
ADDENDUM REPORT – PLANNING PANEL 20/03/19

Application Number: 4/18/2347/0O1

Site: Land to west of Casa Mia, Harras Road, Whitehaven

Proposal: Outline application for residential development consisting of nine 
serviced self-build plots

Summary of Planning Panel Meeting Held on 20th February 2019
Members were minded to refuse planning permission for this scheme at the last Planning 
Panel meeting which was held on 20th February 2019 against Officer recommendation. In 
accordance with the Council`s adopted protocol the application was therefore deferred for a 
month to allow Officers to consider the reasons for refusal set out by Members. The 
application is now being brought back for Members to consider this matter further.  

The main issues raised by Members were the principle of the development on this site and 
the potential impacts on highway safety and drainage within the locality. These reasons are 
considered below.

The other issues raised by this application relating to the scale and layout of the 
development, landscape and visual impacts, residential amenity, coal mining legacy/ground 
conditions and ecology were fully assessed in the Officer report which was presented to 
Members at the Planning Panel on 20th February 2019. A copy of this report is attached. 

Principle of Development
The Council`s lack of a five year land supply means that both the housing polices within 
the Local Pan and the settlement boundaries which were defined under the previous 
Local Plan which dates back to 2006 must be considered out of date. On this basis the 
provisions of the presumption in favour of sustainable development outlined in 
Paragraph 11 of the NPPF must be applied in determining this application.

Paragraph 11 of the NPPF sets out that planning permission should be granted unless: 

i.        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 

ii.      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. 

Whitehaven is defined in the Local Plan as the Principal Settlement where most 
development should be focussed, reflecting its scale and function as the main urban 
centre within the Borough.  On this basis it is difficult to sustain any planning argument 



that does not consider this site to be sustainable in terms of the guidance set out 
within the NPPF. The proposal is also considered to be consistent with the Council`s 
Interim Housing Policy (IHP) which was adopted in 2017 in response to the lack of a 5 
year land.

In applying the provisions of Paragraph 11:
 
-       the Site would assist in significantly boosting housing supply to meet the 
identified need for housing within Whitehaven and the wider Borough as 
detailed in Policy ST2 of the Local Plan;
 
-       the proposed development comprising the erection of 9 dwellings is 
appropriate in size and character to the Principal Settlement of Whitehaven 
in accordance with the spatial objectives of Policy ST2 of the Local Plan and 
requirements of Criterion A of the IHP;
 
-       the Site is located directly adjacent to the defined boundary and is 
adjoined by existing development to the east in accordance with Criterion A 
of the IHP;
 
-       the Site is located in close and convenient proximity to the wide range of 
services and employment opportunities located within Whitehaven. Many of 
the identified services are located within walking distance of the Site. The 
proposed development will support existing services and achieves the 
requirements of Criteria A, B and D of the IHP; and,

 
-       Sustainable travel options exist within the vicinity of the site as required 
by Policy DM22 of the Local Plan.

Access and Highway Safety
Members indicated that they were concerned about the volume and speed of traffic which 
currently uses Harras Road and were of the view that any increase in traffic numbers that 
would result from this proposal would have an adverse impact on highway safety within the 
locality. 

The number of units proposed is modest, providing 9 dwellings in total. It is anticipated that 
a development of this scale would result in an additional vehicular movement every 6 
minutes. This is unlikely to result in any significant increase in the volume of traffic using 
Harras Road. 
Harras Road is unclassified and is 5 metres in width within the vicinity of the application site 
with a 1.2 metre wide footway on its southern side, set behind a 2 metre wide verge. The 
road is lit and is subject to a 30 mph speed limit. 
The proposed development would be served by one central access which would provide an 
entrance in to the agricultural land to the rear of the site and also seven individual 
driveways, all of which would join directly onto Harras Road. It is also proposed to construct 
a footway along the road frontage of the site. A crossing point would be provided at each 



end of this footway to provide a link to the continuous footway on the opposite side of 
Harras Road.  
Two speed surveys have been carried out to determine the visibility splays that would be 
required for any access point onto Harras Road to serve the development. These speed 
surveys have confirmed that the existing speed levels are above the 30 mph speed limit 
along this stretch of Harras Road. In order to achieve a safe access points to serve the 
proposed development the applicant has indicated that he would be willing to install traffic 
calming measures along this section of Harras Road to improve compliance with the speed 
limit for the vehicles using the highway. In consultation with the Highway Authority it has 
been agreed that the most appropriate speed calming measures would be the installation of 
4 speed tables along this section of Harras Road at 70 to 80 metre intervals. With the 
installation of these speed measures the Highway Authority has confirmed that adequate 
visibility splays can be achieved to serve the proposed access points to serve the 
development.  

Government guidance set out in paragraph 108 of the NPPF advises that safe and suitable 
access to the site can be achieved for all users; and any significant impacts from the 
development on the transport network (in terms of capacity and congestion), or on highway 
safety, can be cost effectively mitigated to an acceptable degree.

Paragraph 109 of the NPPF clarifies that development should only be prevented or refused 
on highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe.  

In this case the applicant has demonstrated that a safe and suitable access to the site can be 
achieved. The level of additional traffic that would result from this modest development 
would be minor and is unlikely to have an unacceptable impact on highway safety. 
Mitigation measures can be secured which will help to calm traffic speeds for all users of 
Harras Road which will have a wider benefit of improving highway safety within the locality 
beyond the scope of this development. The Highway Authority has indicated that it supports 
the traffic calming measures and has raised no objections to the proposal on that basis. 

Without an objection from the Highway Authority Members are advised that it would be 
difficult to sustain any refusal reason based on impacts on highway network and highway 
safety. 

The application has only been submitted in outline form and seeks to establish the principle 
of development. Other detailed highways issues including the management of construction 
traffic can be controlled through conditions which would be considered under any 
subsequent Reserved Matters applications. 

Drainage

Members raises concerns about existing surface water run-off from the site. 



At present there is nothing to intercept or contain any water that drains from the site. This 
application provides an opportunity to intercept surface water and manage it in a controlled 
way to limit the flows that run off the site. 

A full drainage strategy has been submitted as part of the application. This proposes a 
positive drainage solution with surface water from hard surfaces on the site collected and 
stored within the site. This will allow a controlled discharge of water from the site which can 
be restricted to greenfield run of rates. It is proposed that the controlled discharge will be 
released into an existing watercourse to the west of the site. 

The Local Lead Flood Authority have raised no objections to this strategy although full 
details of the drainage scheme are required to be submitted and approved prior to the 
commencement on site in order to satisfy their requirements. The Council`s Flood and 
Coastal Defence Engineer has requested that investigations are carried out to confirm that 
there is not an existing culvert running through the site. A condition can be included on any 
planning permission to ensure that this is properly investigated prior to the commencement 
of development in case the culvert requires re-routing or the site layout amended.  

Subject to this additional information being provided, it is considered that the development 
would satisfy the aims and objectives of the relevant paragraphs of the NPPF as well as 
policies ST1, ENV1, DM11 and DM24 of the Copeland Local Plan.

The Planning Balance
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 it sets out Government guidance it is considered to 
carry significant weight in the decision making process. 

The NPPF advises that applications should be considered in the context of the presumption 
in favour of sustainable development and relevant policies for the supply of housing should 
not be considered up-to-date if the Local Planning Authority cannot demonstrate a five-year 
supply of deliverable housing sites.  The Council acknowledged on 9th May 2017 that it 
cannot demonstrate a five year supply of deliverable 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:

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

- specific policies in this Framework indicate development should be restricted.

The original report presented to Members at the Planning Panel on 20th February 2019 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. 

Without any objections from the relevant statutory consultees Members are advised that it 
would be difficult to sustain any refusal reason for this development based on adverse 
impacts on the highway network, highway safety or surface water drainage.  

Conclusion
For the reasons set out above Officers maintain their original recommendation that outline 
planning permission should be approved for the proposed development in this case. 


