
PLANNING APPEAL DECISION  
 
 
Lead Officer:    Nick Hayhurst – Planning and Place Manager  
 
 
 
 
 
 
 
 
 
 
 
 
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  Application For Permission in Principle 
 
1.1. Planning Application Ref. 4/19/2246/PIP comprised an Application For Permission In 

Principle. 
 
1.2. An Application For Permission In Principle is an alternative way of obtaining planning 

permission for minor housing-led development which separates the consideration of 
matters of principle for proposed development from the technical detail of the 
development.  

 
1.3. The permission in principle consent route has two stages: the first stage (or 

‘permission in principle’ stage) establishes whether a site is suitable in-principle only 
and the second stage (or ‘technical details consent’ stage) stage is when the detailed 
development proposals are assessed. 

 
2.0 Supporting Information 
 
2.1 On the 15th August 2019, Planning Application Ref. 4/19/2256/PIP was refused under 

delegated powers by the Planning and Place Manager of Copeland Borough Council 
for the following reasons: 

 
Reason 1 
 
The east of Victoria Road is characterised by linear frontage development beyond 
which undeveloped agricultural land and vegetated land raises up from the rear 
boundaries to further undeveloped agricultural land. The proposed development 
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would comprise a sporadic backland form of development located at a level above 
the existing dwellings on Victoria Road at odds with the prevailing developed form 
and character in this area of the settlement to its detriment. The proposed dwellings 
would be located at a level above the property known as 108 Victoria Road and 
would appear prominent in local views from north and west resulting in localised 
landscape and visual harm. The development is in conflict with the provisions of 
Policies ST1(d), ENV5  DM10 of the Copeland Local Plan 2013-2028, Criteria K and L 
of the Interim Housing Policy and Paragraphs 20, 122 and 127of the National 
Planning Policy Framework. 
 
Reason 2 
 
Inadequate information has been submitted to demonstrate that safe access to the 
proposed development is achievable in conflict with the provisions of Paragraphs 108 
and 109 of the National Planning Policy Framework and Criteria C of the Interim 
Housing Policy. 

 
2.2. An appeal of the decision of Copeland Borough Council was made and has now been 

approved by the Planning Inspectorate. 
 
2.3. In considering the merits of the proposed development, the Planning Inspector 

considered the main issues to be whether the appeal site is suitable for housing 
having regard to (i) the effect of the proposed development on the character and 
appearance of the area; and, (ii) the impacts on highway safety, with particular 
regards to access. 

 
(i) The effect of the proposed development on the character and appearance of the 
area; 

 
2.4. The appeal site consists of land to the rear of 108 Victoria Road. The site is generally 

sloping with some levelled ground. The appeal site is bound by built development on 
two sides, by the rear of properties fronting on to Victoria Road and by properties on 
Rosemary Close and the remaining boundaries consisting of open grassed and 
wooded land.  

 
2.5. The Planning Inspector opines that the site is generally concealed from views from 

Victoria Road by the properties that front on to it. It is confirmed that the Appellant 
has submitted an image taken from South View Road that shows a long-distance 
view of the appeal site and that at the site visit the Planning Inspector saw that the 
proposed development would be viewed in the context of the adjacent existing built 
development of the settlement.  

 
2.6. It is confirmed that by virtue of the modest scale of the proposed development and 

the relationship of the appeal site to existing built development that the proposed 
development will not harm the character and appearance of the area and is not 
contrary to Policy ST1, ENV5 and DM10 of the Copeland Local Plan 2013 – 2028. 

 



(ii) The impacts on highway safety, with particular regards to access; 
 

2.7. The submitted plans show that access to the proposed development would be via 
the existing driveway and would also incorporate the garage and driveway of the 
dwelling known as No.108 Victoria Road.  

 
2.8. Cumbria County Council - Highways objected to the application referring to concerns 

about the visibility splays for the access to both the east and west along Victoria 
Road.  

 
2.9. The Planning Inspector confirms that the Appellant provided pre-application 

correspondence with Cumbria County Council - Highways that, while overall more 
positive, raised concerns that were not dissimilar to those raised in respect of the 
application. The Cumbria County Council - Highways response specifically referred to 
the sightlines interaction with the garden of the property known as No. 110 Victoria 
Road, a telegraph pole and a lighting column. Furthermore, the response also 
requested specific additional information and evidence to support the proposals to 
overcome these concerns.  

 
2.10. Notwithstanding the above, the Planning Inspector confirms that as the appeal 

scheme comprises an Application for Permission in Principle only, whilst raising 
concerns in respect of highway safety is not unreasonable in the context of the 
application, that these are technical details to be considered at the second technical 
detail consent stage and do not justify refusal for permission in principle.  

 
3.0. Conclusion 
 
3.1. The Planning Inspector concludes the appeal should be allowed. 
 
 
Contact Officer:  Chris Harrison 
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