
ADDENDUM REPORT – PLANNING PANEL 16/09/20 

 

Application Number:   4/19/2200/0O1 

Site:     Land at Midtown Farm, Morass Road, Beckermet  

Proposal:  Outline application for up to 24 dwellings with approval of 

 access (resubmission) 

 

 

Summary of Planning Panel Meeting Held on the 5th August 2020 

The outline application sought to establish the principle of developing this site for 

residential purposes for up to 24 dwellings, with matters relating to layout, scale, 

appearance and landscaping reserved for subsequent approval. Full details of access 

arrangements were provided and considered as part of the application.  

Members were minded to refuse the outline planning permission for this scheme against 

Officer recommendation at the Planning Panel meeting on the 5th August 2020. In 

accordance with the Council’s adopted protocol the application was therefore deferred to 

allow Officers to consider the reasons for refusal set out by Members.  

The refusal reason set out by Members related to the impact of the proposed development 

upon highway safety. This reason is considered below:-  

 

Impact on Highway Safety  

Further to the previous Planning Panel meeting, Officers from the Highway Authority have 

attended a site meeting with local residents. The Highways Officer following this meeting 

has provided clarification and comments to the Local Planning Authority regarding concerns 

raised at the previous Planning Panel meeting by Members.  

S106 Agreement Highway Contribution  

As part of their consultation response to this application, the Highway Authority have 

confirmed that the proposal would not increase the risk of an accident to an unacceptable 

level. However in order to ensure any potential impact of the development are sufficiently 

mitigated the Highway Authority sought a contribution of £16,300.00 towards future traffic 

calming schemes within Beckermet made available for use by the Highway Authority for a 5 

year period.  

Following concerns raised by Members relating to the impact of the proposed development 

upon highway safety the Highway Authority have provided clarification on their position and 

have provided details of how the requested contribution has been arrived at.   



The village of Beckermet currently has limited footways. The Highway Authority have stated 

that traffic calming measures have been considered within the village over a number of 

years with various solutions being proposed, most of which are deemed to be either too 

invasive to the village or would ultimately not be suitable. The applicant has previously 

suggested the creation of a footway to the junction of Mill Lane however the Highway 

Authority did not consider that this will hold a benefit for road safety as it would narrow the 

road and change the character of Beckermet.  

The Highway Authority have confirmed that there is an aspiration to put forward a scheme 

that would allow the village to exist as it does currently without resorting to speed 

humps/cushions through the introduction of a gateway feature and a more defined shared 

surface within the village along with a speed limit reduction to 20mph. This proposal would 

be subject to design and safety audit but it is envisaged that a change in surface texture or 

colour could be used to define the vehicle running lane and pedestrian walkway which 

would give the impression that the carriageway is somewhat narrower than it was through a 

visual change and creating uncertainty leading to a reduction in speed, this would be further 

enforced by the reduction in speed limit to 20mph and a gateway feature at either end of 

the village. The requested contribution of £16,300.00 would be utilised to investigate and 

develop a traffic calming scheme which would then be further funded from the local 

highway budget which would benefit the whole village rather than just an improvement in a 

specific area.  

Safe Walking Routes & Accident Data 

The Highway Authority have also stated that as part of the determination of this application 

there were discussion with the Traffic Team to consider if Morass Road and Mill Lane could 

be considered safe walking routes to the nearby school. The assessment of the suitability 

was done on the 16th Aug 2019 by a suitably qualified traffic officer external to the Flood 

and Development Management team.  

Traffic surveys undertaken in early July 2019, on Mill Lane and Morass Road; for the purpose 

of the assessment, referring only to the data gathered within hours 8-10am, 3-5pm.  Morass 

Road experienced between 90 – 210 vehicle movements per hour, with the higher numbers 

being experienced mid-afternoon coinciding with school finishing times.  Mill Lane 

experienced between 60 – 130 vehicle movements per hour, with the higher amount of 

movements being experienced mid-afternoon coinciding with school finishing times also. 

The guidance suggests that a low traffic flow would be up to 400 vehicles per hour; and 

therefore, it can be argued that the vehicle movements currently existing on Morass Road 

and Mill Lane, Beckermet could constitute as “very light traffic flow”.   

Based on this survey, it was determined by the Highway Authority that Morass Road can be 

determined as a safe walking route, as visibility is good for pedestrians and approaching 

vehicles, allowing adequate time/distance for vehicles to stop. The issues of visibility are 

greater around the junction of Mill Lane where the same level of visibility cannot be 

achieved due to the high walls of neighbouring properties, however vehicle speeds are 

approaching the Give Way lines of the junction, and therefore the Highway Authority have 



stated that it can be reasonable to suggest that this creates more opportunity for 

pedestrians / drivers to come into view and act accordingly. 

Accident Data, TRICS & Vehicle Movements 

Information supplied within the Transport Statement for this application details no personal 

injury accidents for the local area since 1st January 2013. This document also provides 

details of the predicted vehicles trip movements using the TRICS database. The Highway 

Authority have confirmed that, based on the predicted movements generated by the new 

development onto Hunter Rise, it is considered that the impact on the local highway 

network would be minor. The Highway Authority therefore determined that despite there 

being an increase in vehicle movement and pedestrian footfall, taking into consideration the 

safe walking route, accident data and predicted vehicle movements the proposed 

development would not increase highway impact or accident risk to an unacceptable level, 

it was therefore determined that the application would be in line with the NPPF and would 

not hold unacceptable highway safety issues. 

Hunter Rise/Morass Road Junction  

During a recent site visit to consider the junction of Hunters Rise, Officers from the Highway 

Authority measured the existing visibility splays which do fall short of what would be 

required for a new access. However as this is an existing access formally adopted under S38 

agreement in 2009, and no complaints in relation to visibility have been raised or no 

personal injury accidents have been submitted since January 2013, it was considered that 

the development would not increase the risk to an unacceptable level. The Highway 

Authority noted that there is an opportunity to further increase visibility looking south by 

reducing the height of the boundary wall which is under the control of the applicant at the 

lower end of the development site fronting Morass Road. This detail could be secured by an 

appropriately worded planning condition.  

 

Benefits of the Proposal  

Planning law requires that applications for planning permission must be determined in 

accordance with the development plan unless material considerations indicates otherwise. 

The NPPF is a material consideration.  As the NPPF sets out Government guidance it is 

considered to carry significant weight in the decision making process.  

Paragraph 11 of the NPPF requires the application of the presumption in favour of 

sustainable development to developments relating to the provision of housing, where the 

Local Planning Authority cannot demonstrate a five year supply of deliverable housing sites 

(with the appropriate buffer, as set out in paragraph 73); or where the Housing Delivery Test 

indicates that the delivery of housing was substantially below (less than 75% of) the housing 

requirement over the previous three years. The Council acknowledged on 9th May 2017 that 

it cannot demonstrate a five year supply of housing sites. 



Where a five year supply of deliverable housing sites cannot be demonstrated then 
paragraph 11 of the NPPF is engaged and an application is to be assessed in this context. 

Paragraph 11 sets out that where the development plan is absent, silent or relevant policies 
are out of date the Local Planning Authority should grant planning permission unless: 

- the application of policies in the NPPF that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or  

- any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole.  
 

The original report presented to Members at the Planning Panel on the 5th August 2020 set 

out a full assessment of the potential impacts and benefits of the proposal. It is your Officers 

view that any impacts of the proposal would not significantly or demonstrably outweigh the 

benefits of the scheme when assessed against the Local Plan, the Interim Housing Policy and 

the NPPF taken as a whole.  

 

Conclusion 

For the reasons set out above Officers maintain their original recommendation that outline 

planning permission should be approved for this development in this case.  

 

Recommendation: 

Member’s authorise delegated authority to the Planning and Place Manager to approve 

outline planning permission for the development subject to:  

- A planning obligation securing the delivery of four of the proposed dwelling as 

intermediate housing to be sold at a discounted rate, and a financial contribution for 

traffic calming measures; and;  

- The planning conditions outlined at the end of the report that was presented to the 

Planning Panel on 05th August 2020 (attached).  

 

 


