
PLANNING APPEAL DECISION

Lead Officer: Nick Hayhurst – Planning and Place Manager

To inform Members of a recent appeal decision in respect of 9 The Crofts, St Bees.

Recommendation: That the decision be noted in the context of the Council’s Local 
Plan Policies and also in relation to performance monitoring. 

Resource Implications: Nil

1.0. SUPPORTING INFORMATION

1.1. Planning permission was refused under delegated powers (ref: 4/19/2427/0F1) for a 
double storey front extension and a new raised terrace with balustrade on the 14th 
February 2020. This application was refused for the following reason:

“The extension, due to its siting, scale and design exerts an overbearing and 
dominant effect, resulting in a significant detrimental impact on the character of 
the existing residential estate and the overall street scene. The development of 
such a prominent extension would be out of keeping with and would have a 
detrimental impact on the visual amenity of this residential estate. It is also 
considered that the development will have a significant detrimental impact on 
the occupiers of the adjacent property through overlooking, which will result in 
a significant adverse impact on their residential amenity. Consequently, the 
development is considered to be contrary to policies ST1, DM10, DM12 and 
DM18 of the Copeland Local Plan 2013 – 2028, and section 12 of the NPPF.”

1.2. An appeal, which has been lodged against the refusal of planning permission, has 
now been dismissed. 

1.3. In considering this case the Inspector noted that the main issues raised by the appeal 
are the effect of the proposed development on the character and appearance of the 
area, and whether the proposal would safeguard the living conditions of the 
neighbouring occupiers of No.7 The Crofts, having regard to privacy. 

1.4. Character and Appearance 
The Inspector notes that the application site is located at a prominent point within 
the street at a junction between the main access road through the development and 
a short cul-de-sac, with the estate situated on a steep slope. The Inspector further 
notes that a key part of the character of the development is of dwellings being set 
back from the road frontage behind driveways or gardens, which contributes 
positively to the character and appearance of the locality. 



1.5. The Inspector stated that the proposed two storey extension would significantly 
erode the spaciousness and freedom from development currently proposed by the 
front garden to the appeal property and would introduce a substantial scale of 
development. The proposed extension was therefore considered by the Inspector to 
be a substantial addition to the dwelling protruding into the streetscene. The use of 
timber cladding is considered to further emphasis the prominence and adverse 
visual impact of the proposal in the context of the area. 

1.6. The Inspector therefore concluded that the proposed extension would result in an 
adverse effect on the character and appearance of the area, which would conflict 
with Policies ST1, DM10 and DM18 of the Copeland Local Plan 2013-2028.

1.7. Living Conditions
The proposal would also introduce a raised terrace and balustrade adjacent to the 
new extension within the rear garden, as well as bi-folding doors. The Inspector 
notes the relationship with No. 7 The Crofts, and in particular the difference in 
elevation levels. However the Inspector states that the single first floor window in 
the side elevation of No 7 is offset from the proposed terrace and extension and 
despite the difference in levels and observed proximity, he does not agree with the 
Councils view that the proposal would have the contended harm with regard to loss 
of privacy. 

1.8. The Inspector therefore concludes that the proposal would safeguard the living 
conditions of the neighbouring occupiers of No. 7, having regard to privacy, and 
would therefore not be conflict with Policies ST1, DM10, DM12 and DM18 of the 
Copeland Local Plan 2013-2028.

1.9. Conclusion
Whilst the Inspector had regard to the contended improvements to the internal 
function of the dwelling from the extension and found the relationship with 
neighbouring occupiers at No. 7 to be acceptable, the adverse effect on the 
character and appearance of the area justifies the decision to dismiss the appeal.

Contact Officer: Christie Burns – Planning Officer – Development Management 

Background Papers: A copy of the Inspector’s decision letter is appended. 


