iii) In the case of a warehouse, for the purposes of storage or 
distribution falling under the B8 Use Class (in the Use Classes 
Order 2010) 

 

b) That advice is sought from United Utilities regarding any potential 
changes in the disposal of foul and surface water from the site 
incurred as a result of the change of use. In the event that load and 
flow mitigation solutions are deemed necessary by United Utilities, 
construction details [including attenuation measures] will need to be 
submitted by the developer for negotiated approval.  

 
Regard should be paid to the standing advice available at: 

 
http://www.unitedutilities.com/builder-developer-planning.aspx 

 
 

NOTES TO DEVELOPERS 
 
1. If the development would entail the discharge of trade effluent to the public 

sewerage network then Trade Effluent Consent will need to be obtained 
from the Environment Agency  

 
2. Works within the highway and the formation of new access points may require 

agreements [under s278 of the Highways Act 1980] and approvals [s184 of 
the Highways Act 1980] from the Highways Authority [Cumbria County 
Council] 

 
3. Extant permits may need to be amended or surrendered if a different land use 

is proposed. Advice should be sought from the Environment Agency in 
relation to the environmental permitting of the proposed use. 

 
4. The site lies within a coal mining area which may contain unrecorded mining 

related hazards. If any coal mining feature is encountered during 
development, this should be reported to The Coal Authority. Any intrusive 
activities which disturb or enter any coal seams, coal mine workings or coal 
mine entries (shafts and adits) requires the prior written permission of The 
Coal Authority. Property specific summary information on coal mining can be 
obtained from The Coal Authority’s Property Search Service on 0845 762 
6848 or at www.groundstability.com 



 APPENDIX B 
 

AREA COVERED BY PROPOSED LILLYHALL LOCAL DEVELOPMENT ORDER 
 

 



Northern Area  
 

 
 

Southern Area 
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APPENDIX C 
 
PREPARATION PROCEDURE FOR LOCAL DEVELOPMENT ORDERS 
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APPENDIX D 

 
Article 34 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2010 
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APPENDIX E 

 
Lillyhall Local Development Order – Screening Opinion 
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