
PLANNING APPEAL DECISION 

Lead Officer:  Nick Hayhurst – Head of Planning and Place 

To inform Members of a recent appeal decision. 
 
Planning Appeal Ref: APP/Z0923/W/21/3267527 
 
Planning Application Ref: 4/20/2251/0O1 
 
Location: 1 South Row, Whitehaven 
 
Proposal: Outline Application (With All Matters Reserved) For A Single Dwelling  
 

 

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. On the 11th November 2020, outline application ref 4/20/2251/0O1 was refused 

under delegated powers by the Head of Planning and Place of Copeland Borough 

Council for the following reasons:  

 

Reason 1: 

A dwelling on this prominent greenfield site would have a detrimental impact on the 
character and appearance of this attractive open coastal landscape, and detract from 
the highly distinctive character of this part of Kells, where it would relate poorly to 
the existing settlement pattern. It would appear as an incongruous projection into 
the largely open and undeveloped garden land fronting West Row, eroding the 
strong definition between the built form of Kells and the open space to the west. 
The development would be conspicuous when viewed from the well-used footpath 

immediately adjoining the site and other public rights of way along the cliff top to 

the west, as well as being harmful to the expansive views from West Row. 

The proposal is therefore contrary to policies ST1, ENV2 and ENV5 of the adopted 

Copeland Local plan 2013 – 2035 and paragraphs 8 and 17, Part 15 and Annexe 2 of 

the National Planning Policy Framework.  

Reason 2: 

Development in this location could easily be replicated on adjoining garden land.  
Approval would therefore make it difficult to resist further similar applications, 



setting an undesirable precedent that would result in further cumulative harm to the 
character and appearance of this edge of settlement location. 
 
Reason 3: 

 
As a result of the size, topography, and close relationship of the application site to 
existing dwellings, the new development would be unable to provide acceptable 
levels of amenity for occupiers of the proposed and existing dwellings, contrary to 
policies ST1, DM10 and DM12 of the adopted Copeland Local Plan and paragraph 17 
of the NPPF. 

 

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

dismissed by the Planning Inspectorate. A copy of the decision letter is attached. 

 

1.3. In considering the merit of the proposed development, the Planning Inspector 

considered the main issues to be the effect of the proposed development on the 

character and appearance the area; and whether or not the proposed development 

would provide satisfactory living conditions for the occupiers of the proposed 

development and 1 South Row; 

 

Character and Appearance:     

 

The Inspector notes that the appeal site together with the adjoining garden areas to 

the west of West Row provides an open space which is a distinct feature of the area 

that contrasts with the terraced residential properties which form a strong building 

line to the east of the road. He considers that the proposed dwelling would be 

situated forwards of this established building line in an open area which is otherwise 

only subject to limited development. He concludes that this would result in the 

appeal proposal having a detrimental impact on the character and appearance of the 

area, contrary to Policies ST1, ENV2 and ENV5 of the adopted Copeland Local Plan. 

 

Living Conditions  

 

1.4. The Planning Inspector notes that 1 South Row has a number of windows looking 

towards the appeal site across West Row. In the absence of any plans to support  the 

proposal the Inspector was not convinced whether a suitable separation distance 

could be achieved between the proposed dwelling and 1 South Row. Consequently 

the Inspector was not satisfied that the proposed development would provide 

satisfactory living conditions for the occupiers of either the proposed property or 1 

South Row as required by Policies ST1, DM 10 and DM12 of the Copeland Local Plan.  

 

Other Matters 

 



1.5. The Planning Inspector notes that no objections were lodged to the development 

from local residents but does not place any significance on this and he confirms that 

he has judged the appeal on its own merits.  

 

1.6. In terms of the second refusal reason the Inspector is not persuaded that the 

development would create an undesirable precedent as the appeal site is 

significantly larger than the other garden areas to the west of West Row. 

Consequently he considers that the potential to replicate the proposed development 

elsewhere on West Row would be limited.  

 

2.0.   PLANNING BALANCE AND CONCLUSION 

 

2.1 The Inspector concludes that the appeal should be dismissed due to the reasons set 

out above. He does not consider that the appellants wish to develop the site to 

provide a dwelling to suit their needs outweighs the harm that would result from the 

proposal.  

 

  

 

Contact Officer: Sarah Papaleo 

Background Papers:  Planning Application File Reference 4/20/2251/0O1 

 

 


