
ADDENDUM REPORT – PLANNING PANEL 18/11/20 

Application Number:  4/20/2118/0F1 

Site:    Joinery Workshop, Black How, Seascale  

Proposal: Demolition of workshop (joinery) and construction of a three 

bedroomed dwelling with garage (resubmission) 

 

Summary of Planning Panel Meeting Held on the 28th October 2020 

This application sought planning permission to demolish an existing dilapidated joinery 

workshop and its replacement with a three bedroomed dwelling with garage.  

Members were minded to refuse planning permission for this scheme against Officer 

recommendation at the Planning Panel meeting on the 28th October 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 reasons set out by Members related to the impact of the proposed development 

upon highway safety and existing drainage. These reasons are considered below: 

 

Impact on Highway Safety 

As part of this application it is proposed to utilise the existing private access lane which 

serves the existing joinery workshop and the existing residential properties at Black How. 

Although this access route is restricted in width, the proposal is for one residential unit 

which will replace an existing joinery workshop. Whilst the workshop is no longer in use 

Members should note that it has a lawful use as a commercial building. This use could 

recommence without the need for planning permission. This fall-back position is a material 

planning consideration that Members must give weight to in the planning balance.  

Guidance set out in the NPPF under paragraph states that “Development should only be 

prevented or refused on highway grounds if there would be an unacceptable impact on 

highway safety, or the residual cumulative impacts on the road network would be severe. 

Given that the development is to replace an existing joinery workshop with a single three 

bedroom property, it is not considered that the development will significantly increase the 

traffic utilising the private access road to the site. It is therefore not considered that the 

cumulative impacts on the road from this development would be severe and a refusal based 

on highway grounds could not be substantiated.  

 

Impact on Existing Drainage  

The application is located within Flood Zone 1, which is the lowest level of flood risk.  



No objections have been raised by either United Utilities of the Council`s Flood and Coastal 

Defence Officer.  

Drainage issues can be adequately dealt with by the use of appropriately worded planning 

conditions that would require full agreement of a foul and surface water drainage scheme 

to serve the dwelling before any development takes place on site.  

 

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 28th October 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 

Any refusal of this planning application on the grounds of highway safety or inadequate 
drainage provision would be difficult to sustain in planning terms.  

 
The proposal would result in the redevelopment of a brownfield site within the settlement 
boundary of Seascale. It would result in an improvement to the visual amenity of this part of 
the village and would also have a minor benefit in terms of housing delivery.  



 
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: 

Approve subject to the conditions set out in the Officers original report that was presented 
to the Planning Panel on 28th October 2020 (copy attached) 

 


