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This consuitation response form provides the opportunity toe comment on the Focused Pre-
Publication draft of the Copeland Local Plan. This consultation outlines the maost significant
proposed changes that the Council is considering to make to the Preferred Options Draft of the
Local Plan, which was consulted on in September 2020.

The Focused Consultation includes proposed changes that are considered to be significant,
including draft settlement boundary amendments, draft changes to site aliocations and new or
revised policies. All changes, including minor changes, will be included in the Publication Draft,
which will be subject to a formal, 6 week public consultation under Town and County Planning
{Local Planning) Regulations 2012 Regulation 15.

This form should be viewed alongside the draft Consultation Document and used to make any
comments or recommendation.

Strategic Planning Strategic Planning For internal use:

Copeland Borough Councit  Copeland Borough Councit

Market Hall, Market Place, Mitlom Library Resp. No. oo
VA aitnhaunm Ct Mamraa’c Dmnd

contact you about future Local Plan consultations. All information in the following table will be

used solely for this purpose and no identifying information wili be used in any future stages of the .

Local Plan process, Age and gender data will be used to monitor engagement in the Local Plan
consultation process. If you are using an agent we will use those details as our primary contact.

if you do not wish for your details to be held in our consuitation database, piease tick here:D
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Address Agricultural Hall
Skirsgill
Penrith

2. Your Comments ............. :

Piease state clearly the Draft Allocation, Settlement Boundary Extension changeorPolicy '
number to which your comment or recornmendation relates. (Please continue on separate
sheets if required)

Please see enclosed Letter.
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20 Janvary 2022

Strategic Planning

Copeland Borcugh Council

Market Hall

Market Piace o )
Whitehaven

CAZBTJG

Dear Sir, or Madam,

Land al Grove Road, Egremont -

Consultation

Further to the representations that we submitied on behalf of the Diocese of Carfisle in November
2020 and October 2021, the purpose of this letter is 1o reiterate the suitability and availability of the
land to the south of Grove Reoad, Egremont (SHILAA Relerence EgO03) for allocation in the
forthcoming Copeland Local Plan 2G21 - 2038.

The proposed site Is under one cwnership and the landowner is willing to make the land avallable for
development. Advanced discussions have already taken place with Persimmon Homes who are
interested in acquiring the site for develapment. Progress has been made with an Indicative Layout
which shows how up to 105 dwellings could be accommodated across this site and the future
development land to the south.

The submitted Planning Statemnent demonstrates that theland is in a suitable location within the
settlement of Egremont. There are no constraints that would prevent its deliverability as an
allocation. In conclusion, the site is in a sustainable location and will, therefore, make an important
contribution to the aspirations of the Copeland Local Plan.
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13 January 2022

Strategic Planning
Copetand Borough Council
Market Hali

Market Place

Whitehaven

CAZE 7JG

Dear Sir, or Madam,

Land at North Road, Haverigg — Copeland Local Plan 2021 - 2038 Publication

Version Consultation

The purpose of thig letter is to confirm the suiftability and availability of the tand at
North Lane, Haverigg for inclusion within the Haverigg settflement boundary.
Simitarly, to the current L.ocal Plan, Haverigg is identified as a L.ocal Service Centre
within the Publication version of the forthcoming Local Plan. Local Service Centres
are described as operating independently to meet day-to-day needs as well as
operating as a connected cluster, linked to a neighbouring town or village of a similar
scale by a frequent public transport service and/or safe pedestrian routes.

The land is located approximately 0.5 miles (15 minutes walking distance) from
Main Street, Haverigg which has a wide range of local services. These include a
primary school, post office, convenience store and several pubs and hot food
takeaways. As such, the proposed location for development is sustainable.

The application site is well contained within fandscape features and the
development of a small-scale residential scheme would not result in an
unacceptable intrusion into the open countryside. The layout, scale and form of the
proposed developmeni will be compatible with the established linear building
pattern, the predominant character of the established housing in this location.
Existing landscape {eatures will be retained, particularly along property boundaries
where they have high public amenity value or help maintain privacy. Landscaping
will also be used to help integrate the new development, -
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Part B: Your Representation
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Market Hall
Market Place
Whitehaven
Cumbria
CA28 73G

SENT BY EMAIL
localplanconsultation@copeland.gov.uk

29/09/2022

Dear Strategic Planning Team,

COPELAND LOCAL PLAN: PUBLICATION DRAFT

Thank you for consulting with the Home Builders Federation {(HBF) on the Copeland
Local Plan Publications Draft.

The HBF is the principal representative body of the house-building industry in England
and Wales. Our represeniations reflect the views of our membership, which includes
muiti-national PLC's, regional devetopers and small, local builders. in any one year, our

members account for over 80% of al new "for sale” market housing built in England and e

Wales as well as a large proportion of newiy built affordable housing.

The Council will be aware that the HBF has provided comments throughout the
progression of this document and we would like to submit the following commenis upon
selected policies within this Publication Draft consultation document.

Strategic Policy DS2PU: Reducing the impacts of development on Climate Change
Strategic Policy DS2PU is not considered to be sound as it is not consistent with national
policy for the following reasons:

4.

This policy states that the Council wilt support development proposals where they make
a positive contribution towards achieving the Cumbria wide goat of nef zero by 2037, it
goes cn {o promote active and low carbon travel and increased use of electric vehicles,
increasing resifience o the effects of climate change, making the most efficient use of
land, and requiring biodiversity net gain as part of all appropriate deveiopments.

The HBF believes the move towards net zero should be set via a nationally consistent
set of standards and fimetable, which is universally understood and technically
implementable. This prevents the potential risk to viability of development, which may
see development being more forthcoming in other focal authorities areas in the region,
which couid have implications for sustainability with increased commuting, vehicle
congestion and associated emissions.

The HBF generally supporis sustainable development and considers that the
homebuilding indusiry can heip to address the climate change emergency challenges
identified by the Council. However, the HBF considers that this poticy is more of a
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statement of intent or vision rather than a policy and do not consider that it is necessary,
and it repeats a lot of the elements of the policies that are detailed eisewhere in the

Plan. The HBF does not consider this to be consistent with the NPPF which states that

Ptans should serve a clear purpose, aveiding unnecessary duplication of policies that
apply to a particular area and shouid contain policies that are clearly written and
unambiguous so it is evident how a decision maker shoutld react to development
proposals®. The HBF recommends that this policy is deleted.

Strategic Policy DS4PU: Settiement Boundaries
Strategic Policy DS4PU s not considered to be sound as it is not positively prepared or
consistent with national policy for the following reasons:

7.

This policy generally supporis development within the settlement boundaries, whiist
generally looking to restrict development outside of settlement boundaries except in
certain circumstances. For housing development {o be accepted it has to directly adjoin
the settlement baundary for a town or local service cenfre; and have safe pedestrian
links to the setilfement; and the Council need o be unable to demonstrate a five-year

supply or to have had 3 years of under-delivery of housing or be for a specific type of o

housing supported by Policies H15,16 or 17 (Rural Exceptions, Dweilings for Rural
Workers and Replacement Dwellings).

The HBF supports the Council in supporting development within setiiement boundaries.
The HBF also supponts the Council in identifying that there may be circumstances in

which it is acceptabie to build homes outside of the settlement boundaries. However, the -~

HBF is concerned that the current criteria provided are 100 limited and may not provide
the flexibility the Council require to ensure that their housing needs are met and (o
ensure that sustainable developments come forward. The HBF considers that fimitations
proposed are contrary to the Government’s objective to significantly boost the supply of
homes, {0 ensure a sufficient amount and variety of land can come forward to meet the
needs of groups with specific housing requirements, inciuding those who require
affordable housing, families with children and older people?. And would not promote
sustainable development in rural areas where housing should be iocated to maintain the
vitality of rural communities, allowing opportunities for villages tc grow and thrive and
support local services®.

The HBF recommends that the policy is amended lo state;
‘Where the proposal is for housing and;

i.  the site is well related to a settlement-ditocthragioinsthe-settloment

boundary-ofa-town-er-ocal-serdee-centre, and

ii,  the site is or can be physically connected to the existing seftlement by safe
pedestnan f‘mks and

T NPPF 2021 paragraph 18.
? NPPF 2021 paragraphs 60-62.
* NPPF 2021 paragraph 79
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Strategic Policy H1PU: improving the Housing Offer

10.

The HBF generally supports this policy which sets out how the Council wilf make
Copeland a more atiractive place 1o live, including allocation a range of housing sites to
meet local needs and aspirations and approving housing development on appropriate
windfall sites.

Strategic Policy H2PU: Housing Requirement
Strategic Policy H2PU is not considered to be sound as it is not positively prepared, justified.
or consistent with national policy for the following reasons:

11

12.

13.

14.

This policy sets out that the housing requirement is for a minimum of 2,482 net
additional dwellings {an average of 146 dwellings per annum (dpa}) to be provided
between 2021 and 2038.

The HBF is generally supportive of the Council utilising a figure over and above the
local housing need {LHN} identified by the currend standard method. The latest LHN
calculated using the standard method, as identified by the Council in paragraph 13.4.5,
is 8dpa. It should be noted that the local housing need figures calculated by the
standard method are the minimum starting point in determining the number of homes
needed in the area, it does not produce a housing requirement figure, It should also be
noted that the Government is committed to ensuring that more homes are buiit and
suppeorts ambitious authorities who want to pian for growth. Circumstances where
housing need may be higher, inciide where there are growth strategies; strategic
mfrastructure improvements; meeting an unmet need; where previous leveis of housing
delivery are higher; or previous assessments of need, which may mean that housing
requirement should be a higher figure than the LHN indicated by the standard method.

The Strategic Housing Market Assessment {(SHMA) 2019 states that it would be
reasonable to conclude that an economic based Objectively Assessed Need (OAN) for
Copeland would be for up to 198dpa. The SHMA has since been updated and the 2021
SHMA identifies a range of potential housing need* from 61dpa the Cambridge
Econometrics baseline scenario, to 278dpa in the Growth Scenario, with the Experian
baseline of 146dpa and the Growth Scenario-midpoeint of 191dpa in the middle. The
HBF is generaily supportive of a plan seeking o align job growth and housing needs

and would suggest that the housing requirement for Copetand is higher than the figure -

currently proposed.

The policy also suggests that in order to plan positively the plan will provide a supply of
housing sites, which will provide a minimum of 3,400 dwellings over the plan period
{average of 200dpa). The HBF would generally support a level of housing tand supply

which would identify a sufficient number of sites to meet the housing requirement plus

an additional 20%, to create flexibility and choice within the range of sites, and would
heip to ensure that the housing requirement can be met. However, as the HBF
considers that the housing requirement is likely to be higher than the figure currently

* SHMA 2021 Figure 1
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proposed, this may also mean that the ievel of supply also has to increase
proportionatety.

Policy H3PU: Housing Delivery
Strategic Policy H3PU is not considered 1o be sound as it is not positively prepared, justified
or consistent with national palicy for the following reasons:

15.

16.

This policy seis out what the Councit will do if housing development is not being
delivered as anticipated. The HBF is not convinced that most of the content of this
policy, is necessary to be policy, it reads much more as a statement of intent than a
policy.

The policy also states that where housing delivery has exceeded expeciations within a
particular tier of the settlement hierarchy the Council will consider carrying a review of
the Plan. The HBF does not consider that this is appropriate and considers that
additional housing development should continue {o be supported once the housing

requirement figures have been met for the lower tiers of the settlement hierarchy, this o

would be in line with the NPPF® which seeks to boost housing supply.

Policy H4PU: Distribution of Housing
Strategic Policy H4PU is not considered tc be sound as it is not positively prepared, justified
or consistent with national policy for the following reasons:

17.

This policy along with the accompanying lable provides the distribution of housing, it
seis ouf the proportion / amount of development expected in each hierarchy tier. The
policy states that the amount of housing identified within the Sustainable Villages and
Rurat Villages is #imited io the amounts shown in the table. The HBF does not consider
that this form of moratoria is in line with the NPPF® and the Government's aim to boost
the supply of housing. The HBF considers that the Councit shouid remove reference to
development being 'imited’ within the policy.

Policy H5PU: Housing Allocations

Strategic Policy H5PU is not considered to be sound as it is not positively prepared or
consistent with national policy for the foliowing reasons:

18. This policy identifies the sites to be aliocated over the period 2021-2038. The HBF does

18.

not wish to comment upon the acceptability or otherwise of individual sites. It is,
however, important that sl the sites contained within the plan are deliverabie over the
plan period and planned to an appropriate strategy. The HBF wouid expect the spatial
distribution of sites to follow a logical hierarchy, provide an appropriate development
pattern and support sustainable development within all market areas.

The Counci's assumptions on sites in relation to delivery and capacity should be
realistic based on evidence supported by the parties responsible for housing delivery
and sense checked by the Council based on local knowledge and historical empirical
data. o

S NPPF 2021 Paragraph 60
& NPPF 2021 Paragraph 60
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20.

21.

The HBF is keen that the Councit produces a plan which can deliver against its housing
requirement. To do this it is important that a strateqy is put in place which provides 3
sufficient range of sites to provide enough sates outlets to enabie delivery 1o be
maintained at the required levels throughout the plan period. The widest possible range
of sites by both size and market location are required so that small, medium and large
housebuilding companies have access 1o suitable land fo offer the widest possible range
of products. A mix of sites provides choice for consumers, allows places to grow in
sustainable ways and creates opportunities tc diversify the construction sector. Under

the NPPF’, the Councils should identify at least 10% of the housing requirement on sites -

no iarger than one hectare or else demonsirate strong reasons for not achieving this
target. The HBF and our members can provide vaiuable advice on issues of housing
delivery and would be keen to work proactively with the Councii on this issue.

The Plan should ensure the availability of a sufficient supply of deliverable and
developable fand to detiver the Council's housing requirement. This sufficiency of
housing land supply {HLS) should meet the housing requirement, ensure the

maintenance of a 5 Year Housing Land Supply (YHLS), and achieve Housing Delivery =~

Test (MDT) performance measurements. The HBF also strongly recommends that the
plan aliocates more sites than required to meet the housing requirement as a buffer.
This buffer should be sufficient to deal with any under-delivery which is likely 1o occur
from some sites. Such an approach would be consistent with the NPPF requirements for
the plan to be positively prepared and flexible. '

Policy H8PU: Affordable housing
Strategic Policy H8PU is not considered t6 be sound as it is nof positively prepared, justified
or consistent with national policy for the following reasons:

22.

23.

24.

This policy looks for sites of 10 or more dwellings, or 5 or more within the Whitehaven
Rurat sub-area, {o provide ai least 10% of the homes as affordable. 1t goes on to set the

tenure spiit with 40% identified as being discounted market sales, starter homes or other -

affordable home ownership routes the Council have also added a requirement for at

least 25% of these to meet the definition of First Homes. The other 60% shouid be for - -

affordable or social rent.

The NPPF® states that where major development involving the provision of housing is
proposed, planning policies and decisions should expect at least 10% of the total

number of homes to be available for affordable home ownership, The Council will need

to consider how this will work with where the affordable housing target is 10% and the
proposed tenure split is 40% affordable home ownership and 80% affordable / social
rent. if the Council does not intend to meet the 10% affordable home ownership
requirement, then this will need to be evidenced.

The PPG states that First Homes are the Government's preferred discounted market
tenure and should account for at least 25% of all affordable housing unils delivered by
developers through planning obligations. The HBF considers that the 40% affordable

7 Paragraph 68 NFPF 2021
% Paragraph 65 NPPF 2021
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Policy CO7PU: Parking Standards and Electric Vehicle Charging Infrastructure

home ownership spiit should allow for this provision and the reference to First Homes
shoutd highlight this requirement.

Strategic Folicy CO7PU is not considered to be sound as it is not posifively prepared,
Justified or consistent with national policy for the following reasons:

25,

26.

27.

28.

This policy requires new residential developments to provide one charging point per
dwellings with off street parking, # also states that where off-sireet parking is not
provided, a commuted sum will be required to provide charging facilities in the
immediate vicinity.

The HBF is supportive of encouragement for the use of electric and hybrid vehicles via a
national standardised approach implemented through the Building Regulations to ensure
a consistent approach to future proofing the housing stock. Parl S of the Building

Regulations ‘infrastructure for the charging of electric vehicles’ has now been published

ang takes effect from 15% June 2022, This document provides guidance on the
installation and iocation of efectric vehicle charge points (EVCPs). 1t states that a new
residential building with associated parking must have access to EVCPs. it states that
the total number of EVCPs must be equal to the number of parking spaces if there are
fewer parking spaces than dweliings, or the equal to the number of dwellings where
there are more parking spaces. The Regulations also set technical requirements for the
charging points these include having a nominal output of TkW and being fitted with a

universal socketl. The Government has estimated installation of such charging points add o |

on an additional cost of approximately £876.

The Regulations do, however, include a cost cap of £3,600 for the average cost of
installation and allow for other exceptions The costs of instaliing the cables and the
charge point hardware will vary considerably based on site-specific conditions in relation

to the local grid. The infroduction of EVCPs in new buildings wilf impact on the electricity

demand from these buildings especially for multi-dwelling buitdings. A requirement for
large numbers of EVCPs will require a larger connection to the development and wili
introduce a power supply requirement, which may otherwise not be needed. The levei of
upgrade needed is dependent on the capacity available in the jocal network resutting in
additional costs in relation to charge point instalment. The Government recognises that
the cost of installing charge points will be higher in areas where significant electrical
capacity reinforcements are needed. In certain cases, the need io install charge poinis
could necessitate significant grid upgrades, which wili be costly for the developer. Some
costs would also fali on the distribution network operator.

in conclusion, i is not necessary for the Council to specify provision of EVCPs because
of the Government's changes to Building Regulations. '

Future Engagement

29.

| frust that the Council will find these comments useful as it continues o progress its
Locail Plan. { would be happy to discuss these issues in greater detail or assist in
facilitating discussions with the wider house building industry.
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30. The HBF would fike to be kept informed of all forthcoming consultations upon the Local

Dianm and acenriatad] darcimante Dlasoas niea tha rantact dataile resvdidar haimaa for
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Nuleaf (the Nuclear Legacy Advisory Forum) is the Local Government
Association (L.GA) representative body on nuclear legacy wastes and
decommissioning. We are directly supported by over 100 local authorities and
national park authorities across Engiand and Wales and speak for the wider
LGA.

Our remit encompasses all aspects of the management of the UK’'s nuclear |
waste legacy. Our primary objectives are: R RAREREEE

« 1o provide a mechanism to identify, where possible, a common local
government viewpoint on nuclear legacy management issues;

« to represent that viewpoint, or the range of views of its member
authorities, in discussion with national bodies, including the UK and
Welsh Government, the Nuclear Decommissioning Authority (NDA) and
regulators; SUUUTUUUUTUTUTU

« 1o seek to influence policy and strategy for nuclear legacy management
in the interests of affected communities; and

+ to develop the capacity of cur member authorities to engage with
nuclear legacy management at a local level.

Our Radioactive Waste Planning Group (RWPG) is an expert forum for
senjor land-use and waste planning officers, supporting the development of
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effective Local Plans and Minerals and Waste Plans. The RWPG has guided the
development of Nuleaf’s position on the planning aspects of nuclear
decommissioning and waste management. More information on our approach
is set out in Briefing Paper 11: Approaches to Radioactive Waste
Management in Local Plans, published in 2020%.

Copeland Borough Council is an active member of Nuleaf. Clir. David Moore
serves as our Vice-Chair and we have officer participation in our Steering
Group and RWPG.

QOur members also include Cumbria County Council and the Lake District
National Park Authority, both of whom have some planning responsibilities for
Copeland. However, this response has been prepared independently by
Nuleaf, without consuitation with our members in Copeland or elsewhere in
Cumbria.

1. Response to consultation

Nuleaf advocates that ail L.ocal Plans and Minerals and Waste Plans,
particuiarly those covering areas which include parts of the UK's nuciear
infrastructure, should have policies on decommissioning and radioactive waste
management. Their absence leaves local authorities and communities less
able to infiuence proposals for the management of nuclear legacy sites or the
disposal, storage, management or transportation of radioactive materials.

Copeland is central to the Nuclear Decommissioning Authority’s (NDA)
mission. We therefore welcome the inclusion of a full section on Nuclear
Development (Chapter 10) and the references to nuclear elsewhere in the
Plan.

Together these policies address the current situation and potential new
developmentis in the nuclear field that may impact Copeland. They are clear,
comprehensive, integrated and effective, placing all nuclear operations within
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We do not therefore propose any substantive amendments but offer the
following comments. Given our remit, these only address aspects of nuclear
policy that have direct or indirect implications for nuclear decommissioning
and waste management.,

i Wider policy context

Section 2.2. of the Draft Plan (*Producing the Planr’) notes changes to the
poticy context and circumstances since the adoption of the Core Strategy in
2013. We would suggest that here, or in Chapter 10 on Nuclear Development,
significant developments in the context for Nuclear Decommission Authority
{NDA) operations are referenced. These include:

» The development by the UK Government (BEIS) of a new
Decommissioning and Legacy Waste Management Policy, due for
consuitation in 2022,

» The publication of the NDA's guiding Strategy 2021-26 {Strategy 4).
This provides a clearer commitment to the socio-economic and
environmental aspirations for the Sellafield site that the Council has set
OUt.

it. Geologicail Disposal Facility (GDF)

Copeland is now host to two Community Partnerships that are taking forward
the GDF siting process in the area. We would propose referencing this process
within the Plan context and in Chapter 10. It could be heipfui to set out
criteria to ensure the GDF process progresses in ways that enable the Local
Planning Authority to meet its wider objectives.

iili. Community Benefits

The Plan is clear on the need for socio-economic opportunities around
decommissioning to be maximised, and for support and investment in skills to
help the economy diversify. However, there is no reference to the provision of
community benefits o be provided as part of the decommissioning mission.
We recognise that such agreements already existing in Copeland, but it may
be appropriate to note the need for such agreements to continue and be
enhanced in future.
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iv. Low Level Waste Repository

There is no reference to the LLWR, another nationally significant element of
nuclear infrastructure hosted by Copeland.
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Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven
FADQ T
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Part A: Your Details

Piease provide your details below, This information will be added into our database so we can
contact you about the Subrission, Examination and Adoption of the Local Plan as well as future . ...
Local Plan consultations.

Alt information in the folliowing table will be used solely for this purpose and no identifying
infermation will be used in any future stages of the Local Plan process. Age and gender data wiil be
used to monitor engagement in the Local Plan consultation process.

If you do not wish for your details to be held in our consultation database, please tick here:D

if an agent is appointed you must complete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1 Tawurhirh nart nf tha | Aral Disn dnac thic ranvracantatinn ralata?

Yes No

4. Do you consider the Local Pian is sound? {Please tick as appropriate)

Yes No

5. Do you consider the Local Plan complies with the Duty to Co-operate? (Please tick as
appropriate}

Yes NO

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-cperate, or if you wish to support it.

Piease refer {0 separate rasponse letler prepared by Iceni Projects on behalf of KCS Agriculiure.

{Continue on a separate sheet fexpand box if necessary)
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally
compliant and sound, in respect of any legal compliance or soundness matters you have

identified at 6 above.

(Continue on a separate sheet fexpand box if necessary) .~
Please note: In your representation you should provide succinctly all the evidence and supporting
information necessary to support your representation and your suggested modification(s). You
should not assume that yvou will have a further opportunity to make submissions. After this stage,
further submissions may only be made if invited by the Inspector, based on the matters and

If the setiiement boundary of Rhada Park is {0 be discussed at the hearing we would like to be notsfed
and invited to altend, given that my client is a landowner in this area. e

TATRML LY AL

Thank you for completing this form
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Whiehaven,
CAZB 7)G

18 March 2022
JE - 20/444
BY EMAIL
To whom it may concern,

COPELAND LOCAL PLAN 2021- 2038. RESPONSE TO THE PUBLICATION DRAFT
CONSULTATION,

We write on behalf of our client, KCS Agriculture Lid, to submit a representation to the Copeland Local
Plan Pre-publication Draft Consuitation. Our response focusses on the proposed setilement boundary
of Frizington and Rheda, providing justification for an amendment {o the proposed boundary.

a. The Site

Our client has an interest in the parce} of land to the north of the site known as ‘Beckstones, Rheda
North Parl’, a 55 dwelling housing development currently being built out by Genesis Homes. The land
to the north formed part of the same culline planning application boundary as the Genesis Homes site,
which was approved in January 2019 (LPA ref. 4/18/2426/001) with the following description of
devetopment, ‘Ouiline application for residential development with fuil details of access and afl other
matters reserved’. A plan of the entire site with planning permission has been provided for reference.

Recently, a resefved matters planning application has been submitied for the land to the north of
Beckstones {described in the application as Land at North Park, Phase 2), seeking approval of the
{ayout, appearance, scale and iandscaping of the proposed scheme. The reference number for this
application is 4/21/2519/CR1.

b. Previous Representations to the Local Plan

On behalf of our dient, KCS Agricuiture Lid, GenR8 Lid previously responded to the Local Plan
Preferred Options consultation in November 2020, specifically referring o Appendix A of the Local
Plan {maps of preferred settlement boundaries). Genr8 Ltd identified that page 12 of the appendix,
showing a plan of the proposed settiement boundary of Frizington and Rheda incorrectly identified the
extent of the land with outline planning permission, coloured orange. Genr8 noted that the setilement
boundary shouid have inciuded further land to the north, all of which formed the land granted outline
planning permission under application ref. 4/18/2426/001.

Following this, iceni Projects responded io ihe Local Plan Focussed Pre-Publication Version in
October 2021, This consultation response reiterated concern that the site was not identified within the
designated settlement boundary of Frizington and Rheda within Section 2.3 {Settlement Boundaries)
of the Local Plan.

Our services include: delivery | design | engagernent | heritage | planning | sustainable development | transpori | townsr:apep age 29

keent Projects s the trading name of foert Frojects Limited, Registered in England No, 05358427



¢. Response to the Publication Draft

Upon reviewing the Publication Draft documents for the new Copeland Local Plan 2021-2038, we note
that the site has now been inciuded within the settiement boundary of Rheda Park, and this can be
seen within the Locat Plan Proposats Map; ‘North Copeland’. We also note that on page 83 of the Pre-
Publication Focused Consuitation Feedback Repori, our representation af the Pre-Pubtication sfage
has been acknowledged, and we have been identified as represenior number 38. We are grateful that
the Local Plan Policy Team have identified that the site should be included within the setilement
boundary by virtue of its extant planning permission, and support this aspect of the Local Pian.

Strategic Policy DE3PU - Setttement Hierarchy

We take this opporiunity to also express support for Draft Strategic Policy DS3PU (Settlement
Hierarchy), which identifies that Frizington and Rheda is a Local Service Cenire and notes that the
Council will supporl development within the setflements identified, which is proportionate in terms of
nature and scale 1o the rofe and function of the settlement.

Birategic Policy HEPL - New Housing Developmeant

Draft Policy HEPU sets out reasonable reguirements for developments to adhere to. We agree with
and support the aim of Policy HBPU, which is to minimize any detrimental impacts of new housing
development upon existing communities and to ensure development is buiit te & high standard,
creating places where people will want to five and stay that have positive impacts upon health and
well-being.

Strategic Policy H4PU — Distribution of Housing

We support the provisions of Draft Policy H4PU which notes that the distribution of housing in the
Borough will be broadly in line with the settlement higrarchy. Additional housing will be supported within
settfement boundaries of the towns, Key Service Centres and Local Service Centres where it accords
with the Development Plan.

d. Conclusion

D
ASSOCIATE
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AN AW RV I,

3 March 2022

Strategic Planning
Copeland Borough Council

FUITNer To The representations tnat we supmitied on penar of tne iancowner, (I

@D - Novemnber 2020 and October 2021, the purpose of this letter is to reiterate
the suitability and availability of the Land off Jubilee Gardens, Bigrigg (Site
Reference HBI2/BIO02a) for allocation in the forthcoming Copeland Local Plan 2021
~ 2038.

I can confirm that the landowner is willing to make the land available for
development.

The previously submitted representations (appended to this letter) demonstrates
that the land is in a suitable location within the settlement of Bigrigg. There are no
constraints that would prevent its deliverability as an allocation. In conclusion, the

site is in a sustainable location and will, theretore, make an important contribution

to the aspirations of the Copeland Local Plan,

We note that the proposed alfocation now includes fand to the South/South-East,
which we welcome. it s not clear as to whether the proposed land is available, and
or achievabile for development. However, this is not considered to impact upon the
potential delivery of the land within my client’s ownership.

We have also made representations on furtherland, whichis also owned by my client
and immediately available for development. We would like 10 take this opportunity
to reaffirm our desire to also bring this land forward.

Page 31



FEE A DB By VWS DU L DTS LN AIOOU QRIIVLAUTT W F IS VRIS G U QRGO UL o
in the forthcoming Local Plan; however, we also urge the Council to consider the
allocation of additional land at Jubilee Gardens, which is available, suitable and
deliverable.

Yours sincerely,



Dear Sir/Madam,
Response to Copeland Local Plan Consuitation — Preferred Options Draft

We are instructed to make representations in respect of the above consultation, on
behalf of our client GEEDO 1 client owns a parcel of land in Bigrigg, part of
which Is partly included in the Preferred Options Draft Local Plan for allocation for -
residential development, Site MBI2 (or BICOZ2a).

1) Site Description and Background

The site is located immediately to the west of Jubilee Gardens which fronts onto the
ALSL Springfield Road. Jubilee Gardens is a recently built housing development
comprising 19 bungalows. The site is currently an unused field and is bordered by
agricuttural land to the north, a dismantled railway line to the south and Park House
to the west.

The total area of land, in our client’s ownership, measures approximately 2.4
hectares, applying a blanket density of 25 dwellings per hectare, the site is capable
of providing a total yield of GO dwellings. it is expected that a number of these would
be affordable, in accordance with local and national palicy requirements,

The site does not have any landscape, nature or habitat designations.

The site does not have any conservation of heritage designations and therearenoe

listed huildings or scheduled ancient monuments within the site.

The site is not located in an area of flood risk and there are no known surface water
issues affecting the site.
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In this section, we will provide comments on the draft plan and in particular the

policies which are relevant Lo the allocation of housing sifes and delivery of the

housing requirement.

in general, support is given to the Draft Local Plan and we are supportive to the

principle of allocating land at Jubilee Gardens (HBIZ) to accommodate new -

residential development.

We have provided further comments on the following policies in the order set out
below:

« Policy DS2PQ (Settlement Hierarchy)

s Policy DS3P0 (Settlement Boundaries)

s Policy HP1PO (Improving the Housing Offer)
s Policy HZPO (Housing Requirerment)

¢ Policy H3PG (Housing Delivery)

e Policy H4PO {Housing Distribution)

e Policy HOPO (Housing Allocations)

Policy HIPO (improving the Housing Offer)

This policy states that the Council will work with stakeholders, partners and
communities to make Copeland a more attractive place to build home and live. To
achieve this, Copeland state that they will allocate a range of deliverable and

attraciive sites to meet local housing needs and aspirations, ensuring they are buiit

to a high standard, and whilst protecting the amenity of existing residents.

We are supportive of this aim, by allocating deliverable sites in attractive Local
Service Centres, such as Bigrigg, Copeland is better placed to provide an improved
housing mix, offering a wider range of types, tenures and choice of locations, with
excellent access {o services. L

Rolicy H2P0 (Housing Requirement)
The Draft Copeland Local Plan, sets cut a minimum requirement for the delivery of

2520 net additional dwellings between 2017 and 2035, This equates to an average
annual requirement of 140 dwelling per annum. Within the Settlement Hierarchy_,_

Bigrigg is identified as a Local Service Centre {(LSC), the L.SC’s are expectedto -

contribute at teast 20% of the overall housing requirement equating to 28
dwellings per annum.

The policy aiso outlines an aspirational additional requirement for the delivery of
new homes, which increases the annual target te 200 new homes per annum. This
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be used.

It is unclear why this specific approach is being taken; however, it does indicate
that CBC are seeking to support housing growth beyond their minimum
demographic requirement, which we support.

The figure of 140 new homes per annum, broadly accords with past delivery rates;

however, it is noted that the delivery of the housing reguirement will be heavily
reliant upon large strategic sites, particularly in Whitehaven which are unlikely to
deliver in the first five years. The Councii has not yet published it updated Housing
Land Supply figure, as such it is not possible to comment in more details as to
whether the Council has a five-year supply of housing sites currently available.

My client’s land is currently avaiiable and could easily be developed within the first -

five years of the plan period. The delivery of the additional land not currently
proposed for allocation, but also with my client’s ownership, would make a more
stgnificant contribution to the coverall housing reguirement.

Policy H3PO (Housing Delivery)

This policy sets out the action which will be taken by CBC in the event that delivery
of new housing, does not come forward at the anticipated rate. We consider this
Folicy to be particularly important, as delivery of new homes across Copeland has
consistently fallen below their housing target, which has resulted in a significant
undersupply of homes.

We broadly support the mechanism proposed; however, consideration could be
given to look more positively/proactively at sites which lie adjacent to settlement
boundaries (similar to the approach taken by Allerdale}. As these locations, are
likely to be the most sustainable locations, outside of the allocations.

Policy H4PO {Housing Distribution)

This policy sets out the minimum housing distribution figures for the Principal
Town, Key Service Centres and Local Service Centres. The policy sets out
maximurm figures in the Sustainable Rurat Villages and Other Rural Villages.

Again, we broadly support this approach which recognises the need for flexibility for

the delivery of new homes in the most sustainable locations, which includes. the

Local Service Centres.

Policy H5PO {(Housing Allocations)
The drafl policy recognises the importance of making provision for a variety of
attractive housing sites, to encourage developers and new residents to the
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the trend of population decline.

The number of new homes delivered in the Borough has consistently fallen below
the housing requirement in the Core Strategy, and the new proposed housing
requirement will significantly lower than the previous requirement.

Policy HEPO identifies all the sites which are to be allocated and that will

contribute to the delivery of the overall housing requirement. The site (Ref: HBIZ or |

BIOO2a) which is proposed for allocation measures approximately 0.74 hectares
and has an indicative vield of 19 units, using a standard density of 25 dwellings per
hectare.

This site is available for delivery immediately and more importantly is in a focation .~
that is commercially viable and will provide a strong build-out rate to support the -~

Borough's five-vear supply. Furthermore, the site will make an important
contribution to the strategic growth aspirations of Copeland Borough Council.

Paragraph 67 of the NPPF states that planning policies shoutd identity a supply of
specific, deliverable sites for years one to five of the plan period; and identify

specific, developable sites or broad locations for growth, for years 6-10 and, where a

possible, for years 11-15 of the plan.

The National Planning Policy Framework states that “to be considered deliverable,
sites for housing should be available now, offer a suitable location {or development

now, and be achievable with a realistic prospect that housing will be deliveredon -+

the site within five years.
n particular:

a) sites which do not involve major development and have planning
permission, and all sites with detailed planning permission, should be
considered deliverable untl permission expires, unless there is clear
evidence that homes will not be delivered within five years (for example
hecause they are no longer viable, there is no longer a demand for the type
of units or sites have long term phasing plans).

b) where a site has outline planning permission for major development, has
been allocated in a development plan, has a grant of penmission in principle,
or is identified on a brownfield register, it should only be considered |
deliverable where there is clear evidence that housing completions will
begin on site within five years™.
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no sites have been allocated since the 2001-2016 Plan, and the settlement
boundary was drawn tightly arcund existing development.

Other proposed allocations in Bigrigg, HBI1 and HBIZ have non-known developer
interest and access constraints, yet have been deemed to be developable within
the 0-5 year period. We are in discussion with a national housebuilder who have

expressed an interest in bringing the site forward for development. As such, we

would ask that consideration is given 1o the allocation of additional land,
comprising site B10O0Z to help meet the housing requirement and demand.

Paragraph 68 recognises that smalt and medium sized sites can make an

important contribution to meeting the housing requirement of an area and can.

often be built cut more quickly.
Summary and Conclusion

in conclusion, we support the proposed altocation of HBIZ (BIOOZa) for allocation
in the forthcoming Local Plan; however, we also urge the Council to consider the
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _
contact you about the Submission, Examination and Adoption of the Local Plan as well as future -
Local Plan consultations.

Al} information in the foliowing table will be used solely for this purpose and no identifying
information will be used in any future stages of the Local Plan process. Age and gender data will be
used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.

Age (Please circle) e .
{18725 |26 35 |3645 | 4655 | 5665 |66.75 | 76+ | Prefer not to say
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Part B: Your Representation

1. To which part of the Local Plan does this representation relate?

Paragraph

Policy

D34PU
DE&RU

Policies Map

2. Is the nature of your representation to provide support for or to object to the Policy or

Proposai?

Support

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes

Object

No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes

No

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as

appropriate)

Yes

No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,

fails to comply with the Duty to Co-operate, or if you wish to support it.

{Continue on a separate sheet fexpand box if necessary)
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7. Please set.out the modification(s) you consider necessary to'make the tocal Plandegally ... :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

after this date.

Thank you for completing this form
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1.3.

INFIRODUCTION

| I PUIPOSe OF TTHS TepOITIS 1O GeIMONSITate thal INe SILe IS avalianie and SWianie 1or
a housing allocation in the Copeland Local Plan 2007 -203,. @
The site is located immediately adjacent to the proposed settiement boundary for

Frizington and is well-related to existing development.
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2.1

2.3.

2.4,

THESITE

The Site is located off Lingley Fields, which is a small development of housing
constructed in the early 2000°s. The site lies to the West of Mill Street, in close

proximity to services and facilities, which are within easy walking distance

The site is currently an agricultural field that measures approximately 4.7 hectares.
However, we are proposing a smaller parcel of land which measures approximately

tha. When applying a blanket density of 30 dwellings per hectare, the site is capable

of providing atotal yield of 30 dwellings. It is expected that a number of the dwellings. B

would be affordable, in accordance with local and national policy requirements.

We have not identified any limitations that may prevent or constrain development

onthis site. Firstly, itis notlocated within an area of flood risk and there are no known

surface water issues.

Secondly, the site does not have any landscape, habitat or heritage designations
and there are no listed buildings within or close by the site. Also, there are no

protected trees or woodland.

Finally, the site does not have any stability or contamination issues, R
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3.2.

3.4

RELEVANT LOCAL PLAN POLICIES

Policy DE3PU (Settlement Hierarchy) identifies Frizington as a ‘Local Service
Centre’. The draft policy states that these locations have a supporting role to the

Borough's towns containing a broad range of services. Settlements within this tier

of the settlement hierarchy operate independently for day-to-day needs, orasa o

well-connected cluster with a neighbouring fown.

Within these settlements, development will be focussed on existing employment

atfocations, moderate housing allocations, windfall sites and infill development.

Policy DS4PU (Settlement Boundaries) outlines that settiement boundaries have

been identified for all settlements within the hierarchy and development within the

settlement boundary will be supponted in principle where it accords withthe .

Development Plan unless material considerations indicate otherwise

Development outside of the settlement boundary will only be accepted in the -

following circumstances:

¢ Where the proposal is for housing and:

o Fthe siteis weil related to and directly adjoins the settiement -~

boundary of a town or Local Service Centre; and
o Fhe site is or can be physically connected to the settlement it adjoins

by a safe pedestrian route; and

o Tthe Councilis unable to demonstrate a 5-year supply of deliverable -

housing sites; or
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o There has been previcus under delivery of housing against the
requirement for 3 years or more; or
o The proposals for a specific type of housing supported by Policy

HISPU, HI6PU or HITPUL

no allocations for Frizington.
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4.2

4.3,

4.4,

DEVELOPMENT APPRAISAL

The provision of housing on this site will support the Council’s aspirations for the
delivery of new housing and will contribute to the reversal of years of low-building
rates. The Copeland Local Plan explains that delivering the right amount of housing
development will provide the certainty and confidence to deliver the economic

growth that the Borough needs to flourish.

The site is located adiacent to the settlement boundary, is weli-related 1o existing
development and would provide an appropriate extension to Frizington. The Spatial

Development Strategy in the current Local Plan gives support for housing

allocations in the form of small-scale development and appropriaie extension to - N

Frizington's settlement boundary.

Vehicle and pedestrian access could be achieved from Lingley Fields and Mill Street.
The appropriate visibility splays are already in place and the access road is capable

of accommodating additional development.

The site will reffect the sporadic pattern of development in this location and with
carefully designed structural landscaping to boundaries, the development could be

integrated into the swrrounding landscape avoiding any adverse harm to the

for any forthcoming site allocation.
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4.5,

4.0,

4.7.

4.8,

4 10.

A high-guality housing development with a carefully designed layout and

landscaping scheme will be successful in Frizington, where no sites have been -

identified. This site is available for delivery immediately and more importantly is in
a location that is commercially viable and will provide a strong build-out rate to

support the Borough's five-year supply.
Suitable

The site lies just outside of the defined settlement boundary, but within close

proximity to the recent Lingley Fields development.

The site Is steeply sioping; however, is considered to be capable of accommodating

a small-scale extension to the existing housing without resulting in adverse impacts

tolandscape character.

The site is tocated in a highly sustainable location, with a range of services within

s Al i ARk A m A

Achievable

The site is currently available, and if alfocated could be delivered within 0-5 years.

devetopment.
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5.2,

SUMMARY AND CONCLUSION

This appraisal has demonstrated that the Land off Lingley Fields, Frizington is
avallable and suitable for a housing allocation in the Copeland Local Plan 2017 —
2035. The site is located immediately adjacent to the settlement boundary for

Frizington.

This site is gvailable for delivery immediately and more importantly is in a localion
that is commercially viable and will provide a strong build-out rate to support the
Borough's five-year supply. Furthermore, this site together with other potential
allocations in the area will make an important contribution to the strategic housing

growth aspirations of Copeland Borough Council.

In conclusion, the site is in a sustainable location and is therefore suitable to be taken

forward as a housing allocation in the Copeland Local Plan 2017 — 2035.
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Part A: Your Details

Please provide your details below. This information will be added inte our database so we can
contact you about the Submission, Examination and Adoption of the Local Plan as well as future
tocal Plan consultations,

Al information in the following table will be used solely for this purpose and no identifying
information will be used in any future stages of the Local Plan process. Age and gender datawilibe -~
used to monitor engagement in the Local Plan consultation process.

If you do not wish for your details to be held in cur consultation database, please tick here:[]

AgeiPeasecirele)
[18-25 [26-35 | 36-45 ] 46-55 | 56.65 |66.75 | 76+ . | Prefer ot tasay

L
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Part B: Your Representation

1. To which part of the Local Plan does this representation relate?

Paragraph Policy ﬁ;ﬂ 7 #E ‘}' - Policies Map L

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposal?

Support Object [ L

3. Do you consider the Locad Plan is legally compliant? (Please tick as appropriate) o .

Yes o] ‘No -

4. Do you consider the Local Plan is sound? {Please tick as appropriate)

Yes No Ve el -

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Piease tick as
appropriate}

Yes v No I

fi. Please give detalls of why you consider the Local Plan is not legaily compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

{Continu® on a separate sheet /expand box if necessary}

Page 55




HSPU Housmg Attocahons Atiacanon reference HWH 1 Land at West Cumberland Hcspitai and
- Sneckyeat Road

We obiect to the area of land which has been allocated for housing development within the plan E '

~as part of it remains in the nperation purview of the West Cumberland Hospital with no plans to

-redevelop. This is noted in the SHLAA 2022 which states “See housing Alfocation Profile
document for further information. Discussions with the landowner post the production of the

: Publication Draft have suggested that the full site may not be available.

- The plan envisages the land coming forwards within the first 5 years of the Plan period with an ERRIY

. indicative area of 5.07 hectares and an indicative yield of 127,

 Part of the land is considered available by the NHS Trust as it is now surplus to requirements and '

" actions are in place to begin demolition of buildings. However, the area of operational buildings
- which have a range of uses including training and staff residential units are to be retained and

- will be retained for the foreseeable future, As the the SHLAA already noted, thss are of. Eand wii! ' o '. o

f-not be available and is unlikely to be available throughout the Plan period. -

- The inclusion of Jand which is not available will have an impact on the yield of the site and will
“mean that it could not be brought forward on a whole site basis. it is requested therefore that
the element which will remain in association with the use of the adjoining West Cumbertand

- Hospital is removed from the Pian.

‘There can be no certainty that the whole site would come forward for such through the Plan
: period, it is considered that the inclusion of the whole site makes the Plan unsound in this
-regard.
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7. Please set out the modification(s) you consider necessary to make the Local Plan iegaily
compliant and sound, in respect of any legal compliance or soundness matters you have
identified at 6 above,

AWIEND THE Lotk PLii MAP To LEVLELT THE

LAND wiicH (5 AVAILABLE Aiild £.EVISE THE yra i
ACLOLOINIC Ly

""-_{Cuntinue on a separale sheet fexpand box if necessary) - '

Please note: In your representation you should provide succinctly all the evidence and supporting
inforenation necessary to support your representation ond your suggested modification(s). You
should not ossume that you will have a further opportunity to make submissions. After this stage,
Jurther submissions may only be made if invited by the !nspector, based on the matiers gnd
issues.he or she identifies for examinotion,

8. if your representation Is seeking a modification to the plan, do you consider it necessary to
participate In the Examination hearing session(s)?

Yes, | wish to participate No, | do not wish to participate )//
in the hearing session{s) in the hearing session{s) .

9. Kyou wish to participate in the hearing session(s), please outline why you consider this to be
necessary:

[ FGRK YOU JOT COMPISTing this Jornm
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Part A: Your Detalls ETRTT )

Please provide your detalls below. This information will be added into our database so we can
contact vou about the Submission, Examination and Adoption of the Local Plan as well as future
Local Plan consultations,

All information in the following table will be used solely for this purpose and no ldentifying
information will be used in any future stages of the Local Plan process, Age and gender data willbe -
used fo moniter engagement in the Logal Plan consultation process.. DU

if vou do not wish for vour details to be held in our consuliation database, please tick here:D

if an agent is appointed you must complete details for both parties, but we will use the agent

Aataite me e mrismm e b e

Address | CBEELATIS 1MEm ALy | LindiT +8 |
[ AERITON EOAD THE JQUTH Efkace
CAessi s HBCLTHORFE EALNESS CelaTi s
R AL IHOEPE
Pl T
Postcode CAD  JH CARID 2 b
Telephone
Email ; sty Qcesioteasiond |
Gender [Pleasecirele) e _
i Male Ferale ‘| CPrefer not tgﬁﬁy_ﬂ ''''' =
Age {Pleasecircle) R ,

| 18-25 1 26-35 | 36-45 | 46-55 | 56-65 | 66-75 ;7@/’ zPrefernonsay
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Part B Your Representation

1. To which part of the bocal Plan does this representation relate?

Paragraph Policy ESBL Paticies Map \/

2. 1s the nature of your representation to provide suppart for or to abject to the Pelicy or
Proposal?

Support | [ {bject .

3. Do you consider the Local Plan is legally compliant? (Please tick a5 appropriate)

S I R N

JR TSN JP VPR

4. Do youl consider the Local Plan is sound? {Please tick as appropriate)

—

Yes ! No L

i

% Do vou consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate}

Yey Ney

6. Please give detalls of why you consider the Lecal Plan s not legally compliant, is unsournd,

fails to comply with the Buty 1o Ca-operate, or If vou wish to support It

{Continue on @ separate sheet Jexpand box if necessany}
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Policy ESPU: EMPLOYMENT SITES AND ALLOCATIONS

We object to the inclusion of permanent car parking fand for West Cumberland Hospital.ag L
an Employment Site and Allocation (Sneckyeat Foad, Whitshaven). . .. . e

The land is covered by two approved planning applications which establish part of the site
for permanent car parking relating to West Cumberiand Hospital. The application
references arg;, o U E TS ___________________ .

4/16/2390/0F1 - Conversion of land to form an additional 90 designated car parking

SPECES
4/20/2441/0F1 - Change of use of existing land into & staff car park for the West
Cumberland Hospital. .~ -~ o o

The car parks form the bulk of the land noted ag ‘undeveloped allocation” in refation to

Sneckyeat Road of 1.1ha, SRR
in addition to the land being referred 10 as undeveloped when it is in active use as.car |
parking for the West Cumberiand Hospital operaling under Rl planning permission, the

policy does not confer any opportunity of the land to be used for operational hospital
requirement o allow the Trust to redevelopment the site for medical uses in association

with the hospilal if necessary, This would be a C2 use and it Is considersd that it could be o
appropriately worded 1o refate 10 uses in association with the Hospital and not a more

general C2 use.

Whilst it is noted that non-employment uges (defined as E(g), B2 and B8 uses) may come e
forwards, there are a range of caveats {o first satisfy which would add an unwelcome layer

of uncertainty, however minor the Authority may consider it, when securing funding.

not available for any further development at this time. There can be no certainty that it
would come forward for such through the Plan period.

As it would be hrownfield land irr any case, there is no indication that should the position of L :
the land change and it no longer be required by the Trust that an alternative use suchas '
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empicymenw.@uid.b.e..unasc.eptable_ and could not be considered under a general windfall
policy. 1 is considered that the Plan has sufficient flexibility for this to be appropriate.
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7. Please set out the modification{s) you consider necessary to make the Local Plan lepally
compliant and sound, i respect of any legat compliance or sounsdness matters vou have
identified at 6 above,

REMOVE THE BIABLATION Fegrn 7THe Oibos OF
MO/ P p1 7o EMNUUEE THAT 17 Senafieass AV a LAGLE
PR USES 1At ASSOLIATION NIFH T AL ACAEPT
NEST (PIBERLAND  HOSPITAL, |

LOCAL  PLAIY MMAL Aile LA 1RE  fOOI FILATI0AY

~{Continue on a separate sheet /expand box if necessary} - -

Please note: In your representation you should provide succingtly off the evidence ond supporting -
infermation necessary to support your representation and your suggested modification{s}, You
should not assume thot you will hove o further opportunity t0 moke submissions. After this stage,
Jurther submissions mey only be made if invited by the Inspector, based an the matters am:f
issues he orshe identifies for examingtion.

8. if your representation is seeking a modification to the plan, do vou consider it necessary to
participate in the Examination hearing session{s)?

Yes, | wish to participate B ! Mo, | do not wish to participate | l//
in the hearing session{s} | f in the hearing session{s) _

T

8. i you wish to participate in the hearing session{s}, please outline why vou consider this o be
recessary:

Tharik you for cornpleting this form

Page 64






Page 66



D48

From: c_— T 7O

Sent: 17 March 2022 03:36

Yo: ‘Local Pian Consultation

Subject: s ‘Representations 1o Copeland Local Plan Publication Version - Persimmaon Homes
Attachments: Representations to Copeland Local Plan Publication Version - Persimmon Homes

Forms.pdf; Representations to Copeland Local Plan Publication Versionpdf

twould be grateful if you could acknowledge receipt of these representations and confirm they have been “duly ... .
made”. :

Kind Regards

or teking acticn in refation of the contents of this information iz stoictly prohisited and may be unlawiul,

i scannsd for viruses argd malware, and may have been adtomaticaly archived by Mimecasy, a leader in email ... :
resilignce. Mimscast infegrates emall defensss with brand profgction, security awarenass fraining, weab

i

This emall hag
seCurity and oyhs
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sl weorld, To find ot

curity, complignge and other ¢
sebivity, human grror and technology faliure; snd to fend the
more, visit aur website,

Eips profect Eege and smali organi
moveriant toward buitding a more resilie
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will be also be ‘made available’ in line with the Town and Country Planning (Local Planning)

{England) Regulations 2012 {Regulations 20, 22 and 35). This includes publication on the Council’s
Website T e e oL _

Privacy Notice
A copy of the Council’s privacy statement can be viewed at

CA28 7JG - B OO P DS POP PPN

Or email: {ocalplanconsuitation@copeland.gov. uk
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Yes L:._____l NQ[_________%

5. Do you consider the Local Plan complies with the Duty to Co-operate? (Piease tick as
appropriate}

L PN _,;

Voo
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paulforshaw@turley.co.uk

CHent
Persimmon Homes {Lancashire) Limited

Qur reference
PERRZOOS

4 March 2022

Page 86



1.2

13

14

Turley has previcusly prepared and submitted site specific representation on the
Preferred Qpticns and Pre-Publication Focused Consultation drafts of the Copefand
Local Plan in November 2020 and October 2021 respectively. Those representations
comments on varicus draft policies, but also promoted the aliocation of a number of
sites in Copeland which Persimmon has interests in. These include:

. tand south and west of 5t Mary's School and the Former Marchon Site,

Whitehaven
. Fairways Extension, Seascale
. tand south of Laurel Bank, Whitehaven,
. Meirose, Egremont

. Vicarage Lane, Ennerdale Bridge.

In Novernber 2020, representations were also submitted on the Copeland Housing
Needs Report, and a joint representation with Gleeson Homes was submitted on the

development strategy, housing reguirement and settlement hierarchy proposed in the

Preferred Options Version of the Local Plan.

The emerging Local Pian will be subject to an independent examination inte its

soundness and legal compliance. The tests of soundness are presented in paragraph 35

of the National Planning Policy Framework {NPPF). This notes that Local Plans are
sound only if they are:

. Positively prepared — providing a strategy which, as a minimum, seeks to meet

the area’s objectively assessed needs and is informed by agreements with other -

authorities, so that unmet need from neighbouring areas is accommodated
where it is practical 1o do 50 and is consistent with achieving sustainabile
development;

. justified — an appropriate strategy taking into account reasanable aiternative,
and based on proportionate evidence;

J Effective — deliverable over the plan pericd and based on effective joint working

on cross-houndary strategic matters that have been dealt with rather than
deferred, as evidenced by the statement of common ground; and

. Consistent with national policy — enabling the delivery of sustainable
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1.5

1.6

These representations comment on the soundness of the policies in the Publication
Version Local Plan in the context of the above-mentioned tests of soundness. The .
representations shouid be read slongside Persimmon’s previous representations on T
the Copeland Local Plan referred to in paragraphs 1.2 and 1.3,

Structure

The structure of these representations is as follows:

. Section 2 — Policy HP2U: Housing Reguirement e
. Section 3 — Policy H1PU: Improving the Housing Offer

» Section 4 — Policy H3PU: Housing Delivery

. Section 5 — Policy D54PU: Settiement Boundaries L _ EREE R '

. Section 6 — Policy H5PLU: Housing Allocations

. Section 7 - Proposed Aliocation HWH4: Land South and West of 5t Mary's School
and Proposed Allocation HWHS: Former Marchon Site North

. Section 8 — Proposed Allocation HSEZ: Fairways Extension, Seascale LT .

. Section 9 — Additional Housing Opporfunity Sites
. Section 10 — Qpportunity: Land South of Laurel Bank, Whitehaven
. Section 11 — Oppontunity: Melrose, Egremont

. Section 12 — Opportunity: Vicarage Lane, Ennerdale Bridge

. Section 13 — Policy N7PU: St Bees Heritage Coast

. Section 14 - Conclusion

Page 88



2.2

2.3

2.4

25

2.6

combined with future windfali development, previous completions and extant

permission, will provide a minimum of 3,400 dwellings (an average of 200 dwellings per -

annum) over the Plan period {2021 to 2038).

As referred to in Section 1 of this statement, Persimmon and Gleeson Homes
submitted a technicai critique of the housing requirement (hereafter referred to as the
“Housing Needs Report”) to the Preferred Options Draft of the Copeland Local Plan. A
copy of this report is attached at Appendix 1. The housing requirement in the
Preferred Options draft was slightly lower {2,520 dwellings / 140 per annum) than that

in the Publication Version Plan; however the conclusions reached in the Housing Needs .~

Report remain valid, and are summarised below.

The NPPF, at paragraph 17 makes it clear that Local Plans must include strategic
policies to address the identified priorities for the development and use of land across
the Borough. These pelicies must address social, economic and envirenmentat
objectives in “mutually supportive ways......”", mindful that they are interdependent
components of achieving sustainabie development.

In respect of social objectives, as per paragraph 20 of the NPPF, the strategic policies of
the Local Plan must make sufficient provision for housing, including affordable housing.
This should be achieved by ensuring a “sufficient amount and variety of land”*...... is
made avoilable”.

I accordance with paragraph 61 of the NPPF, the minimum amount of new homaes
needed across Copeland should be identified using the Government’s “standard
method”. The Planning Practice Guidance {PPG} makes clear that the housing need
figure calculated by the standard method is a minimum “starting point”; it therefore
makes clear that there will be circumstances where “the actuai housing need is higher
than the standard method indicates™?.

At the time of writing, the standard method calculation for Copeland remains the same
as it was when the Housing Neads Report was drafted {11 dwellings per annum), As
outlined in the Housing Needs Report, the standard method calculation for Copeland is
evidently not credible when the Borough has consistently delivered at least 110 dpa

over the past decade, at an average of 133 dpa®. This is clear evidence that the scale of .

the need and demand for new homes in the Borough is significantly higher than the
standard method indicates.

1 Paragraph B, NPPF {July 2021}
2 paragranh 60, NEPF Uulby 2021}
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2.7

2.8

2.9

2.1¢

211

2.12

2.13

This is primarily due to the reliance of the standard method upon trend-hased
demographic projections which assume a sustained decline in the Borough's
population due to the impact of a continued ageing population. However, this does
not align with the Council’s aspiration to depart from past trends to boost economic
growth and ensure a sustainable future for the Borough.,

Therefore, within the context of the PPG, “previous levels of housing delivery”
undoubtedly signal a “significantly greater” need for housing in Copeland than implied
by the standard methoed, and as such it is clearly “appropriate to plan for a higher level
of need””,

Furthermore, the Council’'s aspiration to depart from past trends is buiit on a
consideration of investrnent potential in the borough with specific reference to its
major employers and sectorial specialisms. The realism of achieving employment
growth must be considered in the context of the success the borough has had over

recent years in creating new employment opportunities. it is critical that this growth is. ... R

sustained and its full benefits realised within the borough with the supply of an
adequate quantity and breadth of housing critical to achieving this objective.

Persimmon supports the Council’s positive approach in identifying that the full need for
housing exceeds that set through the standard method. However, it is considered that

the minimum housing requirement of 143 dpa outlined in draft Pelicy HPUZ dossnot -

fully refiect the Council’s aspirations for economic growth, rather it is ‘demographic-
led’, indeed, this figure does not include consideration of supporting future
employment growth.

Therefore, the current housing requirement and associated draft policy are considered
to be unsound as it is not ‘positively prepared’ in relation to meeting the Borough's

cbjectively assessed needs, is not fully ‘justified” when taking into account the Council’s

aspirations and consequently is not consistent with national policy as it would faiito
significantly boost the supply of housing, as set ocut in paragraph 80 of the NPPF,

As justified in the attached Housing Need Report, Persimmon considers that the
minimum housing requirement for the borough should be 300 dpa which reflects the
‘amployment-led growth’ which will ensure the delivery and be “mutually
supportive...”® of economic growth in the Borough and assist the Council in meeting its
stated aims and cbjectives.

Persimmon therefore considers that the housing requirement in Policy HPU2 should be
increased to 300 dpa in order 1o make the ptan sound. Further justification for why a
300 dpa requirement would be the most appropriate housing requirement is set out in
the Housing Needs Report attached at Appendix 1.
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3.2

33

3.4

35

3.6

ang aspyations;

{b}  Supporting the renewal and improvement of the Borough’s existing housing
stock and bringing empty properties back into use;

{t) Supporting proposals which aid the regeneration of the wider residential
environment;

{d}  Approving housing development on appropriate windfall sites within the
settlement boundaries where it accords with the Development Plan; and

{e)  Ensuring a consistent supply of deliverable housing sites is identified through an
annual Five Year Housing Land Supply Position Statement

As set out in Policy H2PU (and referred to above in paragraph 2.1}, the allocations in
the Local Plan and a windfall allowance would deliver 3,400 dwellings (an average of
200 dwellings per annum) over the Plan period. Whilst this is higher than the minimum
housing target in Policy H2PU of 2,482 net additional dwellings {an average of 146
dwellings per annum), it would be lower than requirement of 300 dpa identified in the
attached Housing Needs Report that is considered to necessary to support economic
growth.

Part d of Policy H1PU restricts windfall development ouiside of the settlement
boundaries. Given that the proposed allocations in the Locat Plan and a windfall
allowance would not deliver the 300 dpa considared necessary to support economic
growth, it is considered that by restricting windfall development to sites within the
settlement boundary Policy H1PU is not positively prepared and is therefore unsound.

Persimmon considers that Policy HIPU should be amended so that it allows for windfalf . .

developrment on sites outside of settlement boundaries, where they are weil related to
the settlement, for example where development would result in the rounding off of a
settlement. This woutd provide greater flexibility in housing supply, assisting to meet
the reguirement of 300 dpa considered necessary in the attached Housing Needs
Assessment,

Development on sites well related to the settlement boundaries would continue to

ensure that development takes place in locations that are sustainable and have access

to facilities and services within settlements, whilst assisting to meeting the housing
requirement necessary to deliver economic growth.

Additionally, notwithstanding Persimmen’s comments on Policy DS4PU (see section 5},
Policy DS4PU allows for housing development outside of the settlement boundaries of
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3.7

settlement boundary. Policy H1PU does not therefore align with the reguirements of o
Policy DS4PU and should be amended so that the requirements of the two policies are .
the same (including Persimmon’s suggested amendment £0 Policy DS4PU)

The following amendment to part d of Policy H1PU is therefore requested:

“d} Approving housing development on appropriate windfall sites within that
relate well to the settlement boundaries where it accords with the
Development Plan......”"
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4.2

4.3

4.4

4.5

4.6

Persimmon questions whether the above approach is justified and therefore whether
the policy is sound. The housing requirement in Policy H2PU and the distribution of
housing in Policy H4PU should be treated as minimums, not ceilings. An exceedance of
the minimum housing target in a settlement or settiement tier should would not
prevent further development coming forward in other locations or other settlement
tiers, where that development accords with other policies in the Local Plan. itis not
therefore considered necessary for a local plan review if development expectations in
one settlement or settlement tier exceeds expectations.,

Cn the contrary, Persimmeon considers that a review of the Local Plan should take place
if development in a settlement or tier of settlements falls significantly below
expectations. The sustainable rural villages and rural villages are some of the
settlements in the Borough where housing pressures, and in particular affordable
housing need, is most acute. if housing delivery in these settiements therefore drops

significantly below expectations it could have negative consequences on the availabifity . '

of a suitable mix of housing to meet needs and the availability of affordable housing in
those settlements. Furthermore, it could also potentially impact on the ongoing
sustainability of that settiement and the overall objective of boosting the economy of
the Borough. it is therefore important that the Local Plan contains a mechanism that
allows for an early review if delivery in these settlements drops below expectations in
order to investigate and address the reasons for this, potentially throtigh the aliccation
of more sites for housing development or amending settiement boundaries.

Without including a mechanism for a local plan review if housing delivery drops below
expectations, the plan is not comply with the Government's objective of significantly
boosting housing supply, and would therefore be contrary to paragraph 80 of the NPPF
and unsound. :

Persimmon therefore considers that Part 3 of Policy H3PU should be amended as
follows:

“If evidence suggests that, at the end of any monitoring vear, housing delivery has
exceeded has fallen below expectations within the Sustginable Rural Village and Rural
Village tiers in the settlement hierarchy which may put the overall Development _
Strategy at risk the Council will consider carrying cut a full / partiol Lacal Plan Review.”

It is considered that the above poiicy amendment would mean that Policy H3PU is
more positively prepared and is necessary to make it sound.
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5.2

53

5.4

55

boundaries will be allowed whare the site is well related to and directly adjoins the
seitlement boundary of @ town or Local Service Centre.

Persimmon considers that the policy should also allow for housing development on
sites well refated to and directly adicin the settlement boundaries of other settlement
tiers, particularly where there is limited scope for growth within the settiement
boundaries. This is particularly important in the Sustainable Rural Villages. Policy
HA4PU (Distribution of Housing} states that development in the Sustainabie Rural
Villages will be allowed where it is required to support economic growth. Howaver,
with the Seftlement Boundaries being drawn tight to the existing built-up area of a
number of the Sustainable Rurai Vitlages — Ennerdale Bridge in particular — and no
allocations in a number of those settlements there is very limited scope for
development within the Settlement Boundaries. There is therefore no, or very limited,

opportunities for additional development to the level shown in Policy H4PU in some of

the Sustainable Rural Villages and therefore limited opportunity for growth in the
Sustainable Villages that is necessary to sustain and grow their service offer.

This is particularly true of Ennerdale Bridge, where the settlement boundaries are
drawn tight to the existing built up area of the settlement in the Publication Version
Pian and there are no proposed allocations within the settiement. Persimmon owns a
site at Vicarage Lane, Ennerdale Bridge, details of which are provided at Section 12.
The settlement boundaries of Ennerdale Bridge were drawn 10 include the site in the
Preferred QOptions Draft of the Local Plan, but were amended in the Focused Pre-
Publication Draft to exclude the site. The reasoning given for this removing the site
from the Settlement Boundaries is set out in the Discounted Sites document’. These
inchude infrastructure constraints and ecological constraints, both of which are
disputed by Persimmon, and it is considered that the site provides a suitable and
sustainable location for housing development to support the economic growth of
Ennerdale and its hinterland (see Section 12 of these representations}.

Irs ight of the above, Persimmon considers that Policy DS4PU, as currently drafted in
unsound as it restricts windfall development in the Sustainable Rural Villages and is
therefore not positively prepared. The following changes to Part a) of Policy DS4PU are
considered necessary in order to make the policy sound:

“a} the site is well related to and directly adioins the settlement boundary efe
towR-ar-tocH-Sermea-Ceptre. ....... ”

I addition, Persimmon considers that the Settlement Boundaries of Ennerdale Bridge
should be amended to include its Vicarage Lane site.
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57

Notwithstanding the requested amendments to Policy DS4PU above, the Policy would
remain very restrictive in terms of residential development oufside of settlement
boundaries due to Part ¢) of the Policy only allowing development on windfall sites in
situations where the council is unable to demonstrate a 5 year deliverable housing
supply or there has been previous under-delivery against the housing requirement or 3
years or more, Whilstit is understood that the purpose of these restrictions are to
ensire that in settiements where there is opportunity for windfall development within
the Settlement Boundaries, iand within the Settlement Boundaries is developed first.
However, as stated above, in settiements such as Ennerdale Bridge thereis no
opportunity for windfalt development within the Settlement Boundaries due to them

being tightly drawn to the existing built up area and no allocations are proposed. Asa .-

result, there is no opportunity for further development in Ennerdale Bridge and
therefore very limited opportunity for Ennerdale Bridge to performitsrole as a
Sustainable Rural Village and accommodate development to maintain the community.

Parsimmon therefore requests that the settiement boundaries of Ennerdale Bridge are
amended to include the site, as was the case with earlier drafts of the Local Plan. itis
also requested that the site is allocated for residential development. justification for
this is provided in Section 12 of these representations.
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6.4

6.5

6.6

6.7

6.8
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» HWHS: Former Marchon Site North, Whitehaven
. HSEZ: Fairways Extension, Seascale

The above sites are considered to be suitable for housing development and will all be
able deliver housing within the Plan period. Further details of each site, their sultabifity
for housing development and inforimation on the deliverability of each site is provided

in Sections 7 and 8 of these representations.

Notwithstanding the support for these allocations, Persimmon considers that
amendments are necessary to proposed allocations HWH4 and HWHS to include
additional land. Reasoning for this is set out in Section 7.

As referred to in Section 2 of these representations and the accompanying Housing

Needs Report, Persimmon is of the epinion that the minimum housing reguirementin -

Policy H2PU should be increased to 300 dpa in order to meet the full economic
ambitions of the Borough. The Local Plan does not allocate sufficient sites to deliver
300 dpa, and would still falt short with the windfall allowance referred to in Policy
H2PU. Persimmon is therefore of the opinion that additional sites should be allocated
in the Local Plan in order to deliver the 300 dpa reguirement considered necessary in
the accompanying Housing Needs Report and to make the Locai Plan sgund,

Persimmon has promoted the following sites at various stages of consuitation on the
Copeland Local Plan:

- tand south of Laurel Bank, Whitehaven;
. Land at Melrose, Egremont; and
. Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are not propoesed for allocation in the
Publication Version Local Plan, provide sustainable and suitable sites to meet the
higher housing need. All of the sites are located in suitable locations for housing
development and are available. Housing development on these sites would therefore

be achievabie within the Plan period and they should be aliocated in order to meet the . -

identified higher housing need.

lustification for these additional sites being included as allocations in the Locat Plan is
provided in Sections 9 to 12.
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7.2

7.3

7.4

7.5
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7.7
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The Former Marchon Site North and the adjacent Land South and West of 5t Mary’s
School provide an opportunity for a comprehensively planned residential development
in a sustainable location on the edge of the Principal Town of Whitehaven;
redeveloping a large previously developed site. Persimmon supporis the allocation of
these sites for housing in the Local Plan and the inclusion of these sites within the
amended settiement boundary of Whitehaven

Parsimmon has land interests in the Former Marchen site and the adjacent fand 1o the

narth. It has entered into a contract with the landowner of the fand to the north of the
former chemical works site to deliver a residential development and a hybrid planning

application has been submitted proposing a development of up to 139 dwellings®.

However, part of this application site has been excluded from proposed allocation
HWH5 and is located outside of the proposed settlement boundary of Whitehaven.

This “additionat fand” is not subject to any constraints that would prevent residential
development in the short-term and provides the opportunity to detiver additional
housing as part of a comprehensive development of the area, contributing towards the
higher housing need identified in the Housing Needs Report that accompanies these
representations.

Persimmaon therefere requests that proposed allocations HWH4 and HWH5 are
amended so that allocation HWHS inciudes all of the land within Persimmaon’s control,
inctuding all of the land shown within the red line of the L.ocation Plan submitted with
the hybrid planning application (attached at Appendix 2} and all of this land is included
within the proposed settiement boundary of Whitehaven.

Proposed Allocations in the Copeland Local Pian Publication Version

Proposed Housing Allocations

The Former Marchon Site North is identified as & housing atlocation in the Locat Plan
Publication Version {ref: HWHS5). Policy H5PU identifies the site as having capacity for
around 532 dwellings. The site is assessed in the 2020 SHLAA as site ref; Ww014,
which identifies the site as being deliverable within 5 years.

Part of the site is also assessed in the 2020 SHLAA as site ref: WW022: Land West of
Waters £dge Close and identified as being suitable for housing and deliverable within 5
years. SHLAA site WWD22 is also proposed as an aliocation in Policy H5PU, as part of
draft allocation HWH4: Land South and West of $t Mary's School. That aliocation also
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7.9

7.10

7.11

7.12

inctudes some further land to the north which Persimmon do not control. Policy H5PU.
states that the site has the capacity for 60 dwellings. '

Proposed Applications HWH4 and HWHS do not include the western part of the site
shown within the red line of the hybrid planning application {shown on the plan
attached at Appendix 2), which is shown to be located outside of the settlement
boundary of Whitehaven in the Publication Version Local Plan,

The capacity of the site in the proposed allocation (532 dweliings} does not therefore
include the 139 dwellings that could be deiivered as part of the current hybrid planning
application. Persimmon therefore considers that the allocation should be amended to
reflect the true capacity of the site, which is up to 700 dweliings,

Reguested Changes to Proposed Allocations HWH4 and HWHS

Whilst Persimmon supports the proposed HWH4 and HWHS aliocations in the Local
Plan Publication Version, the following changes to these aliocations and the settlement
boundaries are requested:

. The boundaries of proposed allocations HWH4 and HWHS are amended so that
all of the land under Persimmon’s control, including al of the land within the red

line of the hybrid planning application (Appendix 2} is included within propesed

aliocation HWHS,

. The settiement boundary of Whitehaven is amended {o also include all of this
fand,
. The number of dwellings in the allocation is increased to 700 to better reflect the

139 dwellings proposed as part of the current planning application for the
“additional fand”.

Notwithstanding the hybrid ptanning application awaiting determination for the site,
the inclusion of all of the fand under Persimmon’s control in allocation HWHS, including
any land currently shown in Proposed Allocation HWH4 and an extension of allocstion
HWHS to include the additional land referred to above, as well as an amendment to
the proposed settiement boundaries to intlude this land, would allow this additional
housing to be delivered as part of the wider redevelopment of the former Marchon
Chemical Works site, providing a comprehensively planned and integrated
development. This is a significant benefit that would not likely occur with standalone
sites on the edge of the settlement boundaries elsewhere in the Borough.

Additionally, given the findings of the Housing Needs Report that accompanies these
representations that the housing requirement for Copeland needs to be increased from
143 dwellings per annum to 300 dwellings per annum, it is likely that additional sites
will need to be identified in order to meet the housing needs of Copeland over the plan
period. The inclusion of the additional area of land currently not included in the
allocations would provide an opportunity for additional housing to be brought forward
to contribuie towards meeting this increased need in a highly sustainable location.
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7.14

7.15

7.16

7.17

7.18

7.19

7.20

We set out below reasoning for why the area of the site currently excluded from the
proposed allocations (hereafter referred to as “the additional land”) is suitable for
housing development and should be included within the allocation, with specific
reference being made to the following:

. There are no constraints to residentiat deveiopment on the additional land

. The additional {and is within a suitable and sustainable location for residential
development, and

. Residential development on the additional tand would be deliverable in the short
term.

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development onthe

additional fand. In particular, the additional land has limited landscape character and
there would be no technical constraints to housing development, such as ecology or
flood risk.

Landscape

A tandscape and Visual Impact Assessment (LVIA) has been submitted with the hybsid - |

planning apgplication®.

The LVIA therefore that substantial-moderate and negative visual effects would be
localised and limited to a small number of residents at home at Waters Edge and
moderate and negative effects on landscape character would be localised and limited,

especially when considering the mitigation measures proposed as part of the planning

application, including 2 vast area of open space to the west of the Phase 1
development.,

Additionatly, due to the proximity of the proposed development to existing housing
development and the poor landscape condition of the majority of the site, the
landscape has some ability to absorb the proposed development

As such, it is considered that landscape impact is not a constraint to development oz, -

the additional land.

Ecology

The additional tand does not comprise part of any international, national or local
environmental designation. The nearest designated sife is 5t Bees Head Site of Special
Scientific Interest (5581), located approximately 200 m to the west. Development on

the additional land would not encroach any closer to the S551 than the development.on

the allocated part of the former Chemical Works site.

Development on the additional land would provide the opportunity to deliver
comprehensive mitigation measures to avoid impact on the 555! in conjunction with
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the development on the currentiy proposed allocation. Ecology Surveys and Reporis
submitted with the hybrid planning application confirm that subject to mitigation 5
measures proposed in the planning application, there would be no negative impact on T
ecologicatl receptors

7.21  ltistherefeore considered that there wouid not be any ecology constraints to extending
the proposed allocation and settlement boundary to include the additional fand,

Heritage .
7.22  There are no designated heritage assets within a 250m radius of the site. It is therefore -

uniikely that there would he any heritage constraints to housing development on the

site and therefore no constraints in this respect to extending the allocation and

settlement boundary to include the additionat land. This is concluded by the Heritage

Impact Assessment submitted with the hybrid planning application for the site*®.

7.23  In addition, development of the site offers the opportunity to reveal the industrial
history of the site through archaeological investigations and potential measuressuchas
the inclusion of information boards linking the development to the site’s past.

Ground Conditions

7.24  Whilst it is acknowledged that the former chemical works site is subject to high levels
of contamination due to is former use (initial testing and intrusive investigations have -
taken place over the past decade), it is considered that the additional land would not
be subject to such fevels of contamination. The additional land is located outside of
the site of the former chemical works and has previously been used as pasture, itis
considered that the additional land woulg not he subject to leveis of contaminaticn
that would require significant levels of remediation, atthough this would need to be
confirmed through appropriate investigations.

7.25 Ground conditions would not therefore be a constraint te housing development on the
site, and the anticipated lower level of contamination compared to the former
chemical works part of the site, would mean that housing development on this area of
the site could be delivered as an initial phase, providing much needed housing in the
early years of the Local Plan.

Flood Risk T
7.26 The site is located within Flood Zone 1 and is therefore at low risk of floeding. Flood
Risk would not be a constraint to residential development on the site.

Access

7.27  The land proposed 10 be allocated as part of a proposed allocation HWH4 benefits
from access from High Road, to the north of the Waters Edge development, using
existing roads that previcusly provided access to the former chemical works, The T .
additional land would be able to be accessed using these roads through theareaofthe ... ... . .
site currently proposed for an allocation.
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7.29

7.30

7.31

7.32

7.33

71.34

7.35

Access is therefore not a constraint to housing development on the site.

Suitabitity of Location

The additional fand is in a suitabie location for housing development. It is located in
close proximity 1o a range of facilities, services and infrastructure within the existing
buiit up area of Whitehaven, These include:

. Primary and infant schools such as St Mary’s Catholic Primary School and Kells
infant School located approximately 0.2 miles from the site

. Retail opportunities such as a Nisa Local on Wooedhouse Read adjacent to the
site and a Coop store approximately 0.3 miles from the site on Lakeland Avenue

» Health facilities such as 3 pharmacy, adjacent to the site on High Road

» Recreation facilities including playing fields at Kells RLFC and a children’s play . i

area on High Road, both approximately 0.3 miles from the site, as well as
oppertunities for coastal walks 1o the west of site,

The nearest bus stops to the site are located on Ennerdale Terrace and Rydal Avenue,

approximately 140m from the site. These bus stops provide access to regular services
to destinations including Whitehaven and Greenbank, The proposals would aliow for a
fooped bus route through the main site that could bring services even closer.

The proposed allocation of sites HWH4 and HWH5 shows that the Council accepts that
this location is a sustainable location for housing development. The Copeland Local
Plan 2017-2035 Integrated Assessment of the Preferred Options and issues and
Options Drafts shows that both sites score well when assessed against accessibility,
health and wellbeing and sustainable economy criteria, indicating that the site isin a
sustainable location for housing development,

The additional fand is aiso well-located in relation to existing and planned residential
development. It would fill 2 smali gap between the existing deveiopment at Waters
Edge Close and Colliers Way and the development that would take place within the
existing extent of the two proposed allocations.

The aliocation of the additional land within the proposed allocation HWHS would allow "

the site to be brought forward in combination with this allocation, providing a
comprehensive residential development of the area.

Suitability Conclusion

The additional fand is considered suitable for residential development and it is
requested that the proposed settlement boundary of Whitehaven and proposed
aliecation HWHS are amended to include the additional land.

There are no constraints to development that would make the additional land
unsuitable for residential development and it is located within a sustainable location
for housing development.
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Given the findings of the Housing Needs Report that accompanies these
representations that the housing requirement in the tocal Plan Publication Version
should be increased, it is considered increasingly important that additional sites are
identified to meeting heousing need. Therefore, whilst the additionatl land is currently
located outside of the proposed settlement boundaries, it is not considered that this
shouid be a constraint to residential development on the site, it is well-located in
relation to existing and planned development and would represent an acceptabie smali
scale extension 1o the existing urban area that would not negatively impact on
landscape guality,

The inclusion of the additional {and within the propesed allocation would provide the
opportunity for i to come forward as part of a comprehensive residential development
alongside the current extent of proposed allocation HWHS.

Availability

The SHLAA assessment of the additional land as part of the much larger parcel WW025
{Whitehaven Coastal Fringe) states that the land is not available. This is not the case in
respect of the area over which Persimmon’s Phase has an interest. Whilst it is not
currently under the ownership of Persimmon, Persimmon have entered into a contract
with the landowner to develop the site and the adjacent land currently proposed as
part of proposed allocation HWH4 for housing., The additional land is therefore
considered to be available in the short term.

Additionally, Persimmaon is contracted over the adjacent land within the former
Marchon Site North currently included in proposed allocation HWHbS and is able to
bring forward zil of the land shown on the plan attached at Appendix 2 forward as a

comprehensive development. The submission of a hybrid planning application for the

site demonstrates its availability.

Achievability

Technical work undertaken as part of the hybrid planning application for the Former
Marchon Chemical Works site and adjacent land has confirmed that there are no
constraints that would prevent or delay a residential development on the site, This
means that the site couid be developed within the plan period.

Summary

Persimmoen supports the proposed allocation of the Former Marchon Works North site
{HWHS5) and the proposed allocation of the Land to the South and West of 5t Mary's
Scheel {HWH4).

It is requested that the proposed HWHS allogation is extended 1o include all of the land
shown on the plan atiached at Appendix 2 of these representations, including the
additional tand to the west of these allocations that is not currently proposed for
allocation and the total number of dwellings that could be delivered within the
allocation is increased to 700. it alsc requests that the proposed settlement
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7.43  The Housing Needs Report that accompanies these representations identifies a need to.
increase the housing requirement in the Local Plan. As a result, it is considered R
imperative that additionat housing allocations are identified. R

7.44  The additional fand is suitable for residential development, 11 is not subject to
constraints that would prevent housing development and, like the adjacent proposed
aliocations, is in a location suitable for housing development,

7.45  As demonstrated by the document submitted in support of the hybrid planning T -
application for the site there are no constraints to development on the site and thesite ...
would be developable and deliverable within the Plan period
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Report and the proposed amendment to the settiement boundary of Seascale to
include the site. The site is in a sustainable location for housing development and
development on the site would fi# a small gap within the existing settlement, thereby
having no impact on landscape character.

The pian attached at Appendix 3 shows the extent of Persimmon’s ownership.

Proposed Allocations

The Fairways Extension site forms part of a farger site that has previously had planning
permission for the construction of 33 dwellings (ref: 4/11/2568/0F1}, which have been
constructed on fand adjacent to Links Crescent. The extension site provides the
oppoertunity for a second phase of residentiat development in 3 sustainable location on
the edge of Seascale. The area currently proposed for aliocation was included within
the red line of the planning application and survey work undertaken for that work '
conciuded that there were no constraints 1o development on the area currently
proposed for allacation,

The Fairways Extension site has been assessed as a deliverable residential site in the

2020 SHLAA {ref: SED24} and is proposed for allocation in the Local Plan {ref: HSE2) for _

22 dwellings.

It is also proposed in the Local Plan that the settlement boundary of Seascale wili be
amended to include the proposed allocation.

The proposed amendment to settiement boundaries and the proposed Fairways
Extension allocation in the Local Plan Preferred Options draft is supported by
Persimmon.

The case for this is made below, with reference made to the following:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable location for residential development,
and '

. Residential development on the site weuld be deliverabie in the short term
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Suitabiiity

Absence of Constraints to Residential Development

If is shown below that there would be no constraints to residential development on the
site, in particular, development on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or fiood risk.

Landscape

The site is well related to the existing built-up area of Seascale and development would. e

fill a gap between existing urbanised features. To the east of the site, the existing
housing development aleng Coniston Avenue extends as far as the site’s northern
boundary. There is also a dwelling to the north of the site, at the end of Croft-Head
Road. To the west is the driving range of Seascale Goif Course. Whilst this is a green
feature, it is not a natural feature and is considered to be urban in character.
Cevelopment on the northern part of the site wouid therefore fill the gap between
these built-up areas. Being a gap in between built development, the site does not have
the character of the countryside landscape located to the north, rather it appears as a
gap in the urban environment. The northern boundary of the site, as proposed by
Persimman, weuld be a natural boundary between the urban area and the countryside
beyond,

Persimmon therefore considers that landscape impact would not be a constraintto -
development on the land to the north of proposed allocation HSE2.

Ecology

The land to the north of proposed allocation HSE2 does not comprise part of any
internationai, national or local environmental designation. The nearest designated
sites are Hallsenna Moor Site of Special Scientific interest {5551} and National Nature
Reserve {NNR). These designated sites are located approximately 1.5 miles to the
south east of the site. They are considered to be sufficiently distant from the land to
the north of proposed allocation HSEZ2, with existing built development in between, as
to not be harmed by residential developmaent on the land to the north of proposed
allocation HSEZ.

There would therefore be no ecology constraints that would prevent housing
development.

Heritage

There are no designated heritage assets located within 250m of the land to the north
of proposed allocation HSE2. 1t is therefore considered that there are no heritage
constraints that would prevent residential development.

Ground Conditions

That land has not been developed in the past. It is considered that there is unlikely to
be any adverse ground conditions that wouid pose a constraint to housing
development on the site.
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Flood Risk

The land is located within Flood Zone 1 and is therefore at low risk of flooding. Flood . a

risk is not therefore a constraint to development on the site.

Access
An access to the proposed allocated site has been reserved from Links Crescent, with
the potemiat for additional linkage through to Coniston Avenue,

Access is not therefore a constraint to residential development.

Suitability of Location

As referred to above, the site is within walking distance of services and facilities in
Seascate and is therefore considered to be a sustainable location for housing
development. Such services and facilities include:

. Seascaie Primary School, approximaiely 0.8 miles from the site

- Health care facilities including Seascale Heaith Centre and Seascale pharmacy,
approximately 0.4 miles from the site

. A post office, approximately 0.4 miles from the site

. Convenience retail opportunities at the Co-op store on Gosforth Road,
approximately 0.4 miles from the site

. Recreation and leisure opportunities including the recreation ground
immediately to the south of the site, he golf course immediately to the west, and
Seascate Community Fitness Centre, approximately 0.6 miies from the site.

8.19 Seascale Railway Station is located approximately 0.4 miles from the site. It offers
regular services 10 Barrow-in-Furness and Carlisie, stopping at various settiements
along the coast.

Suitahility Conclusion

8.20 There are no constraints that would make land unsuitable for housing development. |t
is alsc located in a sustainable location for housing development.

8.21 Asaresulf, it is considered clear that the site is suitable for a housing allocation in the
emerging Local Plan.

Availability

8.22 The site is under the cwnership of Persimmon, a reputable housebuilder with a strong
track record in the delivery of housing across the UK. If is therefere clearly owned and
controlled by an experienced housebuilder. There are no legal or ownership
restrictions affecting the land that would preciude or deiay delivery.

8.23 The site is therefore readily available with a realistic prospect of delivery within 5

years.
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Achievability

8.24 The preceding sections of this Chapter demonstrate that the site is sustainable and e
there are no technical constraints impeding delivery.

8.25 Development on the site would therefore be deliverable within the short term.

Summary

8.26  Persimmon supports proposed housing alfocation HSEZ and the proposed alteration of R
the settlement boundaries to include the site within the urban area.
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300 dpa, and would still falf short with the windfali allowance referred to in Policy

H2PU. Persimmon is therefore of the opinion that additionat sites should be allocated o

in the Local Plan in order to deliver the 300 dpa requirement considered necessary in
the accompanying Housing Needs Report and {o make the Local Plan sound.

Persimmon has promoted the following sites at various stages of consuitation on the
Copetand Local Plan:

. Land south of Laurel Bank, Whitehaven;
. tand at Melrose, Egremont; and
. Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Publication Version Local Plan, provide sustainable and suitable sites to meet the
higher housing need. All of the sites are located in suitable locations for housing
development and are available. Housing development on these sites would therefore
be achievable within the Plan period and they should be allocated in order to meet the
identified higher housing need and make the Locai Plan sound.

Justification for these additional sites being included as allocations in the Local Planis

provided in Sections 10 to 12.
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Housing development on the site also offers the opportunity for the creation of open
space on the southern part of the site, enabling it to be used for recreational purposes
by the surrounding communities.

There are no constraints to housing development that would either preciude housing
development or defay its delivery. The site is within the ownership of a house builder
and is therefore deliverable within 5 yvears.

Persimmon therefore reqguests that the site is allocated for housing development in the
emerging Local Plan.

The Site and Surroundings

The site is located to the east of Whitehaven town centre, on the eastern side of the
AS95 Loop Read Scuth.

To the north east of the site is the residential area of Harras Moor. To the north west is
an area of woodiand known as Crowpark Wood. To the south west and south of the
site are residential properties on the AS95, and to the south east and east is an area of

open land with woodland (known as Midgey Wood) and residential properties beyond. -

The site comprises a roughly rectangular piece of land, approximately 1.5 ha in area.
The site slopes downwards from north east to south west. it comprises pasture and
has woodland on its north eastern boundary and a hedgerow on its south western
houndary,

The rear of dwellings on the southern side of Laurel Bank, within the residential area of -

Harras Moor, form the northern boundary of the site. The site’s south western
boundary is formed by woaodland and the rear of three residential properties.

The developable area of the site identified by Persimmon extends {0 approximately 0.8
ha and is located on the noirthern part of the site, immediately to the rear of the
dwellings on Laurel Bank. The developable area is shown on the indicative parameaters
masterplan attached at Appendix 4. It is estimated that the capacity of the
developable area would be in the region of 24 dwellings.

The site currently has no vehicular access; however, space for 2 vehicular access has
been reserved off Laure! Bank to the north east, in between two existing dwellings.
The site is hot currently accessible to the public.
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The site is focated in close proximity to a range of facilities, services and infrastructure
within the existing built-up area of Whitehaven. These include: B

* Primary and infant schools, such as 5t James’ Primary and Junior Schoo}
approximately 0.7 miles from the site

. Retait and leisure opportunities within Whitehaven Town Centre approximately
1 mile from the site

. Convenience retail opportunities approximately 1 mile from the site on Bransty -

Row {Tesco superstore}

. Heaith facilities on Catherine Street approximately 1.5 miles from the site
. Recreation facilities at Whitehaven Sports Centre approximately 1.5 miles from
the site.

The nearest bus stop to the site is iocated approximately 350m straight line distance
from the site to the south east on Standings Rise, via the Loop Road South. However,
there is currently no access from the site to the Loop Road South. Any future residents
of the site would therefore be required to walk a distance of approximately 1 mile to

reach this bus stop. Development on the site may provide the opportunity to provide a .

pedestrian access to the Loop Road South, subject to agreement with the adjacent
landowner, reducing the walking distance to this bus stop to approximately 550m.

Services from this bus stop provide regular access to destinations including
Whitehaven, Maryport and Asby.

The area of land to the east of the site, known as Harras Moor, is identified as a Key
Regeneration Site {ref: HWH2) in the Preferred Options Draft of the Copeland Locai
Pian 2017-2035, and is proposed for a housing allocation for 370 dwellings in Policy
H5PQ. It is alsc subject to an ongoing planning application by Homes England.

Planning Policy

Copeland Local Plan 2013 — 2028

The site is shown to be located within the existing settlement limits of the Principal
Town of Whitehaven on the Copeland Local Plan 2013-2028 Proposals Map. itis
designated as “Urban Greenspace”, and the interactive version of the Proposals Map
on the Council's website shows that # has been designated as such for its fandscape
importance, as opposed 1o recreation and amenity,

2020 SHEAA Assessment

The SHLAA 2020 identifies the Laurel Bank site {SHLAA ref: WhQ15) as “undeliverable™. o

The reascn given is “landscape protection”.

Previous representations
Details of the site were submifted to the fanuary 2015 consultation on the now
abandoned Copeland Local Plan Site Allocations Development Plan Document {DPD),
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The site was given reference “WH5 Lauref Bank” and was assessed as being unsuitable
for an altocation. The Council’s site assessment form for Site Allocations DPD gave the
following reason:

“Development here wauld sever a connection between two areas of biodiversity value
and this be contrary to Core Strategy Policy $55 (Green infrastructure}.”

Thea site assessment form states that the Council intended to “retain open space
atready allocated in the 2006 Local Plan”.

It is clear from the site assessment form, through the reference to retaining the site as
open space and reference to Core Strategy Policy 5§55, that the Council was treating the
site as open space.

Regpresentations on behalf of Persimmon were submitted to the “Call for Sites”
exercise that took place alongside consultation on the Issues and Options consultation
on the Local Plan 2017-2035. These representations promoted the suitability of the
site for a housing aliocation, but also chalienged the previous assessment that the site
was open space.

In particular, the representations confirmed that the site did not comply with any of
the definitions of open space in the Town and Country Planning Act 1890 {Section 226),

the NPPF or the Core Strategy because there is no public access to the site and it offers - )

no recreational, visual amenily or wildlife opportundties.

It is now noted that the site is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being cpen space (unlike the Council’s previous assessments of the site}.

This is welcomed by Persimmon and reflects the fact that site does not performany -~

role as open space.
Suitability

The site is considered suitabie for a residential ailocation in the emerging Local Plan
and Persimmon strongly objects to the SHLAA identification of the site as
“undetiverable”,

The site offers the opportunity for a residential development in a sustainable location
that would form a small extension to the existing housing area fo the north, The
Housing Needs Report submitted alongside these representations highlights the need
to increase the housing requirement in Policy H2PU from 143 per annum to 300 per
annim. The site provides a sustainable ocpportunity to provide housing to meeting this
higher housing need in a sustainable location within the settlement boundaries of the.
Principal Town of Whitehaven,

Housing devetopment on the sife also offers the opportunity for the creation of new
public open space on the scuthern part of the site, enabling it to be used for
recreational purposes by the surrounding communities.
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The case for the site being suitable for residential development is provided below, with .

reference made to the following:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable location for residential development,
and
. Residential develcpment on the site would be deliverable in the short term,

Absence of Constraints to Residential Development

It is shown beiow that there would be no constraints to residential development on the
site. in particdlar, the site has limited fandscape character and there would be no
technical constraints to housing development, such as ecolegy or flood risk.

Landscape

Whilst the site is designated in the Core Strategy as Urban Greenscape for its landscape
value and the 2020 SHLAA has identified the site as “undeliverable” for reasons of
“landscape protection”, landscape studies have confirmed that development can be
accommodated on the site without harm to the site’s landscape guality.

A Landscape and Visual Impact Assessment (LVIA) was prepared by PDP Associates and
submitied in support of a withdrawn planning application for the site in 2014, An
updated LVIA was prepared by Tyler Grange as part of Persimmon’s representations to
the Local Plan Issues and Options consultation. This LVIA has again been updated and a
copy is attached at Appendix 5 of these representations.

The conclusions of these LVIA are that whilst the site may agpear to form an obvious

strip of open land between two areas of built form, various viewpeints confirm thatit

does not perform this rele.

The site is situated within a weli-screened enclosure due to a set of defensibie
boundaries which limit publicly accessible views. From a short distance, there are
public views inte the site through small gaps in the residential development along
Laurel Bank and the A595. However, such views consist of imited sections of the site

and are viewed in the context of existing buiit development. Longer distance viewsare ~ .

fimited to views from the south of the site. However, these are very discrete and the
site would only be viewed in the context of existing built development. Development
on the northern part of the site, as shown on the Indicative Masterplan attached at
Appendix 4, would be heavily screened in long distance views by the adjacent
woodland, and the updated LVIA therefore confirms that development on the site
would likely result in a minimal change in landscape character,

Paragraph 130{c} of the Framework states that planning policies and decisions should

ensure that development is sympathetic to local character and history, including the
surrounding built environment and iandscape setting, while not preventing cr
discouraging appropriate innovation or change. It does not therefore resist
development where it would result in a change in landscape character. As the LVIA
relating tn tha gite showe whist hmicine develonment nn the cite wandd re<iit in a
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given the limited views of the site and the site’s surrounding bullt-up context, the site. . -
does not contribute significantly to the surrounding landscape character and . o
development on the northern part of the site would not significantly alter the e
fandscape character of the area. o

10.34 This would particularly be the case if the adjacent Land at Harras Moor site, which is
proposed for an allocation, is developed. This would add further residential
development into the surrounding context of the Laurel Bank site, further diminishing
any views of an open landscape in this location. Development on the Laurel Bank site _
would not therefore significantly alter the landscape character. L

10.35 Inlight of the above, Persimmon strongly objects to the 2020 SHLAA assessment of the
site stating that “landscape protection” is @ constraint to residential development on
the site. The site contributes little to landscape quality, and any contribution would be
diminished further by residential developrent on the adjacent Land at Harras Moor .
site. Landscape quality is therefore not considered to be a constraint to a residential
sllocation. T e

The Site Does Not Perform a Role as Open Space
10.36 As referred to above, previous representations to the emerging Copeland Local Plan
provided evidence that the site does not perform any role as open space.

10.37 The site does not conform ta the definitions at Section 336 of the Town and Country
Planning Act 1930, Annex 2 of the NPPF* or the definition in glessary of the
Preferred Opticns version of the Copeland Local Plan®,

10.38 For the site to comply with these definitions it must offer cpportunities for either
recteation or visual amenity. As already stated, there is no public access to the site and
it therefore offers no sport or recreation value. As setabove, and in the updatedEVIA - .
attached at Appendix &, the site does not provide any significant visuat amenity. The
site does not therefore perform any open space purpose or role.

10.39 Itis now noted that the site is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being open space (unlike the Council’s previous assessments of the site).
This is welcomed by Persimmon and reflects the fact that site does not perform any T
role as open space.

10.40 Residential development on the site would have the potential benefit of the creation of
open space on the southern part of the site, as shown on the Indicative Parameters
Plan attached at Appendix 6. it may be possible to provide public access 1o the
southern part of the site, allowing it to be used for recreation. Nafive free planting
would link the space to existing woodland adjacent to the site, enhancing the site’s B R REATTIey
visual amenity. The landscaping and management of this portion of the site wouid EPRTITRTRIRR

U “any fand laid out as o public gorden, or used for the purposes of public recreation, or lond which is a disused
burial ground”.

12 “all apen space of public value, including not just land, but olso areas of water {such as rivers, cangls, lakes and
reservairs] which offer importont opportunities for snort and recrention and con act as o visual amenity”.
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therefore mutually reinforce these uses, Given that the site provides no function as
open space at present, such benefits would be significant.

Ecology

The site does not comprise part of any international, naticnal or focal environmental
designaticn, The nearest designated site is 5t Bees Head Site of Special Scientific
Interest {S581), located approximately 1.8 km to the south west of the site, with
significant areas of built development in between.

The previously withdrawn planning application for the site was accompanied by an
ecology report confirming that surveys did not identify any presence of protected
species on the site. Updated surveys and reporting was undertaken in 2019 and these
confirmed no change in this position.

Developmens on the site would also offer the opportunity to enhance the biodiversity
value of the site through additional boundary planting and the creation of a woodland
habitat on the southern part of the site.

In light of the above, it is considered that there would not be any ecological constraints
to housing development on the site. Any biodiversity impacts are likely o be able to
be raitigated through the creation of an increased quantity and gquality of habitat on
the southern part of the site, outside of the developable area identified by Persimmon.

Heritage

There are no designated heritage assets within a 250m radius of the site. I is therefore
undikely that there would be any heritage constraints to housing development on the
site.

Ground Conditions

Given the site’s previous use as pasture, it is considered that there is unlikely to be any - h

adverse ground conditions that would pose a constraint to housing deveiopment on
the site.

Flood Risk
Paragraph 159 of the Framework states that developrment in areas st risk of flooding
should be avoided by directing development away from areas at highest risk.

The site is located within Flood Zone 1 and the Fiood Risk Assessment submiited with
the previously withdrawn planning application for the site demonstrated that
residential development on the site would not be at risk from flooding from surface
water of fluvial sources and would not increase the risk of such fiooding elsewhere,

Fiood risk would not therefore be a constraint fo housing development not the site.
This was confirmed in the Council’s assessment of the site as part of the 2015
consultation on the Site Allocations DPD.

Access
Whilst there is currently no access 10 the site, space for a future vehicular access has
been reserved from the housing development to the north of the site. The Transport
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confirmed that a suitable access could be achieved to the site and that there would be
no severe impact on the operation of the locat highway network.

Paragraph 111 of the Framework states that development should only be resisted on
highway grounds where the residuat cumutative impacts would be severe. There
would be no such impacts and access is not therefore a constraint to housing
development on the site,

Suitahility of Location

The site is located within the settlement boundaries of Whitehaven., Whitehaven is
identified as a Principte Town in the Core Strategy and the Local Plan, it is therefore
the focus for development within Copeland,

The evidence provided in the Housing Needs Report submitted alongside these
representations demonstrates that the housing reguiremant in Draft Policy H2PU
should be increased from 143 dwellings per annum to 300 dweliings per annum over
the Plan period. This increase in housing need will mean that additional sites would
need to be identified for housing delivery.

In this context, housing development on the application site would assist in reducing
the scale of urban expansion required above those sites already identified in the Local
Fian and would likely reduce the scale of impact on sensitive landscapes that would
result from urban expansion in some areas. Development on the site, within the
existing settlement boundary of Whitehaven, is aiso Hkely to be more sustainably
{ocated than development cutside of the existing settlement boundaries of some
seftiements, with future residents having greater access 1o a range of services within
the existing seftlement.

The site is also well-located in relation to existing built-development. Developmenton. - -

the site would form a small extension to an existing housing area and, as confirmed

within the enclosed LVIA, would not significantly alter the wider tandscape character,
particularly given that the surrounding landscape character would be significantly
altered by the proposed Land at Harras Moor allocation.

As confirmed above, the site is located in close proximity to a range of facilities,
services and infrastructure within the existing built-up area of Whitehaven and is
therefore in a sustainable location for residential development. An opportunity may
existing through the development of the site to improve access to such services and
facilities, and in particular, access to public transport. Improvements in access to
services and facilities would aiso be of benefit 1o the existing residential community to
the north,

Suitability Conclusion

The site is considered to suitable for a residential allocation. There are no constraints
to residential development that would either make the site unsuitable or delay delivery
of heusing development on the site.

The site does not contribute to landscape guality, it does not provide any role as open

rrrrr andd thoaea ara mn Aacabamiceal flaad rick haribama A meraind randibtiam camctrainde
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10.62

10.63

10.64

10.65

10.66

Principal Town of Whitehaven, in a location which has good access to services, facilities.

and infrastructure.

It therefore provides an opportunity to deliver housing development in a sustainable
focation that would minimise the need for housing development en sites or fand
outside of the existing settlement boundaries, particularly in the context of a the

higher housing need demonsirated in the Housing Needs Report submitted alongside

these representations.
Availability

The site is under the ownership of Persimmaon, a reputable housebuilder with a strong
track record in the delivery of housing across the UK. It is therefore clearly owned and
controlled by an experienced housebuilder. There are no fegal or ownership
restrictions affecting the land that would preclude or delay delivery.

The Site is therefore readily available with a realistic prospect of delivery within 5
years.

Achievability

Preliminary technical work has confirmed that a residential scheme could be developed

viably within this iocation. The preceding sections of this Chapter and accompanying
technical work demanstrate that the site is sustainable and there are no technical
constraints impeding delivery.

Development on the site would therefore be daliverable within the short ferm.

Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land
can come forward where it is needed is reguired in order to support the Government's
objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.

As clearly demonstrated, the site is in a suitable location for housing development in

refarence to the role of the settlement of Whitehaven and the site’s access to services, -

facilities and infrastructure, The site is not subject 1o any censtraints that would
prevent residential development and is available for development now.

It is therefore requested that land to the south of Laurel Bank is allocated for housing
development in the emerging Local Plan.
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The site offers the potential for a sustainable residential development, which, in the
context of the higher housing need identified by the Housing Needs Report that
accompanies this representations, would contribute to meeting the identified higher
need for housing. There are no ¢constraints {0 housing development that would either
preclude housing development or delay its delivery.

A plan showing the location of the site is attached at Appendix 7.

Persimmon therefore supports the proposals to extend the settiement boundaries of
Egremont to inciude the site, but requests that the site is also aliocated for housing
development.

The Site and Surroundings

The site is located on the west of Egremoent, on the southern side of Grove Road.
There is residential development to the north of the site, on the opposite side of Grove
Road and immediately to the east. Agricultural fields are located to the south and
west.

The site is rectangular in shape and is approximately 2.93 ha in area. ltis

predominantly fiat, but slopes gently downwards from west to east. Its boundaries are.

formed by hedgerows. it has most recently been in use as pasture. The site has two
agricultural accesses from Grove Road, one in its north wesiern corner and one in its
north eastern corner.

The site is located in close proximity to a range of facilities, services and infrastructure.
These include;

. Primary schools including Orgill School approximately 0.4 miles from the site, 5t ,I

Bridget’s Catholic Primary School approximately 0.6 miles from the site and
Bookwell Primary School approximately 0.7 miles from the site

. Secondary schools inchuding West Lakes Academy, approximately 1 mile from
the site
. A number of convenience and comparison retail opportunities and other services.

in Egremont town centre, approximately 1 mile for the site

. Health care facilities including Beech House Practice, and Cohen's Chemist
approximately 0.8 miles from the site and Westcroft House Surgery,
approximately 1 mile from the site.
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1111

11,12

11.13

1114

11.15

Planning Policy

The site is identified in the 2020 SHLAA as site £g003 Land at Melrose. itis assessed as

being deliverable within 5 years, with a capacity for 73 dweilings.

Despite the site being identified as a suitable site for housing development in the
SHLAA, it is not proposed to be allocated in the Local Plan. However, it is proposed
that the settiement boundary be amended 1o include the site.

Persimmon supports the proposed amendment to the settiement boundary, but
objects to the omission of the site as a housing allocation and considers that it provides
a sustainable and sustainable location for housing. 1t shouid be allocated for housing
to assist in meeting the higher housing need identified in the Housing Needs Report
that accompanies these representations. The case for the site being suitabie for a
housing allocation is made below, with reference to:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable location for residential development
. Residential development on the site would be deliverable in the short term
Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site. In particular, development on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or flood risk.

Landscape

Cevelopment on the site would be @ logical extension to the existing settlement. There
is existing built development on the southern side of Grove Road, immediately to the
east of the site, and the built development on the northern side of Grove Lane extends
further to the west than the site (and would extend further to the west as a result of
proposed allocation HEG1). As a result, development on the site would "round off” the
settlement.

Due to the existing development to the east of the site, development on the site would
not extend further into the countryside than the existing bulit development.

Given the above, it is considered that housing development on the site would not
negatively impact on landscape character. By groposing 1o include the site within the
amended settiemant boundaries of Egremont, it is considered that the Council
acknowledges that the site contributes little to the landscape character of Egremont
and would likely be subject to development at some point in the future.

Langdscape character is therefore not considered to be a constraint to development on
the site.
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Ecology

131.16 The site does not comprise part of any international, national or local environmental
designation. The nearest designated site is Florence Mine Site of Special Scientific e :
Interest {5581}, located approximately 1 mile to the east, There is significant existing
bullt development in between the site and these designated sites. 1t is therefore
considered that there would be no negative impacts on these designated sites from
development on the site.

11.17 There would therefore be no ecology constraints that would prevent housing L
development on the site, e

Herifage

11.18 There are no designated heritage assets within a 250m radius of the site_ It is therefore
uniikely that there would be any heritage constraints to housing development on the
sife.

Groundccnd"tions e e .
11.19 Given the site’s previous use as pasture, it is considered that there is unlikely to be any

adverse ground conditions that would pose a constraint to housing development on

the site.

Flood Risk
11.20 The site is located within Flood Zone 1 and is therefore at low risk of flooding. Flood
risk is not therefore a constraint to development on the site.

Access
11.21 The site benefils from two existing accesses onto Grove Road. Whilst ne technical
assessments have been undertaken, it is considered that there wouid be scope to
improve these access to provide suitable access 1o a residential development. S .

11.22 Access is not therefore considered to be a constraint 1o residential development on the
site.

Suitability of Location
11.23 Egremont is one of the larger settlements in the Borough and provides services,
facilities and infrastructure for a large hinterland in the central and southern areasof - ... 3}
the Borough. itis also well-connected to Whitehaven and existing employment areas, - .
It is identified as a “Town” in the Local Plan Preferred Options Draft and is therefore
acknowledged to be a suitable location for additional growth.

131.24 The site is i & sultable location for housing development. Egremont contains a wide
range of services, facilities and infrastructure, ali of which are accessible to the site, as )
shown above. SRR )

Suitability Conclusion _
131.25 There are no constraints that would make the site unsuitable for housing development.
It is also located in a sustainable location for housing development

11.26 The settlement boundaries of Egremont are proposed to be amended in the tocal Plan
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11.27

11.28

131.29

131.30

11.31

131.32

11.33

demonstrates that the site is suitable for development without impact on landscape
chraracter. The site has also received a positive assessment in the 2020 SHLAA,
confirming that it is suitable for housing development.

Availability

The site is not under the ownership of Persimmon; however, it is understood that the
existing landowner is will to sell the site to a housebuilder.

As a result, there would be no ownership issues that would prevent or delay
development on the site and it is considered that there would be a realistic prospect of
delivery within 5 years in accordance.

Achievability

The preceding sections of this Chapter demonstrate that the site is sustainable and
there are no technical constraints impeding delivery. Development on the entirety of
the site would therefore be deliverable within the shost term.

Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land

can come forward where it is needed is required in order to support the Government’s .

objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.

As clearly demonstrated, the site is in a suitable location for housing developmentin
reference to the role of the settlement of Egremont and the site’s access to services,
facilities and infrastructure. The site is not subject to any constraints that would
prevent residentizl development and is avaiiable for development now. This has been
confirmed by the positive assessment of the site in the 2020 SHLAA and the proposals
to include the site within the amended settlement boundaries of Egremont in the Local
Plan.

Therefore, whilst Persimmon supports the proposed amendmaent to the settlement
Himits, it is requested that land at Melrose, Egremont is also allocated for housing
development in the emerging Local Plan.

Given the proposed amendment to the settiement boundary to inciude the site, it is
considered that the Councll must be anticipating that the site would be developed at
some point in the future. Given the higher housing need identified in the Housing

Meeds Report that accompanies these representations, Persimmon considers that the |

site should be altocated now to aliow development to come forward within the
emerging Plan period in order to assist in meeting this higher housing need.
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12.4

12.5

126

12.7

iaentItied as a Sustainanie Kural village. Lrart Foiicy H4ryU of the Local Freterred
Options Draft states that Sustainable Rural Villages could support a limited amount of
growth to maintain communities. Ennerdale Bridge contains a small number of
services, but a proportionate amount of additional development should be directed to
the village in order to assist in maintaining these facilities.

As confirmed by its positive SHLAA assessment, the Vicarage Lane site provides a
suitable opportunity to deliver additional housing development in the viliage. There
are no constraints to housing development that would either preclude housing
development or delay its delivery. The site is within the ownership of a house builder
and is therefore deliverable within 5 years.

The Local Plan Preferred Options Draft proposed to amend the settiement boundary of
Ennerdale Bridge to include the site. The settlement boundaries shown in the

Publication Version Local Plan now exclude the site from the settlement boundary. The .

Discounted Sites Document states that this is due to drainage and ecological
constraints.

However, there is no evidence or information within the Copeland Local Plan evidence
base which indicates that there may be ecological features which could limit the
development on this site. The Discounted Sites Document?® makes reference to
Ecological Assessmants taking place in 2021 that confirm that the sie supports
“biodiverse habitais” and is therefore of “considerable ecological value”. The 2021
ecological surveys have not been made avaifable however. As set out below, the site
does not form part of any ecological designation. Whiist it is located close to the River
Ehen SAC, there is existing housing between the site and the SAC. There is no evidence
that any biodiversity constraints, if they exist, cannot be overcome and would
therefore make the allocation of the site inappropriate. Further information is
provided under the “ecology” heading below.

The Discounted Sites Document also makes reference to infrastructure and sewer
capacity being a constraint to the development of the site. Such infrastructure could
be provided or upgraded as part of a develogment on the site. These matters are not
therefore considered to be a constraint to the allocation of the site,

Furthermore, reference is made in the Discounted Sites Document to surface water
drainage issues being a constraint; however, the consuliation response from Cumbria
County Council, summarised in the Discounted Sites Document, states that these
matters could be ameliorated by development on the site. Again they should not
therefore pose a constraint to the allocation of the site.
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2.8

12.10

12.11

12.12

12.13

12.14

12.15

12.16

12.17

17310

Given that these constraints could be overcome through the development of the site,
and in the context of the higher housing need identified in the Housing Needs Report
that accompanies these representations, Persimmaon considers that the site should be
allocated now to allow development to come forward within the emerging Plan period
in order to assisting in meeting this higher housing need.

Persimmon therefore requests that the site is allocated for housing,

The Site and Surroundings

The site is located to the north west of the current developed area of Ennerdale Bridge.

It Is located to rear of the houses on the northern side of Vicarage Lane. A location
plan is attached at Appendix 8.

Atree belt is located to the west of the site. Housing alongside Vicarage Lane is
iocated to the east and south, and 3 field is located to the north,

The site is roughly rectangular in shape and rises from south to north. it currently
contains scrubland.

An access to the site has been reserved in between heouses on Vicarage Lane.

Ennerdaie Bridge benefits from a small number of services and facilities, which are
accessible to the site. These include:

. Ennerdale and Kinniside Church of England Primary School

» Convenience retail opportunities at The Gather community owned store and
café

» Community facilities at The Gather

. A number of public houses.

s Numerous recreational opportunities in the surrounding areg, including the Lake

District National Park.

Bus stops in the centre of the village offer services to destinations including Kirkland,
Rowrah, Frizington, Branthwaite and Cockermouth.

Planning Policy

The site is identified in the 2020 SHLAA as site ENOO1 Site Extension — Ennerdale
Bridge. It is assessed as being deliverable within 5 years, with a capacity for 29
dweliings.

Despite the site being identified as a suitabie site for housing development in the
SHLAA, it is not proposed to be allocated in the Local Plan.

Davrimarmaan coancidones that if seacidae o costainahlea and coctminalhin taearine fare
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12.20

12.21

12.22

1223

12.24

need identified in the Housing Needs Report that accompanies these representations,
The case for the site being suitable for a housing aliocation is made below, with
reference to:

- There are no constraints to residential development on the site

. The site s within a suitable and sustainable location for residential development,
and

. Residential development on the site would be deliverabie in the short term

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site. In particular, developrnent on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or flood risk, contrary to what is stated in the Discounted Sites Document.

Landscape

Development on the site would be a logical extension to the existing settlement.
Existing development to the east extends further to the north than the site.
Development on the site would therefore round off the settlement, with development

located in between the existing development to the east and the existing development

along Vicarage Lane,

As a result, the compact form of the village would remain and there weuld be no
negative impact on landscape character or the character of the viltage. It is considered
that this is acknowledged by the Council by proposing to include the site within the
settlement boundaries in the Local Plan Preferred Options Drafi.

The site is focated outside of the boundary of the Lake District Nationat Park and there
is existing built devetopment within the viliage between the site and the National Park
boundary. There would therefore be no impact on the protected landscape of the
Nationai Park.

Landscape character is therefore not considered to be a constraint to development on
the site.

Ecology

As referred to above, the site does not comprise part of any international, national or
local environmaental designation. The nearest designated site is the River Ehen Site of
Spectal Scientific Interest (SS51) and Speciat Area of Conservation {SAC), located {o the
rear of the dwellings on the southern side of Vicarage Lane. There is existing built
development in between the site and this designated site and development on the site
would not extend any closer 1o the 555! and SAC than this existing development. it is
therefore considered that there would be no negative impacts on the designated site
from development on the site; however, potential mitigation measures could be
irlentifind and serurad thransh a nlannine anndicatinn if nereccarv
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12.33

12.34

The Discounted Sites Document makes reference to the site being of considerable
ecological value. However, as the 2021 Ecologicat Assessments have not been made
available, it is not clear what evidence is availabie to demonstrate the site’s alieged
ecological value. It is noted that from the Discounted Sites Document that protected
species surveys have not been undertaken. The ecological value of the site has not
therefore been demonstrated. Such surveys could be undertaken as part of a planning
application and appropriate mitigation measures could be undertaken as part of
development,

The Discounted Sites Document also states that | would be unlikely that a Biodiversity ~

Net Gain wouid be possible on the site. However, no evidence is provided to
demonstrate this.

Therefore, contrary {0 what is stated in the Discounted Sites Document, it is considered

that there are no ecology constraints that would prevent housing development on the
site.

Heritage

The site is located approximately 100m from the boundary of the Lake District National
Park World Heritage Site (WHS). Development on the site would not encroach into the
WHS or extend closer to the WHS than existing built development. As referred to
above, the proposed development would not alter the character of the village or harm
landscape character, Itis therefore considered that there would be no harm to the
setting of the WHS.

There are no listed buildings or other designated heritage assets located within 250m
of the site.

Therefore, there are no heritage constraints that would prevent residential
development en the site.

Ground Conditions

That site has not been developed in the past. it is considered that there is unlikely to
be any adverse ground conditions that would pose a constraint to housing
development on the site.

Flood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding. Flood
risk is not therefore a constraint to development on the site.

The Discounted Sites Document makes reference to surface water drainage
constraints; however, no evidence has been provided of this and, as confirmed in the
consultation comments from Cumbria County Councl {as summarised in the
Discounted Sites Document}, if such constraints are present, deveiopment of the site
wouid be abie to mitigate.

Access
Access to the site has been reserved from Vicarage Read and has specifically been
riecionad tn nrovide areecs tn davelnnment nn the cite
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Access is not therefore a constraint to residential development on the site.

Suitabitity of Location

As referred to above, the site is accessible to the small number of services and facilities
in Ennerdale Bridge. Bus services from the village also provide access to services in the
surrounding villages and settlernents, including employment areas in Rowrah. Future
residents of the site would therefore have

Ennerdale Bridge is identified as a Sustainable Rural Village in the Local Pian. Draft
Policy HAPU states that Sustainable Rural Villages could support a limited amount of
growth to maintain communities. it is therefore considered that the village is a
sultable location for development and additional development in the village would
assist in maintaining its existing services for the benefit of existing and future residents.

Suitability Conclusion
There are no constraints that would make the site unsuitable for housing development,
1t is also located in a sustainable location for housing development

As a result, it is considered clear that the site s suitable for a housing aliocation in the
emerging Local Plan.

Availability

The site is under the ownership of Persimmon, a reputable housebuilder with a strong
track record in the delivery of housing across the UK. It is therefore clearly owned and
controlled by an experienced househuilder. There are no legal or ownership
restrictions affecting the fand that would preclude or delay delivery.

The Site is therefore readily available with a realistic prospect of delivery within 5
years.

Achievability

Preliminary technicat work has confirmed that a residential scheme could be developed

viably within this location. The preceding sections of this Chapter demonstrate that the

site is sustainable and there are no technical constraints impeding delivery.

Development on the site would therefore be deliverable within the short term.

Summary
Persimmon reguests that the site is aliocated for housing.

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land
can come forward where it is needed is required in order to suppart the Government's
objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.
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12.46 As clearly demonstrated, the site is in a suitable location for housing development with

12.47

access to services, facilities and infrastructure within Ennerdaie Bridge and the
surrounding area.

Ennerdale Bridge is identified as a2 Sustainable Rural village in Policy H4PU, The draft
policy states that Sustainable Urban Villages can support growth in order to maintain
communities, For example, additional development could provide the additienal
population required to support and maintain local services. The Local Plan however,
does not propose any aliocations in Ennerdale Bridge however, The Vicarage Lane site
is considered to be a sustainable site for housing development that would deliver the
housing needed 1o maintain the community.

12.48 The site is not subject to any constraints that would prevent residential development

12.49

and is available for development now.

Glven the higher housing need identified in the Housing Needs Report that
accompanies these representations, Persimmon considers that the site should be
aliocated now to aliow development to come forward within the emerging Plan period
in order to assist in meeting this higher housing need.
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13.7

Whilst Persimmon acknowledge the importance of protecting and enhancing the St
Bees Heritage Coast and its setting, it is important to note that there are areas of the
Heritage Coast and its setting that are already characterised by built development,
inctuding modern buiit development,

Such buiit development has influenced the character of the Heritage Coast and its
setting somewhat, and has established that built development is considered
acceptable in certain areas and now forms part of the character for parts of the
Heritage Coast and its setting. Further bullt development in these areas, that does not
further harm / influence the Heritage Coast and its setting, shouid therefore not be
restricted.

For example, Parsimmaon have recently submiited a planning application for residential
development on the Former Marchen Site, Whitehaven, including fand to the north
(LPA ref. 4/21/2432/0F1). Part of the proposed St Bees Heritage Coast area is to be
exiended to cut through part of the application site. However, as demonstrated within
the Landscape and Visual Impact Assessment submitted in support of the hybrid
planning application for the site, from the extended St Bees Heritage Coast area, the
views of the proposed development would be Hmited to roof tops of homes on its
western edge as set against the built form of the existing south western edge of
Whitehaven. Therefore, effects on the Heritage Coast extension area are judged to be
slight and negligible.

The policy should therefore take 3 flexible approach when assessing the potential
influence on the Heritage Coast, accounting for the iocal development context of any
proposed deveiopment. The policy should also seek to ensure that any impacts of
development proposals are weighed against any benefits resulting from schemes,

including improvements to public access / enjoyment / understanding of the Heritage -

Coast and the opportunities that development may bring to the area.

Paragragh 16{d} of the NPPF states that plans should “contain policies that are clearly
written and unambiguous, so it is evident how a decision maker should react to the
development proposals”,

The 5t Bee's Haritage Coast is not a designated heritage assef, nor is it one of the
tandscape types referred to in paragraphs 176 and 177 of the Framework, It is
therefore considered that by preventing major development along the heritage coast
other than in exceptional circumstances, Policy N7PU, as currently drafted imposes a
higher tevel of restriction than the NPPF. it is therefore not consistent with the NPPF.
Such requirement should therefore be deleted from the policy.
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Persimmon therefore considers that as currently drafted, Policy N7PU is not positively

prepared and is not consistent with the NPPF. in order to make the policy sound, the
text requires amendment as follows:

New development within the vicinity of the Heritage Coast must conserve, protect and
enhance the Heritage coast and its setting and take opportunities to encourage the
public to enjoy and understand the area by improving public access and interpretation

where possible. Developers should demonstrate that they have taken into consideration

the feotures that contribute to the special character of the area and the impartance of
its canservation.

Developers should also demonstrate the benefits of development proposals and the
positive impacts they would bring to the Heritage Coast, which will be weighed in the
bolance of any identified horm, where relevant.”

Inappropriate development includes that which affects views within or towards/from
the Heritage Coast.
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The Local Plan proposes to aliccated the following sites which Persimmeon has an
interest for housing: o

- HWH4: Land South and West of 5t Mary's School, Whitehaven
- HWHS: Former Marchon Site North, Whitehaven
. HSL2: Fairways Extension, Seascale

Persimmon supports these allocations; however, considers that Allocations HWH4 and
HWHS should be increased in size to include all of the land within the red line shown
on the plan at Appendix 2. Persimmon has recently submitted a hybrid planning
application for residential deveiopment on this fand. i is considered that the inclusion
of this fand within the aliocation would ensure that a comprehensive development of
the former Marchon Works sites can take place.

The representations are accompanted by a Housing Needs Report that considers the
housing requirement in the Local Plan. The Housing Needs Report concludes that the
housing requirement in Policy HPU2 is too low and does not fully reflect the Council’s
aspirations for economic growth. The current housing target in Policy H2PU is not
justified or positively prepared therefore, and is unsound. The Housing Needs Report -
conciudes that the housing reguirement should be increased to 300 dweltings per
annum in order to sustain economic growth in the Borough and meet the Council's
aims and objectives.

As a resuit of the above, the Local Plan does not identify sufficient sites to meet the
increased housing need, even with the windfall allowance referred to in Policy H2PU.
As a resuit, without identifying further fand for housing deveiopment, the Local Plan
would not be positively prepared and would be unsound.

Persimmon therefore considers that the following sites should also be allocated within
the Local Plan to provide additionat housing supply during the Plan period:

. Land south of Laurel Bank, Whitehaven;
. tand at Melrose, Egremont; and
. Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are net propesed for allocation in the
Publication Version Local Plan, provide sustainable and suitable sites to meet the
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149

14.10

development and are available. Housing development on these sites would therefore
be achievable within the Plan period and they should be aliocated in order to meet the
identified higher housing need. TITTUT

In addition, Persimmeon also considers that the following policies requirement
amendment in order to provide additional scope for a higher level of housing growth
and ensure that the Local Plan is positively prepared and sound;

. Policy H1PU should be amended sc that it alfows for windfail development on .
the edge of settlements, outside of the Settlement Boundaries defined in the e :
Plan.

. Policy DS4PU shouid be amended so that windfall development that adjoins the
Settlement Boundaries of any settlement is alfowed in the circumstances outline
in the policy.

- Policy H3PU should be amended to require a partial or full review of the Local JEEIEEEEER PR
Plan where housing development in Sustainable Rural Villages falls below
expectations in order to allow additional sites to be identified and allocated.

. The Settiement Boundaries of Ennerdale Bridge should be amended to include
Persimmons Vicarage Lane site. The currently tightly drawn Settiement
Boundaries around the settiement do not allow for future developmenttomeet
the needs of the settlement. The site provides a suitable opportunity for SV
housing development to meet the needs of the settiement and should be
included within the settlement #imits to allow development to take place.

Persimmon also considers that Policy N7PU {5t Bees Heritage Coast) is not consistent
with national policy as currently drafted, as it mere restrictive than policy in the NPPF
and therefore not sound. The policy should be amended to remove reference to
development within the Heritage Coast only being aliowed in exceptional
circumstances and should state that the benefits of development on the Heritage Coast
will be considered in the planning balance.

Persirmmon reserves the right to add to, amend or withdraw these representations if
necessary and wouid like to be involved in the Local Plan Examination in Public.
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borough's housing needs in full.

1.2 A similar report was prepared by Turley and submitted to the Council by our clients
earlier this year, during the previous consultation on lssues and Options®, The Coundil
does not appear to have responded in detail to the specific issues raised during that
consultation, and key points from this earlier submission are therefore reiterated in
this report where they remain relevant. For the avoidance of doubt, this report is
intended to fully supersede the earlier submission where it takes into account new
data releases, documents and the changing context of the last 12 months. '

1.3 This report is structured as foliows:

. Section 2 -~ introducing the Preferred Option — an overview of the proposed
approach to housing provision in Copeland, highlighting the increasingly dated
evidence on which this is based;

. Section 3 - Testing the Increasingly Dated Evidence Base — with the greferred
approach based on increasingly dated evidence, the Council’s conclusions and
assumptions on housing need are tested using the latest available information.
This inciudes the presentation of up-to-date bespoke demographic medeliing,
developed by Edge Anaiytics, which is compared to simitar modeliing in the
Council’s evidence base that relies on superseded datasets;

- Section 4 ~ Consequences of Emerging National Pelicy — the Council’s preferred
approach is evaluated in the context of emerging changes to the standard
method of determining the minimum need for housing, which appear likely to be
in place when the Local Plan is submitted for examination; and

. Section 5 — Summary and Conciusions —~ a concise overview of the report’s
findings and their implications for the emerging Local Plan,

1 copeland Boraugh Council {September 2020) Copeland Local Plan 2017-2035: Preferred Options Draft
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2.3

2.4

2.5

The Council does, though, proceed to express a desire to 'be aspirational, ‘plan
positively and support employment growth’, by identifying sufficient land to provide
200 dwellings per annum over the plan period® — some 43% more than the minimum
housing requirement that has been proposed.

This approach has clearly been informed by the conclusions of the Strategic Housing
Market Assessment® (SHMA), which was finalised in October 2019 and commissioned
to understand the scale of future housing needs in Copeland. The draft Plan references
its conctusion that there is an objectively assessed need (OAN) for between 140 and
200 dwellings per annum {dpa} in Copeland over the emerging plan period, and
respectively aligns its proposed housing requirement and ‘aspirational’ land supply 1o
these figures which sought either 1o

. Accommodate a continuation of long-term demographic trends, recorded over

15 years to 2016 {340dpa); or
. Grow the resident fabour force by attracting and retaining more working age
people, with a view to supporting around 1,100 additional jobs over the plan

period (200dpa).

While the SHMA may give the impression of having been recently produced in October

2018, it is upfront in emphasising that it was 'initially drafted in early 2018 — now over

two and a half years ago — with various unspecified factors delaying its finalisation®.
The SHMA highlights that new data was released in this intervening period, and that
national planning policy and guidance had substantially evolved, but generally claims
that these changes did not have a ‘'material impact’ on its findings.,

It did, however, advise the Council to update elements of the report ‘ot an appropriate
time...to test some of the key cutputs and to confirm the continued relevance of the
findings’. This is yet to have visibly occurred, and it is concerning that the Councit does
not appear — from the draft Plan — to have committed to such testing before
submission desgite 50 clearly relying on the conclusions of the SHMA to justify its
proposed approach to housing provision. This is a regressive step, where plans for an
update to the SHMA —in the form of 2 Local Housing Needs Assessment, as now
required by national policy — were clearly signposted on the Council’'s website durlng :
the previous consultation on issues and Options. :

4 Copeland Borough Council {September 2020) Copeland Local Plan 2017-2035: Preferred Options Draft, p159
® }G Consulting {October 2019) Report for Copeland Borough Council: Strategic Housing Market Assessment and
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2.6

2.7

This omission creates an impression of finality, but in reality the Council must update
the evidence base and potentially depart from its preferred option before the Local

Plan is submitted for examination. This is considered to be critical where the National -

Flanning Policy Framework (NPPF) emphasises that ‘aff policies should ke underpinned
by relevant and up-to-date evidence’’ (emphasis added).

The remaining sections of this report consider how such an update, taking account of
the latest avaitabie infermation, could alter the conclusions of the SHMA, This is
intended to assist the Council as it develops the next iteration of the draft Plan, which
is expected to be a Regulation 18 version.
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It first considers, using a demographic modelling approach comparable to that used in
the SHMA, whether delivery of the 'aspirational’ housing land supply could still be
expected to support the fevel of job growth previously assumed in the evidence base. It
then proceeds to examine whether it is more reasonable — when accounting for the
latest evidence — to plan for a higher level of job growth, establishing the resultamt
implications for housing need.

Testing the upper end of the Council's previcusly evidenced range

3.3

3.4

3.5

3.6

3.7

As outlined in the previous section, the Council’s ‘aspirational’ approach of providing
sufficient land to deliver 200 dwellings per annum is based on its latest published
SHIMA, which estimated that such a level of housing provision would be needed to
support the creation of around 1,100 new jobs over the plan period {2017-35).

The SHMA's modelling is now relatively dated, having for instance drawn assumptions

from official 2014-based sub-national population projections {SNPP) that have twice
been superseded. While subseqguent 2016- and 2018-based projections have raised
some issues — particularly when translated into househoids — their underlying
assumptions undoubtedly reflect more recent population trends than the 2014-based
SNPP. They provide a more up-to-date position on birth rates, life expectancy and the
profile of migrants, for example, which supersedes the assumptions made by the
SHMA in its modeliing of the housing needed to support job growth,

Up-to-date modelling has therefore been developed by Edge Analytics, using the
leading POPGROUP model, to understand whether the provision of 200 dwellings per
annum over the plan period could still be expected to support the 1,100 new jobs
previously anticipated in the SHMA, when more recent demographic trends in
Copeland are faken into account. Appendix 1 details the assumptions made in this
modeiling.

This process does notably reaffirm that such a level of provision could, in cembination
with changing demographics and labour force behaviours, support the creation of
1,100 new jobs over the plan period, or indeed slightly more. This updated medelling
suggests that the labour force could actuzlly grow to support circa 1,280 jobs in this

scenariq, albelt this difference from the SHMA is a relatively modest 10 jobs per annum B

over the whole plan period.

While likely enabling a leve! of job growth, it is important to recognise that there
remain significant limitations to this scenaric which could have conseguences for the
long-term competitiveness of Copeland and its economic vitality. Such issues were not
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3.8

3.9

3.16

For example, while the population of Copeland would be expected to grow where 200
dwellings per annum were consistently provided, the modelling suggests that this will
be entirely concentrated amongst those aged 65 and over. The number of children, and
the number of residents of traditicnal working age (16-64}, would both be expected to
decline by a relatively substantial amount over the plan period in this scenario,
particularly beyond the next five years. This is iltustrated at Figure 3.1, which shows
cumuiative change in different age cohorts.

Source: Edge Anaivtics; Turley onalysis

The working age population of Copeland was already relatively smail at the beginning
of the plan period {2017} when compared to the wider North West and England®. The
contraction that appears likely to result when providing for the delivery of only 200
dwellings per annum would only reinforce this trend, potentially discouraging
investment in Copeland and threatening its long-term economic resifience.

There appears ampie scope for a more ambitious approach to housing provision that
posttively plans to support a more prosperous econemic future, as explored below.

Reconsidering future job growth

3.11

While the above reinforces that delivery of the ‘aspirational’ land supply could indeed

be expected to broadiy support the level of job growth previously anticipated by the
Councit — albeit not without the unsustainable consequence of a markedly ageing
population — it is important to recognise the time that has passed since this level of job
growth was justified in the evidence base. There now appears scope for a considerably
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more positive approach, and a paralle! risk that simply planning for no more than 200
dweilings per annum wili actually serve to undermine recent progress in this regard.

3.12  The ostensible target of 1,100 new jobs over the plan period appears to have
originated from the SHMA, which introduced four economic scenarios of which the
majority actuaily anticipated job losses. This unusually negative outiook — from a
planning policy perspective — Howed from a Cambridge Econometrics forecast that was
sourced in March 2018 and used as a baseline, suggesting that some 3,400 jobs would
be iost in Copeland over the plan period. This effectively meant that one in every ten
jobs that already existed in the borough were assumed to be lost under this scenario®,

3.13  Our previous report queried the use and influence of this single and particulatiy
negative baseline forecast from Cambridge Econometrics, which apparently had not
heen checked against the views of other reputable forecasting houses in conflict with
widespread best practice. This remains a concern, when obtaining an up-to-date and
comparable baseline forecast from Experian which again requires further interrogation
~ 10 {ocally verify its key assumptions, recognising the fimitations of any “off the shelf”
forecast — but suggests that Copeland could create around 800 jobs over the plan
period®, The gap between this and the Cambridge Econometrics forecast referenced in
the SHMA is stark, at some 4,300 jobs, and certainly warrants further investigation by
the Council.

3.14 The newly published Economic Development Needs Assessment™ (EDNA) might have
been expected to explore this issue and rectify this critical flaw, but its publication date
of July 2020 obscures the fact that it was largely drafted in 2017 before the study was
paused. This appears {0 explain what are otherwise surprising references to still more
dated forecasts from Cambridge Econometrics, obtained more than three years ago in
summer 2017. The EDNA recognises the conseguences of its delayed publication, _
listing a series of economic changes, issues and opportunities that it ignores butshould - -+ .
now be factored in to any consideration of the economic needs of Copeland™. This '

inciudes:

- Priorities in the emerging Copeland Economic Vision;

. Priorities in the Cumbria Nuclear Prospectus, published in August 2020;

. The developrment of a Clean Energy Park, potentially incorporating advanced .~

nuclear technotogies, hydrogen production and farge-scale nuclear build;
. Maore detailed information on how Sellafield Ltd will operate;

. The creation of the Enterprise and innovation Hub, forming a genuine clusterof
expertise in nuclear and clean energies; LT :

16 Consuilting {October 2019) Report for Copeland Borough Council: Strategic Housing Market Assessment and
Dbjectively Assessed Housing Need, Figure 5.1
10 ¢y perian {September 2020) Local Market Forecasts Quarterly
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s The latest round of offshore wind farm auctions;
. The proposai for a Digital Grid in Whitehaven;

* Town centre regeneration, through vehicles such as the Future High Streets Fund
and Town Deals;

- The impacts of Covid-19, over the short, medium and fong term; and
. The impacts of the UK’s departure from the Luropean Union.

3.15  This should not necessarily be viewed as an exhaustive list, where recognised for
exampie that the Government has very recently launched its "ten point plan for a green
industrial revolution''3, This emphasises its commitment to delivering new and
advanced nuclear power, for example, and advancing offshore wind. With the EDNA
having already highlighted opportunities in these areas for Copeland, as a location that
is uniguely positioned as a pioneer in the green energy sector, these recent
announcements can be considered to only raise the prospect of such investments in
the borough. This certainly has the potential to offset short-term chatienges refating to
the fatter two points listed above.

3,16 The authors of the EDNA clearly advise the Council 1o commission a review and update
‘later in 2020’ 1o inform a Publication version of the Local Plan, and while this
timeframe now overlaps with the extended Preferred Options consuitation — and thus
may be delayed ~ the principle is strongly supported. Like the SHMA, this update is
considered essential to provide up-to-date and robust evidence that justifies policies in
the emerging Local Plan, as required by the NPPF*. The draft Plan thankfully indicates
that a new EDNA will indeed be ‘commissioned prior to the next stage of plan
production’,

3.17  Unt# this review is completed, it is unclear precisely how many additional jobs the
Council needs to support through its approach to housing provision, if it is to deliver
the integrated approach expected by national policy®. it is therefore premature to
assume, as the Councl appears to have done, that the 1,100 new jobs associated with
its “aspirational” housing land supply are zil that need to be planned for. This
recognises evidence noted above with regards a potentially improving baseline
position and the importance of considering the implications of pfanned economic
investment, the support of which will be critical through the employment policies of
the Local Plan.

3218 Indeed, it appears that planning only for 1,100 additional jobs over the plan period
would actually siow the job creation that has occurred in Copeland over recent years.
The Business Register and Empioyment Survey™ {BRES) suggests that the levet of

¥ 1M Government {November 2020} The Ten Point Plan for a Green industrial Revolution: buitding back better,
supporting green jobs, and accelerating our path to net zero

M OMHCLG {2019} National Planning Policy Framework, paragraph 31

3= Copetand Borough Council {September 2020} Copeland Local Plan 2017-2035: Preferred Options Draft, paragraph
21.3.3
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3.20

3.21

employment in the borough has risen in afl but one of the last eight years, and

significantly so on several occasions. This is shown in proportionate terms at Figure 3.2, - S

which also overlays a rolling three year average to soften the influence of annual
volatility.

Figure 3.2:  Annual Change in Employment in Copeland {2009-19)

PO Pdsl INTEE YEG1S |AWED-L35]) NEVE SEOnN QITPIOYINEN1T Cves 1T VORENU BT0wW Oy U.D¥W

per annum ¢n average, matching the trend recorded over three years to 2017 and
appearing relatively modest against the more pronounced growth in earlier years, This
is also a lower rate of growth than seen across the North West or England over the
latest three years for which data is currently avaitable® (1.5/1.0% per annum).

In comparisen, the creation of 1,100 jobs over the entire plan period — as apparently

planned, in housing terms, by the Council through its ‘aspirational’ supply of land if not

its lower proposed housing requirement — would represent growth of only 0.2% per
annum; a third of the recent trend, and still less than recorded prior.

This regression is at odds with the ‘ospirational’ label and indeed the overarching vision
of the draft Plan, which foresees ‘a prosperous, diverse economy’ that has capitalised
on local strengths and facilitated growth?®®. It references the Housing Strategy, which
aims to ‘sustain and grow’ the local economy®, and more broadly recognises the link
between housing provision and economic growth by stating that:

2 g {2020) Business Register and Employment Survey
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3.22

3.23

3.24

3.25

“It is vital that we provide the right amount and type of housing in the Borough in order
to reverse the trend of population decline and ensure that we have g sufficiently sized
workforce to stupport local businesses and create further opportunities for education
and training for our residents. This in turn wiil help create economic growth and reduce
deprivation levels in the Borough”**

As the Council seeks to sustain and grow its {ocal economy and produce a positive and
supposedly ‘ospirational’ pian, and in advance of the essential update to the EDNA

mentioned above, it must at least acknowledge success over recent years and assess .

the implications of sustaining this perfarmance. This is likety to reguire a more
ambitious approach to housing provision.

Further modelling has been developed by Edge Analytics to illustrate this point and
estimate the level of housing provision that could be needed to sustain the rate of job

growth achieved on average in each of the last three years (0.6%) over the plan period.

The assumptions which have been applied in this modelling are summarised at
Appendix 1.

This modelling suggests that circa 304 dwellings per annum could be needed in
Copeland over the emerging plan period, if the borough is to sustain employment
growth at a rate of 0.6% per year and thereby create a total of 3,760 new jobs, While
acknowledged to be nearly double the recent peak in housing delivery?, there is some
precedent to be found from the existing Core Strategy which plannead {o provide for
300 dwellings per annum over its latter years™ {2018-28). This deliberately uplifted a
lower requiremnent for 230 dwellings per annum that was demograghicaily derived and
applied in the first five years, in order to allow for the additional demand generated by
major investment in the local economy.

Furthermore, where delivery even of the ‘aspirationol’ land supply identified by the
Councit appears unlikely to facilitate growth in the working age population of Copeland
— as shown at the eartier Figure 3.1 — the modelling suggests that a higher level of
housing provision, in the order of 300 dwellings per annum, could in contrast allow for
the growth of this important cohort. Figure 3.3 below shows that the working age
population couid grow by around 1,900 persons over the plan periocd where circa 300
dwellings per annum are provided, representing growth of 5% rather than the 2%
dectine expected where only 200 homes are provided each year. This is enabled
through this higher level of housing provision, which alfows such residents to be
retained and attracted. This, in turn, can help 1o attract investment to Copeland.

% ibid, p159
22 ipig, Table 12. Over the period back to 2010, housing delivery peaked when 158 homes were provided in 2011/12
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Frojected change in working age popilation {(2017-35)

Source: Edge Analytics; Turley analysis

The above analysis has drawn upon the latest available demographic datasets where
appropriate to explore the inter-relationship between jobs and hotising in Copeland.
This provides an updated position to that presented in the Council’s published
evidence base, it is recognised that further censideration is required as 1o a reasenable
and appropriate level of employment growth in Copeland. Such a detailed exercise has
not been undertaken here, where it is emphasised by the Council that this will be
forthcoming through the updating of its EDNA, This represents a critical component of
the evidence base for the Local Pian, and in establishing a reasonable forecast it must:

. include consideration of up-to-date baseline forecasts from more than one
forecasting house;

. Assess the implications of local performance of key sectors, drawing comparison
with baseline assumptions; and

. Understand the additionality of planned investment already identified as being

pertinent to this exercise in the current EDNA.

Summary

3.27

3.28

This section has tested the conclusions made in the Council’s increasingly dated
evidence base — drawn upoen 10 justify its proposed approach to housing provision —
using the {atest available information, and new demographic modeliing.

The Council’s ‘aspirational’ approach of identifying land to deliver 200 dwellings per
annum is informed by modelling that is now outdated, which estimated the housing
needed to support 1,100 new jobs over the plan pericd. This does remain a conceivable
cutceme when remodelling to account for more recent population trends, albeit it
must be recognised that such a scenario does not alfow for any growth in the
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3.29

3.3

population aged under 65, This could critically undermine the borough’s economic
resilience, and potentially discourage future investment.

Furthermore, it is important to recognise that an ostensible target of 1,100 new jobs
has not been recently justified by the Council, I originated as the only one of four
scenarios presented in the SHMA te envisage job growth, rather than job fosses, but
this process was arguably undermined at the cutset by the guestionable decision to
draw upon a single and particularly negative baseline forecast from Cambridge

Econometrics rather than obtaining a range of reputable views. Experian, for example, -

now envisage arcund 900 new jobs in Copeland under its own baseline scenario,
starkly contrasting with the 3,400 jobs assumed to be fost over the pian period by
Cambridge Econometrics. The newly publishad EDNA might have been expected to
rectify this isstie, had it not actually been produced in 2017 before its publication was
delayed. It is clear in this context to identify the consequences of this delay and the
changing economic context which will need to be taken into account, and the
imminent update to this study is therefore both welcomed and essential, it is
premature to assume, in the meantime, that the Council need only plan for the
creation of 1,100 new jobs where a more substantive growth in the labour force may
ultimately need to be sustainably accommodated through a higher level of housing
provision,

The updated EDNA should fully account for a local economic context that has recently .

become increasingly positive in Copefand, with employment levels growing by an
average of 0.6% in each of the past three vears for which data is currently available
{2017-18} and indeed more prior to this period. A target of 1,100 new jobs over the
plan period is equivalent to only a third of this recent growth rate, and appears 1o
conflict with the Council’s economic ambitions which arguably justify an aspiration to
at feast sustain the rate of growth recently recorded. Further modelling suggests that
this could require around 300 dwellings per annum over the plan period, with such a
tevel of provision aliowing for some growth in the working age population — unlike the
‘aspirational’ approach favoured by the Council — and coincidentally aligning with the
housing requirement now in place from the Core Strategy. This suggests that the
CouncH should not discount the possibility of continuing to plan for a similar fevel of
housing provision, as it considers the findings of the updated EDNA and establishes in
parallel the housing that could be needed to support future economic growth.
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4.2

to exceed by some way as is currently permitted by national policy. The draft Plan is
correct to state, in this context, that:

“The housing need figure produced using the standard methodology does not provide
a true reflection of housing need in the Borough. it is significantly lower than the
number of homes that have been delivered on average over the past 10 years, and each
individual year, and if it was taken forward as o housing requirement in the Local Plan
would lead to further population loss and economic decline, A housing requirement this
low would also be contrary to the Council’s Growth Strategy, Housing Strategy,
Corporate Strategy and the NPPF which requires Local Authorities to be aspirational,
Responses received to the Local Plan Issues and Options consuitation also indicate that
the development industry would not support a housing requirement based on this
figure”” (emphasis added)

It is important 1o recognise, however, that the Government is in the process of revising
the standard method, and — as shown by this section — this will almost inevitably raise
the minimum housing need in Copeland to be met by the emerging Locai Plan.

Proposed changes to the standard method

4.3

4.4

The Government consulted on its initial proposals for a revised approach over the
summer?®. It acknowiedged that the method could no longer use the increasingly dated
2014-based household projections that currently form the baseline, and felt that a2 new
approach should be ‘more agile in using the most recent data’?. it has, though, also
recognised that such projections are volatile and ‘cannot in isolation forecast housing
need'®,

The Government therefore propoesed to introduce a new element into the standard
method, linked to existing housing stack, 1o take account of the number of homes that
are already in an area. This was intended to account for the diversity of housing needs
throughout the country, recognising that ‘new homes can play a vital role in schemes to
regenerate deprived areas’ for example, and offer “the stability and predictability which
has been absent when solely relying on household projections'®.

24 MHCLG {2019) National Planning Policy Framework, paragraph 60
% Copetand Borough Councll {September 2020) Copeland Local Plan 2017-2035: Preferred Options Draft, paragraph

40.2.17

% MHCLG {2020} Changes to the current planning system: consuitation on changes to planning policy and
regulations
7 Ibid, paragraph 143
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4.5

4.6

4.7

Household projections were nonetheless intended o retain a role, in a ‘blended

approack’ which prevented any such projection from falling below a certain propertion o

{0.5%} of the existing stock®®, The growth suggested by household projections wasto
feature in the calculation where this is higher than the stock-based figure.

This process was to produce a baseline for the calculation, which — as in the current
method — would continue to be adjusted {o reflect the ratio between house prices and
earnings. The current formula was progosed to be adapted and extended to further
account for changing affordability trends over time. This would apply a targer
adjustment where housing is increasingly unaffordable — refative to a threshold of 4
years earnings — but moderate the level of adjustment where the ratio was high but
improving, for exampie.

The current method caps the level of adiustment that can be made based on
affordability, relative to the baseline or a recently adopted housing requirement, but

the Government suggested that this step would be removed in its entirety to facilitate - -

the ‘step change’ that it considers to be necessary®.

Outcome for Copeland

4.8

In the case of Copeland, the approach described above would substantiaily raise the
minimum need currently implied by the standard method, from 11 to 154 dwellings
per annum, This is entirely caused by the proposed introduction of a stock-based
measure into the method, which takes precedence over a 2018-based projection that
unhelpfully envisages zero additional househoids in Copeland. The approach setsa
baseiine of 167 homes per annum — equivaient to 0.5% of the 33,433 homes recorded
in the borough as of 2019 —that is actually reduced by 8% through the affordability
adiustment. because the ratio between house prices and earnings {2.78) is currently
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Potentially significant refinements

4.9

4.16

It is important to recognise, however, that the approach described above was merelya ...

proposal that was subject to consultation. The Government has recently confirmed
reports that the formuta would be ‘rebalanced so that more homes are built in urban
areas, particularly in the Midlands and the North'3. While it is currently unclear
precisaly how the formula will be altered, one mechanism for directing more homes
towards urban areas is the stock growth rate that features in the baseling of the
Government's earlier groposals and indeed is the primary driver of need in the case of
Copetand. The Government may choose to raise the minimum growth rate from its
current level of 0.5%, and even a fractional increase — to 0.6% for example — would
increase the baseline for Copeland to 201 dwellings per annum, from 167 dwellings per
annum under the proposals to date. This is fikely to once again be adjusted, and
conceivably lowered in the case of Copeland, based on affordability but it is more
chalienging to predict how this element of the proposais may evolve in responsetoa .
higher baseline.

The revised method, in its final form, is likely 1o bave a direct consequence for the
emerging Locat Plan, as the Government has proposed only a short transition from the
existing approach. Authorities like Copeland, that are vet to undertake a Regulation 19
consultation, are proposed tc be given only three months to reach this stage from the
point at which a revised method is formally introduced, and a further six months to
submit their plan to the Planning Inspecterate. According to the draft Plan, the Council
aimed — before extending the current consultation by two weeks —to reach the
Publication {Reg.18) stage in spring 2021, which could conceivably be more than three
menths after the revised method if the latier is introduced before the end of the year.
This is certainly a possibility where the Governmaent is understood, at the time of
writing, to be announcing its revised approach within weeks™.

Sumimary

4.11

4.12

While the Council’s proposed approach to housing provision cannot help but appear
positive in the context of a standard method that currently implies a scarcely credible
need for only 11 dwellings per annum, it is markedly iess so where the method is

revised in the manner that now appears likely. The proposed housing requirement of -

140 dwellings per annum would fail to meet housing needs where the latter are
calculated using the method that was subject to consultation this summer, and the
same could conceivably be true even of the ‘aspirational’ supply if — as appears a
possibitity — this is reweighted in favour of the existing housing stock.

The draft Plan does acknowledge this evolving context, stating that the ‘progress’ of
the new method will be ‘monitored and considered prior to the production of the
Publication Draft’® . This is strongly suppoerted and indeed appears a necessity, given
that the Council appears unlikely to be covered by transitionzal arrangements and is
therefore likely to have to meet the minimum need implied by any revised method.

32 Manning Resource, 16 November 2020
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that woutd set a requirement for at feast 140 dwellings per annum over the plan period

{2017-35} but ‘be aspirational’, 'plan positively and support employment growth’ by

identifying additional land to provide a total of 200 dwellings per annum.

These figures align with the range concluded in the Strategic Housing Market
Assessment (SHMA) which was finafised in October 2019 but produced around 18
months earlier, thereby taking no account of substantive new data, policy and
guidance published in the intervening period. The Council was advised to test the
conclusions of the SHMA, but this is yet to have visibly occurred and there surprisingly
no longer appears a firm commitment to doing so in the Preferred Options draft, An
update is considered essential prior to consuitation on the Publication version (Reg.19)}
of the Local Plan, to provide the ‘up-to-date evidence’ expected by national policy®.

This report has aimed to assist the Council in the context of this evidential shortcoming

by considering how such an update, taking account of the latest available Information, - L

could alter the conclusions of the SHMA. In summary, it has found that;

. The ‘aspirational’ approach of identifying land to deliver 200 dwellings per
annurm was informed by the SHMA's modelling of the homes needed to support
1,100 new jobs over the plan period. While this modelling is now outdated, this
remains a conceivable outcome when remodelled by Edge Analytics to account
for more recent population trends, albeit in evaluating the consequences
regarding the sustainability of growth in Copeland it must be recognised that
such a level of provision is unlikely to encourage or alfow for any growth in the
popuiation aged under 65, This could critically undermine the economic
resilience of Copetand, and potentially discourage future investment;

s Further to the above, there is a concerning lack of justification for the ostensible
target of 1,100 new jobs, which originated as the only positive scenario of four
presented in the SHMA in a process that was arguably undermined at the cutset
by the decision 1o unguestioningly use a single and particularly negative baseline
forecast — that expected some 3,400 jobs to be lost — rather than obtaining a
range of reputable views, or testing its robustness in the context of local
evidence. The newly published EDNA dated tuly 2020 might have been expected
1o rectify this issue, had it not actually been produced in 2017 before is
nublication was delayed, A stated commitment to produce an update to the
EDNA, to account for a range of new information and identified investment and
growth opportunities, is both welcomed and essential, and in the meantime it is
premature for the Council to assume that it need only plan for sufficient homes —
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5.4

circa 200 per year — to support 1,100 new jobs. In assessing an appropriate and
reasonable level of job growth, consideration should be given to recent historic
performance as well as up-to-date forecasts and the impact of potentiat and TR,
committed investment, Where the update fo the EDNA will need to consider this
in deta#, it is observed that Copeland’s economy has seen a strong period of job
growth, equating to 0.6% per annum over the last three years, with previous
years showing an even higher rate of growth. Using this as an appropriate proxy,
the analysis in this repert confirms that to even sustain this recent rate of job
growth could require around 300 dwellings per annum to adequately grow the
resident labour force, including the working age population; and

- Although the Council’s proposed approach to housing provision cannot help but
appear positive in the context of a standard method that currently implies a
barely credible need for only 11 dwellings per annum, it is markedly less so
where the method is revised in the manner that now appears fikely based on 3
recent consultation and more recent messages from within Government. The
housing requirement of 140 dwellings per annum proposed in the draft Plan
wottd fail to meet housing needs where the latter are calculated using the
method that was subject to consultation this summer, which introduced a stock-
hased metric and produced a figure of 154 dwellings per annum for Copeland.
The same could conceivably be frue even of the ‘gspirational’ supply if thisis -
reweighted in favour of the existing housing stock, as appears a possibility. The .-
Council is therefore right to be dlosely monitoring changes in the standard
method, not least because it appears uniikely — based on the current Local Plan
timetable — to be covered by proposed transitional arrangements and is thus
likely 1o have to meet the need implled by any revised approach as a minimum.

The analysis summarised above suggests that even the ‘aspirgtional’ target of 200

dwellings per annum may fail to meet the housing needs of Copetand, or properly L

support the Council’s ecenemic ambitions. Around 300 dwellings per annum could be e
needed even to sustain recent economic success, and where this aligns with the
existing housing requirement — appiled from 2018 onwards by the Core Strategy — it is
clear that the Council should not prematurely or unjustifiably discount the possibility of
continuing to plan for a simitar level of housing provisien through the new Local Plan. It
should, however, aiso be mindful in updating its evidence on housing need both of
emerging changes to the standard method and the findings of the anticipated and
necessary update of the EDNA, establishing in the case of the latter the housing that
could be needed in parallel to support its scenarics of future job growth. This evidence
is considered likely to require a more ambitious approach to housing provision than
proposed in the ongoing Preferred Options consuitation.
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The authors of this report do not accept liability for any costs or consequential loss involved following the use of
the data and anglysis referred to here; this is entirely the responsibility of the users of the information

...... P I N o ST Y
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employed to develop growth forecasts. The use of a recognised forecasting product which
incorporates an industry-standard methodology {a cohort component model) removes this obstacle ~ ...
and enables a focus on assumptions and cutput, rather than methods.

Dermographic forecasts have been developed using the POPGROUP suite of products. POPGROUP is 3
family of demographic models that enabtes forecasts to be derived for population, households and
the labour force, for areas and social groups. The main PORPGROUP model (Figure 1) is a cohort
component model, which enables the development of population forecasts based on births, deaths

and migration inputs and assumptions,

The Derived Forecast {DF) model {Figure 2) sits alongside the population model, providing a headship
rate model for household projections and an economic activity rate model for labour-force

nroioctinng
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Under a ‘Dwelling-led’ scenario, population growih is determined by the annual change in dwellings
using key assumptions on household headship rates, communal population statistics and a dwelling. -+ '
vacancy rate.
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In each scenario, historical mid-year to mid-year counts of deaths by 5-year age group and sex have . :
been sourced from the ONS MYEs for the 2001/02-2016/17 period. L

From 2017/18, an age-specific mortality rate (ASMR) schedule derived from the ONS 2018-based SNPP
is included in the POPGROUP model assumptions. In combination with the ‘population-at-risk’ {i.e. the
whole population), the area-specific ASMR and future mortality rate assumptions provide the basis
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{HESA).

Historical counts of migrants are used from 2001/02 to 2016/17. from the start of the forecast period,
the scenarios calculate their own internat migration assumptions {0 ensure an appropriate balance
between the popuiation and the targeted change in dwellings or employment defined in each year of
the forecast period. Under the Dwelling-led scenario, 3 higher level of net internal migration will occur
if there is insufficient popuiation and households to meet the forecast change in dweliings. Under the
Employment-ied scenario, a higher leve] of net internal migration will occur if there is insufficient
population and labour force to meet the forecast change in jobs.

The profile of internal migrants is defined by an age specific migration rate {ASMigR) schedule, derived
from the ONS 2018-based SNPP.

Historical counts of international in and out-migrants are used from 2001/02 to 2018/17. From
2017/18, international migration counts are derived from the full sixteen-year historical pericd
(2001/02-2016/17). An ASMigR schedule of rates from the ONS 2018-based SNPP is used to distribute
future counts by single year of age.

In POPGROUP, a dwelling is defined as a unit of accommeodation which can either be occupied by one
household or vacant.

Linder the Dwelling-led scenario, the population growth outcomes of each dwelling constraint have
been estimated through the application of household representative statistics (also known as

household headship rate statistics), communal population statistics and a dwelling vacancy rate,

In the Employment-led scenario, the househoid and dwelling implications of each population growth
trajectory are estimated in the same way. These assumptions have been sourced from the 2011
Census and MHCLG's 2014-based household projection model.
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One child Households with one dependent child
Two children Households with two dependent children
Three+ children Households with three or more dependent children
Other households Other households with two or more adults

Linder both scenarios, an adjustment 1o the MHCLG 2014-based Stage Two headship rates has been

1 E fesad a4 8w o Tl e Pomomme ol A AUy o A i o . ' -

communal/institutional population}. These data are drawn from the MHCLG 2014-based household
projections, which use statistics from the 2011 Census. Examples of communal establishments include

prisons, residential care homes, student halls of residence and certain armed forces accommodation,

2 dhmaen hnded Dreninactinar TN A harads Blntiadabanicrad Danacr Alinirtne Af Hadirfnae Cacamonitlne 01 Aacab Cranrnmanns fobes

Page 160



popuiation. Under both scenarios, historical unemployment rates have been used up to 2019, From
2020 onward, the 10-year average unemployment rate (5,8%_) has been applied, fixed throughout the
forecast period. "
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1.2

13

14

Turley has previously prepared and submitted site specific representation on the
Preferred Options and Pre-Publication Focused Consultation drafts of the Copeland
Local Plan in November 2020 and October 2021 respectively. Those representations
comments on varicus draft policies, but also promoted the allocation of 2 number of
sites in Copeland which Persimmon has interestsin, These include:

) Land south and west of St Mary’s School and the Former Marchon Site,
Whitehaven
. Fairways Extension, Seascale

. Land south of Lauretl Bank, Whitehaven,
. Meirose, Egremont
. Vicarage Lane, Ennerdale Bridge.

In November 2020, representations were also submitted on the Copeland Housing
Needs Report, and 3 joint representation with Gieeson Homes was submitted on the

development strategy, housing requirement and settlement hierarchy proposed in the

Preferred Options Version of the Local Plan.

The emerging Local Plan will be subject to an independent examination into its

soundness and legal compliance. The tests of soundness are presented in paragraph 35

of the National Planning Policy Framework (NPPF). This notes that Local Plans are
sound only if they are;

. Positively prepared ~ providing o strategy which, as a minimum, seeks to meet

the area’s objectively assessed needs and is informed by agreements with other '

authorities, so that unmet need from neighbouring areas is accommaodated
where it is practical to do so and is consistent with achieving sustainable
development;

. lustified - an appropriate strategy taking into account reascnable alternative,
and based on proportionate evidence;

. Effective — dellverable over the plan period and based on effective joint working

on cross-boundary strategic matters that have been dealt with rather than
deferred, as evidenced by the statement of common ground; and

- Consistent with national policy — enabling the delivery of sustainabie
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1.5

1.6

These representations comment on the soundness of the policies in the Publication
Version Local Pian in the context of the above-mentioned tests of soundness. The .
representations should be read alongside Persimmon’s previous representations on REERTRTTTT
the Copeland Local Plan referred to in paragraphs 1.2 and 1.3,

Structure

The structure of these representations is as follows:

»  Section 2 - Policy HP2U: Housing Requirement e
. Section 3 — Policy H1PU: Improving the Housing Offer

. Section 4 — Policy H3PU: Housing Delivery

. Section 5 — Policy DS4PU. Setttement Boundaries R a e

. Section 6 — Policy H5PU: Housing Allocations

. Section 7 ~ Proposed Allocation HWH4: Land South and West of St Mary’s School
and Proposed Allocation HWHS: Former Marchon Site North

. Section 8 — Proposed Allocation HSE2: Fairways Extension, Seascale LT .

) Secticn 9 — Additional Housing Gpportunity Sites
. Section 10 — Opportunify: Land South of Laurel Bank, Whitehaven
- Section 11 — Cpportunity: Melrose, Egremont

. Section 12 — Gpportunity: Vicarage Lane, Ennerdaie Bridge

. Section 13 — Policy N7PU: 5t Bees Heritage Coast

. Section 14 — Conclusion
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2.2

2.3

2.4

2.5

2.6

combined with future windfall development, previous completions and extant

permission, will provide a minimum of 3,400 dwellings {an average of 200 dwellings per . '

annum) over the Pian period (2021 o 2038).

As referred to in Section 1 of this statement, Persimmon and Gleeson Homes
subrmitted a technical crifique of the housing requirement (hereafter referred to as the
“Housing Needs Report”} fo the Preferred Options Draft of the Copeland Local Plan. A
capy of this report is attached at Appendix 1. The housing requirement in the
Preferred Options draft was slightly lower (2,520 dwellings / 140 per annum) than that

in the Publication Version Plan; however the conclusions reached in the Housing Needs. -

Report remain valid, and are summarised beiow,

The NPPF, at paragraph 17 makes it clear that Locat Plans must include strategic
policies to address the identified priorities for the development and use of land across
the Borough. These policies must address social, econamic and environmental
objectives in “mutually supportive ways....."7, mindful that they are interdependent:
components of achieving sustainabie development.

In respect of social objectives, as per paragraph 20 of the NPPF, the strategic policies of
the Locai Plan must make sufficient provision for housing, including affordable housing.
This should be achieved by ensuring a “sufficient armount and variety of fand™...... i
made available”.

It accordance with paragraph 61 of the NPPF, the minimum amount of new homes
needed across Copeland should be identified using the Government's “standard
method”, The Planning Practice Guidance (PPG) makes clear that the housing need
figure calculated by the standard method is a minimum “starting point”; it therefore
makes clear that there will be circumstances where “the actual housing need is higher
than the standard method indicates™.

At the time of writing, the standard method calculation for Copeland remains the same
as it was when the Housing Needs Report was drafted (11 dwellings per annum}. As
outlined in the Housing Needs Report, the standard method calculation for Copeland is
evidentiy net credible when the Borough has consistently delivered at least 110 dpa

over the past decade, at an average of 133 dpa*. This is clear evidence that the scale of -

the need and demand for new homes in the Borough is significantly higher than the
standard method indicates.

! Paragraph 8, NPPF {uly 2021}
? paragraph 60, NPPE {Julv 2021}
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2.8

2.9

2.10

2.1%

2.12

213

This is primarily due to the reliance of the standard method upon trend-based
demographic projections which assume a sustained decline in the Borough's
population due to the impact of a continued ageing population. However, this does
not align with the Council’s aspiration to depart from past trends to boost economic
growth and ensure a sustainable future for the Borough.

Therefore, within the context of the PPG, “previous levels of housing delivery”
undoubtedly signal & “significantly greater” need for housing in Copeland than implied

by the standard method, and as such it is clearly “appropriate to plan for a higher feve} . |

of need””,

Furthermore, the Council’s aspiration to depart from past trends is builton a
consideration of investment potential in the borough with specific reference to its
major empioyers and sectorial specialisms. The realism of achieving employment
growth must be considered in the context of the success the borough has had over

recent years in creating new employment opportunities. it is critical that this growth is

sustained and its full benefits realised within the borough with the supply of an
adequate guantity and breadth of housing critical to achieving this objective.

Persimmon supports the Council’s positive approach in identifying that the full need for
housing exceeds that sef through the standard method. However, it is considered that
the minimum housing requirement of 143 dpa outlined in draff Policy HPUZ does not
fully refiect the Council’s aspirations for economic growth, rather it is ‘demographic- -
led’. indeed, this figure does not include consideration of supporting future. -
employment growth.

Therefore, the current housing requirement and associated draft policy are considered
to be unsound as it is not ‘positively prepared’ in relation to meeting the Borough's

objectively assessed needs, is nof fully ‘justified’ when taking into account the Council’s '

aspirations and consequently is not consistent with national policy as it would failto .
significantly boost the supply of housing, as set out in paragraph 60 of the NPPF.

As justified in the attached Housing Need Report, Persimmon considers that the
minirmum housing requirement for the borough should be 300 dpa which reflects the
‘employment-led growth’ which will ensure the delivery and be “mutually
supportive...” of economic growth in the Borough and assist the Council in meeting its
stated aims and cbjectives.

Persimmon therefore considers that the housing requirement in Policy HPUZ2 should be
increased to 300 dpa in erder to make the plan sound. Further justification for why a
300 dpa requirement would be the most appropriate housing requirement is sef ocut in
the Housing Needs Report attached at Appendix 1.
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3.2

3.3

3.4

3.5

3.6

anid aspirations;

{b}  Supporting the renewal and improvement of the Borough's existing housing
stock and bringing empty properties back into use;

{c}  Supporting proposals which aid the regeneration of the wider residential
environment;

{d}  Approving housing development on appropriate windfall sites within the
settlement boundaries where it accords with the Development Plan; and

{e)  Ensuring a consistent supply of deliverabie housing sites is identified through an
annual Five Year Housing Land Supply Position Statement

As set out in Policy H2PU {and referred to above in paragraph 2.1), the allocations in
the Local Plan and a windfall allowance would deliver 3,400 dwellings {an average of
200 dwellings per annum} over the Plan period. Whilst this is higher than the minimum
housing target in Policy H2PU of 2,482 net additional dweliings (an average of 146
dwaellings per annum), it would be lower than requirement of 300 dpa identified in the
attached Housing Needs Report that is considered to necessary to suppeort economic
growth.

Part d of Policy H1PU restricts windfall development outside of the seftiement
boundaries. Given that the proposed allocations in the Local Plan and a windfal
aliowance would not deliver the 300 dpa considered necessary to support economic
growth, it is considered that by restricting windfall development to sites within the
settiement boundary Policy H1PU is not positively prepared and is therefore unsound.

Persimmon considers that Policy H1PU should be amended 50 that it allows for windfall

development on sites oulside of settlement boundaries, where they are well rejated 1o

the seitlement, for example where development would result in the rounding off of a
settlement. This would provide greater flexibility in housing supply, assisting to meet
the requirement of 300 dpa considered necessary in the attached Housing Needs
Assessmeni.

Development on sites well related to the settiement boundaries would continue to

ensure that development takes place in locations that are sustainable and have access - -

to facilities and services within settiements, whilst assisting to meeting the housing
requirement necessary to deliver economic growth.

Additionaily, notwithstanding Persimmon’s comments on Policy DS4PU {see section 5J,
Policy DS4PU allows for housine development outside of the settlement boundaries of
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3.7

settlement boundary. Pelicy H1PU does not therefore align with the requirements of

Policy DS4FU and should be amended so that the requirements of the two policies.are o

the same (including Persimmon’s suggested amendment to Policy DS4PU)
The following amendment to part d of Policy H1PU is therefore requested:
“d} Approving housing development on appropriate windfall sites withia that

refate well to the settlement boundaries where it acecords with the
Development Plan......”
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4.3

4.4

4.5

4.6

Persimmon questions whether the above approach is justified and therefore whether
the policy is sound. The housing requirement in Policy H2PU and the distribution of
housing in Policy H4PU shouid be treated as minimums, nct ceilings. An exceedance of
the minimum housing target in a settlement or settiement tier should would not
prevent further development coming forward in other {ocations or other settlement
tiers, where that development accords with other policies in the Local Plan. It is not
therefore considered necessary for a local plan review if development expectations in
one settlement or settlement tier exceeds expectations.

On the contrary, Persimmon considers that a review of the Local Plan should take place
if development in a settlement or tier of settlements falis significantly below
expectations. The sustainable rural villages and rural villages are some of the
settlements in the Borough where housing pressures, and in particular affordable
housing need, is most acute. if housing delivery in these settlements therefore drops

significantly below expectations it could have negative consequences on the availability '

of a suitabie mix of housing to meet needs and the avaitabiity of affordable housing in
those settlements. Furthermore, it could also potentiatly impact on the ongoing
sustainability of that settlement and the overali objective of boosting the economy of
the Borough. itis therefore important that the Local Plan contains a mechanism that
aliows for an early review if delivery in these settiements drops below expectations in
order to investigate and address the reasons for this, potentiaily through the allocation
of more sites for housing development or amending settlerment boundaries.

Without including a mechanism for a local plan review if housing delivery drops below
expeactations, the plan is not comply with the Government's objective of significantly
boosting housing supply, and would therefore be confrary 1o paragraph 60 of the NFPF
and unsound.

Persimmon therefore considers that Part 3 of Policy H3PU shoudd be amended as
foliows:

“If evidence suggests that, ot the end of any monitoring year, housing delivery has
exceeded has fallen below expectations within the Sustainable Rural Village and Rural
Village tiers in the settlement hierarchy which may put the overall Development

Strategy at risk the Council will consider carrying out a full / partial Local Plan Review.” :

It is considered that the above policy amendment would mean that Policy H3PU is
more positively prepared and is necessary to make it sound.
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53

5.4

55

boundaries will be allowed where the site is well related to and directly adioins the
settlement boundary of a town or Local Service Centre.

Persimmon considers that the policy should also aliow for housing development on
sites well related to and directly adjoin the settlement boundaries of other settiement
tiers, particularly where there is limited scope for growth within the settlement
boundaries. This is particufarly important in the Sustainable Rural Villages. Policy
H4PU (Distribution of Housing} states that development in the Sustainable Rural
Viliages will be allowed where it is reguired to support economic growth, However,
with the Settlement Boundaries being drawn tight to the existing built-up area of a
number of the Sustainable Rural Villages — Ennerdale Bridge in particular —and no
allocations in a number of those settlements there is very limited scope for
development within the Settlement Boundaries. There is therefore no, or very limited,

opportunities for additionat development to the tevel shown in Policy H4PU in some of -

the Sustainable Rural Villages and therefore limited opportunity for growth in the
Sustainable Villages that is necessary to sustain and grow their service offer,

This is particutarly true of Ennerdale Bridge, where the settlement boundaries are
drawn tight to the existing buitt up area of the settlement in the Publication Version
Plan and there are no proposed allocations within the settlement. Persimmon owns a
site at Vicarage Lane, Ennerdale Bridge, details of which are provided at Section 12.
The settiement boundaries of Ennerdale Bridge were drawn to inctude the site in the
Preferred Options Draft of the Local Plan, but were amended in the Focused Pre-
Publication Draft to exclude the site. The reasoning given for this removing the site
from the Settlement Boundaries is set out in the Discounted Sites document’. These
include infrastructure constraints and ecological constraints, both of which are
disputed by Persimmon, and it is considered that the site provides a suitable and
sustainabie location for housing development to support the economic growth of
Ennerdale and its hinterland (see Section 12 of thase representations).

In light of the above, Persimmon considers that Policy DS4PU, as currently drafted in
unsound as it restricts windfall development in the Sustainable Rural Villages and is
therefore not positively prepared. The following changes to Part a) of Policy DS4PU) are
considered necessary in ordar to make the policy sound:

“a) the site is well related to and directly adjoins the settlement boundary ef-a
TOWR-OFOEE-SERMca-CaRtte. .. ... ”

In addition, Persimmon considers that the Settlement Boundaries of Ennerdale Bridge
should be amended to include its Vicarage Lane site.
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Notwithstanding the requested amendments to Policy DS4PL above, the Policy would
remain very restrictive in terms of residential development outside of settlement
boundaries due 1o Part ¢} of the Policy only aliowing development on windfall sites in
situations where the council is unable to demonstrate a 5 year deliverable housing
supply or there has been previous under-delivery against the housing requirement or 3
years or more. Whilst it is understood that the purpose of these restrictions are to
ensure that in settlements where there is opportunity for windfall development within
the Settiement Boundaries, land within the Settlement Boundaries is developed first.
However, as stated above, in seitlements such as Ennerdale Bridge thereis no
opportunity for windfall development within the Settlerment Boundaries due to them
being tightly drawn to the existing built up area and no allocations are proposed. Asa
result, there is no opportunity for further development in Ennerdale Bridge and
therefore very limited opportunity for Ennerdale Bridge to perform its role as a
Sustainable Rural Village and accommodate development to maintain the community.

Persimmon therefore requests that the settiement boundaries of Ennerdale Bridge are
amended to inciude the site, as was the case with earlier drafts of the Local Plan. itis
also requested that the site is allocated for residential development. Justification for
this is provided in Section 12 of these representaticns.

Page 212



6.3

6.4
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6.7
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. HWHS: Former Marchon Site North, Whitehaven
. HSEZ: fairways Extension, Seascale

The above sites are considered to be suitable for housing development and will alf be

able deliver housing within the Plan pericd. Further details of @ach site, their suitability

for housing development and information on the deliverabitity of each site is provided
in Sections 7 and 8 of these representations.

Notwithstanding the support for these allocations, Persimmon considers that
amendments are necessary to proposed allocations HWH4 and HWHS to include
additional fand. Reasoning for this is set out in Section 7.

As referred to in Sectieon 2 of these representations and the accompanying Housing
Needs Report, Persimmon is of the opinion that the minimum housing requirement in
Policy H2PU should be increased to 300 dpa in order to meet the full economic
ambitions of the Borough. The Local Pian does not aliocate sufficient sites to deliver
300 dpa, and would still fali short with the windfall allowance referred to in Policy
H2PU. Persimmon is therefore of the opinion that additional sites should be allocated
in the Local Plan in order to deliver the 300 dpa requirement considered nacessary in
the accompanying Housing Needs Report and to make the Local Plan sound.

Persimmon has promoted the following sites at various stages of consultation on the
Copeland Local Plan:

. Land south of Laurel Bank, Whitehaven;
. Ltand at Melrose, Egremont; and
. Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Publication Verston Local Plan, provide sustainable and suitable sites to meet the
higher housing need. Alf of the sites are located in suitable locations for housing
development and are available. Housing development on these sites would therefore

be achievabie within the Plan peried and they should be allocated in order to meet the -

identified higher housing need.

tustification for these additional sites being included as aliocations in the Local Plan is
provided in Sections 9 to 12.
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7.4

7.5

7.6

7.7

AN IS .

The Former Marchon Site North and the adjacent Land South and West of St Mary’s
Schooi provide an opportunity for a comprehensively planned residential development
in a sustainable location on the edge of the Principal Town of Whitehaven;
redeveloping a large previously developed site. Persimmon supports the allocation of
these sites for housing in the Local Plan and the inclusion of these sites within the
amended settlement boundary of Whitehaven

Persimmon has {and interests in the Former Marchon site and the adjacent land to the

north. It has entered into a contract with the landowner of the land to the north of the
former chemical works site to deliver a residential development and a hybrid planning

application has been submitted proposing a development of up to 138 dwellings®.

However, part of this application site has been excluded from proposed allocation
HWHS and is located outside of the proposed settiement boundary of Whitehaven,

This “additionat land” is not subject to any constraints that would prevent residential
development in the short-term and provides the opportunity 1o deliver additional
housing as part of a comprehensive development of the area, contributing towards the
higher housing need identified in the Housing Needs Report that accompanies these
representations,

Persimmeon therefore requests that proposed allocations HWH4 and HWHS are
amendead so that allocation HWHS includes all of the land within Persimmon’s control,
including all of the fand shown within the red ling of the Location Pian submitted with
the hybrid planning application (attached at Appendix 2) and all of this land is included
within the proposed settlement boundary of Whitehaven.

Proposed Allocations in the Copeland Local Plan Publication Version

Proposed Housing Allocations

The Former Marchon Site North is identified as a housing allocation in the Local Pian
Publication Version {ref: HWHS). Policy H5PU identifies the site as having capacity for
around 532 dwellings. The site is assessed in the 2020 SHLAA as site ref: WWO014,
which identifies the site as being deliverable within 5 years.

Part of the site is also assessed in the 2020 SHLAA as site ref: WWO022: Land West of
Waters £dge Close and identified as being suitable for housing and deliverable within 5
years. SHLAA site WWG022 is also proposed as an allocation in Policy H5PU, as part of
draft allocation HWH4: Land South and West of 5t Mary's School. That allocation ailse
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inchudes some further land to the north which Persimmon do not centrei. Policy HS5PU B

states that the site has the capacity for 60 dwellings.

Proposed Applications HWH4 and HWHS do not include the western part of the site
shown within the red line of the hybrid planning application (shown on the plan
attached at Appendix 2), which is shown o be focated outside of the settiement
boundary of Whitehaven in the Publication Version Locai Plan.

The capacity of the site in the proposed alfocation {532 dwellings) does not therefore
inctude the 139 dwellings that could be delivered as part of the current hybrid planning
application. Persimmon therefore considers that the allocation should be amended to
reflect the true capacity of the site, which is up to 700 dwellings,

Requested Changes to Proposed Allocations HWH4 and HWHS

Whilst Persimmon supporis the proposed HWH4 and HWH5 allocations in the Local
Plan Publication Version, the following changes to these aliocations and the settlement
boundaries are requested;

. The beundaries of proposed allocations HWH4 and HWHS are amended so that
all of the tand under Persimmon’s control, including all of the land within the red

fine of the hybrid planning application {Appendix 2} is included within proposed =~ -

allocation HWHS,

» The settlement boundary of Whitehaven is amended to also include all of this
fand.

. The number of dwellings in the allocation is increased to 700 to better reflect the
139 dwellings proposed as part of the current planning application for the
“additional land”.

Notwithstanding the hybrid planning application awalting determination for the site,
the inctusion of alt of the land under Persimmon’s contro! in allocation HWHS, including
any land currently shown in Proposed Allocation HWH4 and an extension of allocation
HWHS to include the additional tand referred to above, as well as an amendment to
the proposed settlement boundaries to include this land, would atiow this additional
housing to be delivered as part of the wider redevelopment of the former Marchon
Chemical Works site, providing a comprehensively planned and integrated
development. This is a significant benefit that wouid not likely occur with standalone
sites on the edge of the settlement boundaries elsewhere in the Borough.

Additionally, given the findings of the Housing Needs Report that accompanies these
representations that the housing reguirement for Copeland needs to be increased from
143 dwellings per annum to 300 dwellings per annum, it is fikely that additional sites
will need to be identified in order to meet the housing needs of Copeland over the plan
period. The inclusion of the additional area of land currently not included in the
aliocations would provide an cpportunity for additional housing 1o be brought forward
to comiribute towards meeting this increased need in a highly sustainable location.
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We set out below reasoning for why the area of the site currently excluded from the
proposed attocations (hereafter referred to as "the additional fand”) is suitable for
housing development and should be included within the aliocation, with specific
reference being made to the following:

. There are no constraints to residential development on the additional fand

. The additional fand is within a suitable and sustainablie location for residential
development, and

. Residential development on the additions) fland would be deliverable in the short
term.

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the

additionat fand. In particular, the additienal land has limited landscape character and
there would be no technical constraints to housing development, such as ecology or
flood risk.

Landscope

A Landscape and Visual Impact Assessment {LVIA) has been submitted with the hybrig -~ '

planning application®.

The LVIA therefore that substantial-moderate and negative visual effects wouid be
localised and limited to a small number of residents at home at Waters Edge and
moderate and negative effects on landscape character would be localised and limited,

especially when considering the mitigation measures proposed as part of the planning . -

application, including a vast area of open space to the west of the Phase 1
development.

Additionaily, due o the proximity of the proposed development to existing housing
development and the poor landscape condition of the majority of the site, the
landscape has some ability 10 sbsorb the proposed development

As such, it is considered that landscape impact is not a constraint to development on
the additional tand.

Ecology

The additional fand does not comprise part of any international, nationat or focal
environmental designation. The nearest designated site is St Bees Head Site of Special
Scientific Interest (8881), located approximately 200 m to the west. Development on

the additional fand would not encroach any closer to the 8551 than the developmenton .
the allocated part of the former Chemical Works site.

Development on the additional land would provide the opportunity to deliver
comprehensive mitigation measures to avoid impact on the 558l in conjunction with
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the development on the currently proposed allocation. Ecology Surveys and Reports,
submitted with the hybrid planning application confirm that subject to mitigation
measures proposed in the planning application, there would be no negative impact on
ecological receptors

It is therefore considered that there would not be any ecology constraints to extending
the proposed allocation and settlement boundary to include the additional land.

Heritage

There are no designhated heritage assets within a 250m radius of the site. it is therefore
unlikely that there would be any heritage constraints to housing development on the
site and therefore no constraints in this respect to extending the alfocation and
settlement boundary to include the additional land. This is concluded by the Heritage
Impact Assessment submitted with the hybrid planning application for the site®®,

In addition, development of the site offers the opportunity to reveal the industrial

histary of the site through archaeological investigations and poiential measures suchas .

the inclusion of information boards linking the development to the site’s past.

Ground Conditions
Whilst it is acknowledged that the former chemical works site is subject to high levels

of contamination due to its former use {initial testing and intrusive investigations have . .

taken place over the past decade), it is considered that the additional fand would not

be subject to such levels of contamination. The additional land is iocated outside of
the site of the former chemical works and has previously been used as pasture. It is
considered that the additional land would not be subject 1o levels of contamination
that would require significant levels of remediation, although this would need to be
confirmed through appropriate investigations.

Ground conditions would not therefore be a constraint to housing development on the
site, and the anticipated lower leve! of contamination compared to the former
chemical works part of the site, would mean that housing development on this area of
the site could be delivered as an initial phase, providing much needed housing in the
early years of the Local Plan,

Flood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding. Flood
Risk would not be a consiraint to residential development on the site.

Access

The land proposed 1o be allccated as part of a proposed allecation HWH4 benefits
from access from High Road, to the north of the Waters Edge development, using
existing roads that previously provided access to the former chemical works. The
additionai {and would be able to be accessed using these roads through the area of the
site currently proposed for an aliocation.

Access is therefore not a consiraint to housing development on the site.
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Suitahility of Location

The additional fand is in a suitable location for housing development. it is iocated in
close proximity to a range of facilities, services and infrastructure within the existing
built up area of Whitehaven. These include:

Primary and infant schools such as St Mary’s Catholic Primary School and Kells
infant School located approximately 0.2 miles from the site

» Retail opportunities such as a Nisa Local on Woodhouse Road adjacent to the

site and a Coop store approximately 0.3 miles from the site on Lakeland Avenue -

. Health facilities such as a pharmacy, adjacent to the site on High Road

. Recreation facilities including playing fields af Kells RLFC and a children's play
area on High Road, both approximately 0.3 miles from the site, as well as
opportunities for coastal walks to the west of site.

The nearest bus stops to the site are located on Ennerdale Terrace and Rydal Avenue,

approximately 140m from the site. These bus stops provide access to regular services
to destinations including Whitehaven and Greenbank. The proposals would aliow for a
iooped bus route through the main site that could bring services even closer.

The proposed aliocation of sites HWH4 and HWHS shows that the Council accepts that -

this location is a sustainable {ocation for housing development, The Copeland Local
Plan 2017-2035 integrated Assessment of the Preferred Options and Issues and
Options Drafts shows that both sites score well when assessed against accessibility,
hezlth and weilbeing and sustainable economy criteria, indicating that the sitetsin a
sustainable location for housing development.

The additional fand is also well-located in refation to existing and planned residential L

development. it would fill a small gap between the existing development at Waters
Edge Close and Colliers Way and the development that would take place within the
existing extent of the two proposed allocations.

The allocation of the additional land within the proposed allocation HWHS would alfow
the site to be brought forward in combination with this allocation, providing a
comprehensive residential development of the area.

Suitability Conciusion

The additional fand is considered suitable for residential development and it is
requested that the proposed settlement boundary of Whitehaven and proposed
aliccation HWHS are amended te include the additional fand.

There are no constraints to development that would make the additionai land
unsuitable for residential development and it is located within a sustainable lccation
for housing development,

Given the findings of the Housing Needs Report that accompanies these
representations that the housing reguirement in the Locat Plan Publication Version
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identified to meeting housing need. Therefore, whilst the additicnal land is currently
located outside of the proposed settlement boundaries, it is not considered that this
should be a constraint to residential development on the site. It is well-located in
relation to existing and planned development and would represent an acceptable small
scale extension to the existing urban area that would not negatively impact on
landscape quality.

The inclusion of the additional land within the proposed aliocation would provide the

opportunity for it to come forward as part of a comprehensive residential development |

alongside the current extent of proposed affocation HWHS,
Availability

The SHLAA assessment of the additional land as part of the much targer parcel WWw025
{Whitehaven Coastai Fringe) states that the land is not available. This is not the case in
respect of the area over which Persimmon’s Phase has an interest, Whilst it is not
currently under the ownership of Persimmon, Persimmon have entered into a contract
with the landowner 1o develop the site and the adjacent land currently proposed as
part of groposed allocation HWH4 for housing. The additional fand is therefore
considered to be available in the short term.

Additionally, Persimmon is contracted over the adjacent land within the former
Marchon Site North currently included in proposed aliocation HWHS and is able to
bring forward all of the land shown on the plan attached at Appendix 2 forward as 2
comprehensive deveicpment. The submission of a hybrid planning application for the
site demaonstrates its availability.

Achievability

Technical work undertaken as part of the hybrid planning application for the Former
Marchon Chemicat Works site and adjacent land has confirmed that there are no
constraints that would prevent or delay a residential development on the site. This
means that the site could be developed within the pian period.

Summary

Persimmon supporis the proposed allocation of the Former Marchon Works North sife -

{HWHS5) and the proposed allocation of the Land to the South and West of St Mary’s
Schoei (HWH4},

It is reguested that the proposed HWHS aliocation is extended to include ali of the land
shown on the plan atfached at Appendix 2 of these representations, including the
additional {and to the west of these allocations that is not currently proposed for
aliocation and the total number of dwellings that could be delivered within the
allecation is increased to 700, 1t also reguests thai the proposed settlement
boundaries are extended to include this “additional lang”.

The Housing Needs Report that accompanies these representations identifies a need to

] 1 Y v 1o [} N . L i
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7.44  The additional land is suitabte for residential development, It is net subject to .
constraints that would prevent housing development and, like the adjacent proposed . S
aliocations, is in a location suitable for housing development,

7.45%  As demonstrated by the document submitted in support of the hybrid planning
application for the site there are no constraints to development on the site and the site
would be developable and deliverable within the Plan period
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Report and the proposed amendment to the seftlement boundary of Seascate {o
include the site. The siteis in a sustainable location for housing development and
development on the site would fill a smail gap within the existing settiement, thereby
having no impact on landscape character,

The pian attached at Appendix 3 shows the extent of Persimmaon’s ownership.

Proposed Allocations

The Falrways Extension site forms part of a larger site that has previously had planning
permission for the construction of 33 dwellings {ref: 4/11/2568/0F1), which have been
constructed on land adjacent 1o Links Crescent. The extension site provides the
opportunity for a second phase of residential development in a sustainable location on
the edge of Seascale. The area currently proposed for allocation was included within
the red line of the planning application and survey work undertaken for that work
conciuded that there were no constraints to development on the area currently
proposed for allocation.

The Fairways Extension site has been assessed as a deliverable residential site in the
2020 SHLAA (ref: SE024) and is proposed for altocation in the Local Plan (ref: HSE2) for
22 dwellings. '

It is also proposed in the Local Plan that the settlement boundary of Seascale will be
amended to include the proposed allocation.

The proposed amendment 1o settiement boundaries and the proposed Fairways
Extension allocation in the Local Plan Preferred Options draft is supported by

Persimmon.

The case for this is made below, with reference made to the following:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable focation for residential development,
and

. Residential devetopment on the site would be deliverable in the short term
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Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints o residential development on the
site. in particular, development on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or flood risk.

Landscape

The site is well related to the existing built-up area of Seascale and development would L

fitt a gap between existing urbanised features. To the east of the site, the existing
housing development along Coniston Avenue extends as far as the site's northern
boundary. There is also a dwelling to the north of the site, at the end of Croft-Head
Road. To the west is the driving range of Seascate Golf Course. Whilst this is a green
feature, it is not a natural feature and is considered to be urban in character,
Deveiopraent on the northern part of the site would therefore fill the gap between
these built-up areas. Being a gap in between buiit development, the site does not have
the character of the countryside tandscape located to the north, rather it appears as a
gap in the urban envircnment. The northern boundary of the site, as proposed by
Persimmon, would be a natural boundary between the urban area and the couniryside
beyond.

Persimmon therefore considers that landscape impact would not be a constraintto. -
development on the land to the north of proposed allocation HSE2..

Ecology

The land to the north of proposed zsllocation HSE2 does not comprise part of any
international, national or local environmental designation. The nearest designated
sites are Hallsenna Moor Site of Special Scientific Interest (5881) and National Nature
Reserve {NNR). These designated sites are located approximately 1.5 miles to the
south east of the site. They are considered to be sufficiently distant from the {and to
the north of proposed allocation HSE2, with existing built development in between, as
to not be harmed by residential development on the land to the north of proposed
allocation HSE2.

There would therefore be no ecology constraints that would prevent housing
development.

Heritage

There are no designated heritage asseis located within 250m of the land to the north
of proposed allocation HSE2. | is therefore considered that there are no heritage
constraints that would prevent residential development.

Ground Conditions

That land has not been developed in the past. it is considered that there is uniikely to
be any adverse ground conditions that would pose a constraint to housing
development on the site.
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Flood Risk

The land is located within Flood Zone 1 and is therefore at low risk of fiooding. Flood

risk is not therefore a constraint 1o development on the site.

Access
An access to the proposed aliocated site has been reserved from Links Crescent, with
the potential for additional linkage through to Coniston Avenue.

Access is not therefore a constraint to residential development,

Suitability of Location

As referred to above, the site is within walking distance of services and facilities in
Seascale and is therefore considered to be a sustainable location for housing
development. Such services and facilities include;

. Seascale Primary School, approximately 0.8 miles from the site

. Health care facilities including Seascale Health Centre and Seascale pharmacy,
approximately 0.4 miles from the site

. A post office, approximately 0.4 mites from the site

. Convenience retail opportunities at the Co-op store on Gosforth Road,
approximately 0.4 miles from the site

» Recreation and leisure oppertunities including the recreation greund
immediately to the south of the site, he goif course immediately to the west, and
Seascale Community Fitness Centre, approximately 0.6 miles from the site.

Seascale Railway Station is located approximately 0.4 miles from the site. 1t offers
regular services 1o Barrow-in-Furness and Carlisle, stopping at various settlements
along the coast,

Suitability Conclusion
There are no constraints that would make land unsuitable for housing development. it
js also located in a sustainable location for housing development.

As a result, it is considered clear that the site is suitable for a housing allocation in the
emerging Local Plan.

Availability

8.22

8.23

The site is under the ownership of Persimmon, a reputable housebuilder with a strong -

track record in the delivery of housing across the UK. it is therefore clearly owned and
cantrolied by an experienced housebuilder. There are no legal or ownership
restrictions affecting the land that would preclude or delay delivery.

The site is therefore readily available with a realistic prospect of delivery within 5
years.
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Achievability

8.24  The preceding sections of this Chapter demonstrate that the site is sustainable and R
there are no technical constraints impeding delivery.

8.25 Developmant on the site would therefore be deliverable within the short term.

Summary

8.26  Persimmon supports proposed housing allocation HSEZ2 and the proposed aiteration of e
the settlement boundaries to include the site within the urban area.
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300 dpa, and weould still 2l short with the windfall alowance referred o in Policy
H2PU. Persimmon is therefore of the opinion that additional sites should be atlocated
in the Local Plan in order to deliver the 300 dpa requirement considered necessary in
the accompanying Housing Needs Report and to make the Local Plan sound.

Persimmon has promoted the following sites at various stages of consultation en the
Copeland Local Plan:

. tand south of Lauret Bank, Whitehaven;
. tand at Melrose, Egremont; and
» Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Publication Version Local Pian, provide sustainable and suitable sites to meet the
higher housing need. Alf of the sites are located In suitable locations for housing
development and are available. Housing development on these sites would therefore
be achievabie within the Plan period and they should be allocated in order to meet the
identified higher housing need and make the Ltocal Pian sound.

sustification for these additional sites being included as allocations in the Local Planis. -

provided in Sections 10 to 12.
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Housing development on the site also offers the oppoertunity for the creation of open
space on the southern part of the site, enabling it to be used for recreational purposes
by the surrounding communities.

There are no constraints to housing development that would either preclude housing
development or delay its delivery. The site is within the ownership of a house builder
and is therefore deliverabie within 5 years,

Persimmon therefore requests that the site is allocated for housing development in the
emerging Local Plan.

The Site and Surroundings

The site is located to the east of Whitehaven fown centre, on the eastern side of the
A595 Loop Road South.

To the north east of the site is the residentiaf area of Harras Moor. To the north west is
an area of woodiand known as Crowpark Wood. To the south west and south of the
site are residential properties on the A595, and to the south east and east is an area of

open tand with woodland (known as Midgey Wood} and residentiat properties beyond. ~ ..

The site comprises a roughly rectangular piece of land, approximately 1.5 ha in area.
The site siopes downwards from nerth east {o south west. It comprises pasture and
has woodland on its north eastern boundary and a hedgerow on its south western
boundary.

The rear of dwellings on the southern side of Laurel Bank, within the residential area of .. -

Harras Moor, form the northern boundary of the site. The site’s south western
boundary is formed by woodland and the rear of three residential properties.

The developable area of the site identified by Persimmon extends to approximately 0.8
ha and is located on the northern part of the site, immediately to the rear of the
dweilings on Laurel Bank. The developable area is shown on the indicative parameters
masterglan attached at Appendix 4. it is estimated that the capacity of the
developable area would be in the region of 24 dwellings.

The site currently has no vehicular access; however, space for a vehicular access has
been reserved off Laurel Bank to the north east, in between two existing dwellings.
The site is not currently accessible to the public.
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The site is located in close proximity to a range of facilities, services and infrastructure

within the existing built-up area of Whitehaven. These include;

s Primary and infant schools, such as St Jarmes’ Primary and Junior School
approximately 0.7 miles from the site

. Retall and leisure opportunities within Whitehaven Town Centre approximately
1 mile from the site

. Convenience retail opportunities approximately 1 mile from the site on Bransty
Row (Tesco superstore)

. Health facilities on Catherine Street approximately 1.5 miles from the site
. Recreation facilities at Whitehaven Sperts Centre approximately 1.5 miles from
the site,

The nearest bus stop to the site is located approximately 350m straight line distance
from the site to the south east on Standings Rise, via the Loop Road South. Mowever,
there is currently no access from the site to the Leop Road South. Any future residents
of the site would therefore be required to walk a distance of approximately 1 mife to

reach this bus stop. Development on the site may provide the opportunity tc provide a.

pedastrian access to the Loop Road South, subject te agreement with the adiacent
landowner, reducing the walking distance to.this bus stop to approximately 550m.

Services from this bus stop provide regular access to destinations including
Whitehaven, Maryport and Asby.

The area of land to the east of the site, known as Harras Moor, is identified as a Key
Regeneration Site {ref: HWH2) in the Preferred Options Draft of the Copeland Local
Plan 2017-2035, and is proposed for a housing aliocation for 370 dwellings in Policy
HSPO. itis also subject to an ongoing planhing application by Homes England.

Planning Policy

Copeland Local Plan 2013 - 2028

The site is shown to be located within the existing seitlement #imits of the Principal
Town of Whitehaven on the Copeiand Local Plan 2013-2028 Proposals Map. ILis
designated as “Urban Greenspace”, and the interactive version of the Proposals Map
on the Council’s website shows that it has been designated as such for its landscape
imporiance, as opposed o recreation and amenity.

2020 SHILAA Assessment

‘The SHLAA 2020 identifies the Laure! Bank site (SHLAA ref: Wh015) as “undeliverable”. e

The reason given is “landscape protection”.

Previous regresentations
Details of the site were submitted to the January 2015 consuitation on the now
abandoned Copeland Local Plan Site Allocations Development Plan Document (DPD),
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The site was given reference “WH5 Laurel Bank” and was assessed as being unsuitable

for an alocation. The Council's site assessment form for Site Alfocations DPD gave the
following reasom:

"Development here would sever o connection between two areas of biodiversity value
and this be contrary to Core Strategy Policy 555 (Green Infrastructure).”

The site assessment form states that the Council intended to “retain open space
already allocated in the 2006 Local Plan”.

It is clear from the site assessment form, through the reference to retaining the site as
open space and reference to Core Strategy Policy 555, that the Council was treating the
site as open space.

Representations on behalf of Persimmon were submitted to the "Cali for Sites”
exercise that took place alongside consuitation on the issues and Options consuitation
on the Local Plan 2017-2035. These representations promoted the suitability of the
site for a housing allocation, but also challenged the previous assessment that the site
was open space.

In particular, the representations confirmed that the site did not comply with any of
the definitions of open space in the Town and Country Planning Act 1990 (Section 226),

the NPPF or the Core Strategy because there is no public access to the site and it offers

no recreational, visual amenity or wildlife opportunities,

It is now noted that the site Is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being open space (unlike the Councii's previous assessments of the site).

This is welcomed by Persimmon and reflects the fact that site does not performany

role as open space,
Suitability

The site is considered suitable for a residential allocation in the emerging Local Plan
and Persimmon strongly objects to the SHLAA identification of the site as
“undeliverable”,

The site offers the opportunity for a residential development in a sustainabie location
that would form a small extension to the existing housing area to the north. The
Housing Needs Report submitted alongside these representations highlights the need
to increase the housing reguirement in Policy H2PU from 143 per annum to 300 per
annum. The site provides a sustainable opportunity 1o provide housing to meeting this
higher housing need in a sustainable location within the settiement boundaries of the
Principal Town of Whitehaven,

Housing development on the site also offers the opportunity for the creation of new
public open space on the socuthern part of the site, enabling it to be used for
recreational purposes by the surrounding communities.
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The case for the site being suitable for residential development is provided below, with .

reference made to the following:

. There are no constraints to residential development on the site

- The site is within a suitable and sustainable ocation for residential development,
and
. Residential development on the site would be deliverable in the short term.

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site. in particular, the site has limited landscape character and there would be no
technical constraints to housing development, such as ecology or flood risk,

Landscape

Whilst the site is designated in the Core Strategy as Urban Greenscape for its landscape. - |

value and the 2020 SHLAA has identified the site as “undeliverable” for reasons of
“landscape protection”, landscape studies have confirmed that development can be
accommodated on the site without harm to the site’s landscape quality.

A Landscape and Visual Impact Assessment {LVIA} was prepared by PDP Associates and
submitted in support of 2 withdrawn planning application for the site in 2014, An
updated LVIA was prepared by Tyler Grange as part of Persimmeoen’s representations to
the Locai Plan Issues and Options consultation. This LVIA has again been updated and a
copy is attached at Appendix 5 of these representations.

The conclusions of these LVIA are that whilst the site may appear to form an obvious

strip of open land between two areas of built form, various viewpoinis confirm that it

does not perform this role,

The site is situated within a well-screened enclosure due to a set of defensibie
boundaries which Hmit publicly accessible views. From a short distance, there are
public views into the site through small gaps in the residential development along
Laurel Bank and the A595. However, such views consist of limited sections of the site

and are viewed in the context of existing built development. Longer distance views are . ..

limited 1o views from the south of the site, However, these are very discrete and the
site would only be viewed in the context of existing built development. Development
on the northern part of the site, as shown on the Indicative Masterplan attached at
Appendix 4, would be heavily screened in long distance views by the adjacent
woodland, and the updated LVIA therefore confirms that development on the site
would likely result in a minimat change in landscape character.

Paragraph 130{c) of the Framework states that planning policies and decisiens should
ensure that development is sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change. it does not therefore resist
development where it would result in a2 change in landscape character. As the LVIA

relating Ty the cite chnwe whilst hnocine develnnment an the cite wniild result in a
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given the limited views of the site and the site’s surrounding built-up context, the site.

does not contribute significamtly to the surrounding iandscape character and
development on the northern part of the site would not significantly alter the
landscape character of the area,

This would particularly be the case if the adjacent Land at Marras Moor site, which is
proposed for an allocation, is developed. This would add further residential
development into the surrounding context of the Laurel Bank site, further diminishing
any views of an open landscape in this focation. Development on the Laurel Bank site
would not therefore significantly alter the landscape character.

Int light of the above, Persimmon strongly objects to the 2020 SHLAA assessment of the
site stating that “landscape protection” is a constraint to residential development on
the site. The site contributes little to landscape guality, and any contribution would be
diminished further by residential development on the adjacent Land at Harras Moor
site, Landscape guality is therefore not considered to be a constraint to a residential
aliccation,.

The Site Does Not Perform a Role as Open Space
As referred to above, previous representations to the emerging Copeland Local Plan
provided evidence that the site does not perform any role as open space.

The site does not conform to the definitions at Section 336 of the Town and Country

Pianning Act 1990%, Annex 2 of the NPPF* or the definition in glossary of the Preferred -

Options version of the Copeland Local Plan®.

For the site to comply with these definitions it must offer opportunities for either
recreation or visual amenity. As aiready stated, there is no public access to the site and

it therefore offers no sport or recreation value. As set above, and in the updated LVIA ~

attached at Appendix 6, the site does not provide any significant visual amenity. The
site does not therefore perform any open space purpose or role.

It is now noted that the site is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being open space (unlike the Councif's previous assessments of the site),
This is welcomed by Persimmon and refliects the fact that site does not perform any
role as open space.

Residential development on the site would have the potential benefit of the creation of
open space on the southern part of the site, as shown on the Indicative Parameters
Plan attached at Appendix 6. it may be possible 1o provide public access to the
southern part of the site, allowing it 1o be used for recreation. Native tree planting
would link the space to existing woodland adjacent to the site, enhancing the site’s
visual amenity. The landscaping and management of this portion of the site would

11 Yany land laid out as o public garden, or used for the purposes of public recrestion, or lond which is a disused
buriaf ground”.

12 “alj open space of public value, incuding not just land, but also areas of weter {such as rivers, conals, lakes and
reservnirs) which offer importont apoortunities for sport and recreation and can act os o visued omenitu”.
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therefore mutually reinforce these uses, Given that the site provides no function as
open space at present, such benefits wouid be significant.

Ecology

The site does not comprise part of any international, national or local envircnmentat
designation. The nearest designated site is St Bees Head 5ite of Special Scientific
Interest (5551), located approximately 1.8 km to the south west of the site, with
significant areas of built development in between.

The previously withdrawn planning application for the site was accompanied by an
ecology report confirming that surveys did not identify any presence of protected
species on the site. Updated surveys and reporting was undertaken in 2019 and these
confirmed no change in this position,

Development on the site would also offer the opportunity to enhance the biodiversity
value of the site through additional boundary planting and the creation of a woodland
habitat on the southern part of the site,

In light of the above, it is considered that there would not be any ecological constraints
to housing development on the site. Any biodiversity impacts are likely to be able to
be mitigated through the creation of an increased quantity and guality of habitat on
the southern part of the site, outside of the developable area identified by Persimmon,

Heritage

There are no designated heritage assets within a 250m radius of the slte. itis therefore
unlikely that there would be any heritage constraints te housing development on the
site.

Ground Conditions

Given the site’s previous use as pasture, it is considered that there is unlikely to be any

adverse grotind conditions that would pose a constraint to housing development on
the site.

Flood Risk
Paragraph 159 of the Framework states that development in areas at risk of flocding
should be avoided by directing development away from areas at highest risk.

The site is located within Flood Zone 1 and the Flood Risk Assessment submitted with
the previously withdrawn planning application for the site demonstrated that
residential development on the site weuld not be at risk from flooding from surface
water or fiuvial sources and would not increase the risk of such flooding elsewhere.

Flood risk would not therefore be a constraint to housing development not the site. )
This was confirmed in the Councit's assessment of the site as part of the 2015
cansultation on the Site Allocations DPD.

Access
Whilst there s currently ne aceess 1o the site, space for a future vehicular access has
been reserved from the housing development to the north of the site. The Transport
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confirmed that a suitable access could be achieved to the site and that there would be
no severe impact on the operation of the local highway network.

Paragraph 1131 of the Framework states that development should only be resisted on
highway grounds where the residual cumulative impacts would be severe. There
would be no such impacts and access is not therefore a constraint to housing
development on the site,

Suitability of Location

The site is located within the settlement boundaries of Whitehaven. Whitehavenis
identified as a Principie Town in the Core Strategy and the tocal Plan. it is therefore
the focus for development within Copeland.

The evidence provided in the Housing Needs Report submitted alongside these
representations demonstrates that the housing requirement in Draft Policy H2PU
should be increased from 143 dwellings per annum to 300 dweilings per annum over
the Plan period, This increase in housing need will mean that additional sites would
need to be identified for housing delivery.

In this context, housing development on the application site would assist in reducing
the scale of urban expansion required above those sites already identified in the Local
Plan and would likely reduce the scale of impact on sensitive landscapes that would
result from urban expansion in some areas. Development on the site, within the
existing settlement boundary of Whitehaven, is aiso likely to be more sustainably
located than development outside of the existing settlement beundaries of some
settlements, with future residents having greater access to a range of services within
the existing settiement.

The site is also well-located in relation to existing built-development. Developmenton " .- -

the site would form a small extension to an existing housing area and, as confirmed
within the enclosed LVIA, would not significantly alter the wider landscape character,
particularly given that the surrcunding landscape character would be significantly
altered by the proposed Land at Harras Moor ailocation.

As confirmed above, the site is located in close proximity to a range of facilities,
services and infrastructure within the existing built-up area of Whitehaven and is
therefore in a sustainable location for residentiial development, An opportunity may
existing through the development of the sife to improve access {o such services and
facilities, and in particular, access to public transport. Improvements in access to
services and facilities would also be of benefit to the existing residential community to
the north.

Suitability Conclusion
The site is considered o suitabie for a residential allocation. There are no constraints

to residential development that would either make the site unsuitable or delay delivery '

of housing development on the site.

The site does not contribute to landscape quality, it does not provide any role as open

ermamn e thara ara onm o acslenieal fland vicl havibaees e gvmind canditican coaneckraings
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Principal Town of Whitehaven, in a location which has good access to services, facilities

and infrastructure.

It therefore provides an opportunity to deliver housing development in a sustainable
location that would minimise the need for housing development on sites or land
outside of the existing settlement boundaries, particularly in the context of a the
higher housing need demonstrated in the Housing Needs Report submitted alongside
these representations.

Availability

The site is under the ownership of Persimmon, a reputable housebuilder with a strong
track record in the delivery of housing across the UK, It is therefore clearly owned and
controlied by an experienced housebuilder. There are no legal or ownership
restrictions affecting the land that would preclude or delay delivery.

The Site is therefore readily available with a realistic prospect of delivery within 5
years,

Achievability

Preliminary technical work has confirmed that a residential scheme could be developed

viably within this iocation. The preceding sections of this Chapter and accompanying
technical work demonstrate that the site is sustainabie and there are no technical
constraints impeding delivery.

Development on the site would therefore be deliverable within the short term.
Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land
can come forward where it is heeded is required in order to support the Government's
objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.

As clearly demonstrated, the site is in a suitable location for housing develapment in

reference to the role of the settlement of Whitehaven and the site’s access to sesvices,

facilities and infrastructure. The site is not subject to any constraints that would
prevent residential development and is available for development now.

It is therefore requested that land to the south of Laure! Bank is allocated for housing
development in the emerging Local Plan.
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The site offers the potential for a sustsinable residential development, which, in the
context of the higher housing need identified by the Housing Needs Report that
accompanies this representations, would contribute 1o meeting the identified higher
need for housing, There are no constraints to housing development that would either
preciude housing development or delay its delivery,

A plan showing the location of the site is attached at Appendix 7.

Persimmon therefore supports the proposals to extend the seitlement boundaries of
Egremont to include the site, but requests that the site is also allocated for housing
development.

The Site and Surroundings

The site is located on the west of Egremont, on the southern side of Grove Road.
There is residentiat develepment to the north of the site, on the opposite side of Grove
Road and immediately to the east. Agricultural fields are located to the south and
west,

The site is rectangular in shape and is approximately 2.93 ha in area. Itis
predominantly fiat, but slopes gently downwards from west to east. its boundaries are.
formed by hedgerows. It has most recently been in use as pasture. The site has two
agricultural accesses from Grove Road, one in its north western corner and one in its
north eastern corner.

The site is focated in close proximity to g range of facilities, services and infrastructure,
These inciude:

. Primary schools including Orgill Schoo! approximately 0.4 miles from the site, 5t
Bridget’s Catholic Primary Schoot approximately 0.6 miles from the site and
Bookwell Primary Schoo! approximately 0.7 miles from the site

. Secondary schools including West Lakes Academy, approximafely 1 mile from
the site
. A number of convenience and comparison retail opportunities and other services

in Egremont town centre, approximately 1 mile for the site

. Health care facilities including Beech House Practice, and Cohen's Chemist
approximately 0.8 miles from the site and Westcroft House Surgery,
approximately 1 mile from the site.
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Planning Policy

The site is identified in the 2020 SHLAA as site Eg003 Land at Meirose, Itis assessed as . .

being deliverable within 5 years, with a capacity for 73 dwellings.

Despite the site being identified as a suitable site for housing development in the
SHLAA, it is not proposed 1o be allocated in the Local Plan. However, it is proposed
that the seftlement boundary be amended to include the site.

Persimmon supports the proposed amendment to the settlement boundary, but
objects to the omission of the site as a housing allocation and considers that it provides
a sustainable and sustainable location for housing. 1t shouid be allocated for housing
to assist in meeting the higher housing need identified in the Housing Needs Report
that accompanies these representations. The case for the sife being suitable fora
housing allocation is made below, with reference to;

) There are no constraints to residential development on the site
. The site is within a suitable and sustainable focation for residential development
. Residential development on the site would be deliverable in the short term

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no gonstraints to residential development on the
site. In particular, development on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or flood risk.

Landscape

Development on the site woudd be a logical extension to the existing settiement. There
is existing built development on the southern side of Grove Road, immediately to the
east of the site, and the built development on the northern side of Grove Lane extends
further to the west than the site (and would extend further to the west as a result of
proposed allocation HEG1}). As a result, development on the site would “round off” the
settlement.

Due to the existing development to the east of the site, development on the site would
not extend further into the countryside than the existing built development.

Given the above, it is considered that housing development on the site would not

negatively impact on landscape character. By proposing to include the site within the -

amended settiement boundaries of Egremont, it is considered that the Council _
acknowledges that the site contributes little to the fandscape character of Egremont
and would likely be subject to development at some point in the future,

Landscape character is therefore not considered to be a constraint to development on
the site.
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Ecology

The site does not comprise part of any internaticnal, national or local environmental
designation. The nearest designated site is Fiorence Mine Site of Special Scientific
Interest (5551), lccated approximately 1 mile to the east. There is significant existing
built development in between the site and these designated sites. it is therefore
considered that there would be no negative impacts on these designated sites from
development on the site.

There would therefore be no ecology constraints that would prevent housing
development on the site,

HMeritage

There are no designated heritage assets within a 250m radius of the site. itis therefore
unlikely that there would be any heritage constraints 1o housing development on the
site,

Ground Conditions

Given the site’s previous use as pasture, it is considered that there is unlikely to be any
adverse ground conditions that would pose a constraint to housing development on
the site.

Flood Risk
The site is Jocated within Flood Zone 1 and is therefore at low risk of fiooding. Flood
risk is not therefore a constraint to development an the site,

Access

The site benefits from two existing accesses onto Grove Road. Whilst no technical
assessments have been undertaken, itis considered that there would be scope to
improve these access to provide suitable access to a residential development.

Access is not therefore considered 1o be a constraint to residential development on the
site,

Suitabitity of Location
Egremant is one of the larger settlements in the Borough and provides services,
facilities and infrastructure far a large hinterland in the central and southern areas of

the Borough. Itis also well-connected to Whitehaven and existing employment areas,

It is identified as a “Town" in the Local Plan Preferred Options Draft and is therefore
acknowledged to be a suitable location for additional growth.

The site is in a sultable iocation for housing development. Egremont contains a wide
range of services, facilities and infrastructure, all of which are accessible 1o the site, as
shown above.

Suitability Conclusion
There are no constraints that would make the site unsuitable for housing development.
It is also located in a sustainable location for housing development

The settlement boundaries of Egremont are proposed to be amended in the Locat Plan
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demonstrates that the site is suitable for development without impact on landscape
character. The site has also received a positive assessment in the 2020 SHLAA,
confirming that it is suitable for housing development,

Availability

The site is not under the ownership of Persimmon; however, it is understood that the
existing fandowner is will to sell the site to a housebuilder.

As a result, there would be no ownership issues that would prevent or delay
development on the site and it is considered that there would be a realistic prospect of
delivery within 5 years in accordance.

Achievability

The preceding sections of this Chapter demonstrate that the site is sustainable and
there are no technical constraints impeding delivery. Development on the entirety of
the site would therefore be deliverable within the short term.

Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land

can come forward where it is needed is required in order to support the Government’s '

objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.

As clearly demonstrated, the site is in 2 suitable location for housing development in
reference to the role of the settlermnent of Egremont and the site’s access to services,
facilities and infrastructure. The site is not subject to any constraints that would
prevent residential development and is availabie for developmeant now. This has been
confirmed by the positive assessment of the site in the 2020 SHLAA and the proposals
to include the site within the amended settlement boundaries of Egremont in the Local
Plan.

Therefore, whilst Persimmon supports the proposed amendment te the settlement
limits, it is requested that land at Melrose, Egremont is also allecated for housing
development in the emerging Locai Plan.

Given the propeosed amendiment to the settlement boundary to include the site, it is
considered that the Council must be anticipating that the site would be developed at
same point in the future, Given the higher housing need identified in the Housing

Needs Report that accompanies these representations, Persimmon considers that the

site should be allocated now to allow development 1o come forward within the
emerging Plan period in order to assist in meeting this higher housing need.
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IENTIMES as a SUSTainable Kural VIiage. uraft ¢olicy HaXU 0T INe LOCaH FreTerred
Options Draft states that Sustainable Rural Villages could support a limited amount of
growth to maintain communities. Ennerdale Bridge contains a small number of
services, but a preportionate amount of additional development shouid be directed to
the village in order to assist in maintaining these facilities,

As confirmed by its positive SHLAA assessment, the Vicarage Lane site provides a
suitable opportunity to deliver additional housing development in the village. There
are no constraints to housing development that would either preclude housing
development or delay its delivery. The site is within the ownership of a house builder
and is therefore deliverable within 5 years.

The Local Plan Preferred Options Draft proposed to amend the settlement boundary of
Ennerdale Bridge to include the site. The settlement boundaries shown in the
Publication Version Local Plan now exclude the site from the settlement boundary. The
Discounted Sites Document states that this is due to drainage and ecological
constraints.

However, there is no evidence or information within the Copeland Local Plan evidence
base which indicates that there may be ecological features which could limit the
development on this site. The Discounted Sites Document’® makes reference to
Ecological Assessments taking place in 2021 that confirm that the site supports
“biodiverse habitats” and is therefore of “considerable ecologica! value”. The 2021
ecological surveys have not been made availabie however, As set out below, the site
does not form part of any ecological designation. Whilst it is located close to the River
Ehen SAC, there is existing housing between the site and the SAC, There is no evidence
that any biodiversity constraints, if they exist, cannot be overcome and wouig
therefore make the alipcation of the site inappropriate, Further information is
provided under the “ecology” heading below.

The Discounted Sites Document also makes reference to infrastructure and sewer
capacity being a constraint 1o the development of the site. Such infrastructure could
be provided or upgraded as part of a development on the site. These matters are not
therefore considered to be a constraint to the allocation of the site.

Furthermaore, reference is made in the Discounted Sites Document 1o surface water
drainage issues being a constraint; however, the consultation response from Cumbria
County Council, summarised in the Discounted Sites Document, states that these
matters could be ameliorated by development on the site. Again they should not
therefore pose a constraint to the allocation of the site.
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Given that these constraints couid be overcome through the development of the site,
and in the context of the higher housing need identified in the Housing Needs Report
that accompanies these representations, Persimmoen considers that the site should be
alloecated now to allow development to come forward within the emerging Plan period
in order to assisting in meeting this higher housing need.

Persimmon therefore requests that the sife is allocated for housing.

The Site and Surroundings

The site is located to the north west of the current developed area of Ennerdale Bridge.

It is located to rear of the houses on the northern side of Vicarage Lane. A location
plan is attached at Appendix 8.

A tree belt is located to the west of the site. Housing alongside Vicarage Lane is
located to the east and south, and a field is located to the north.

The site is roughly rectanguiar in shape and rises from south to north. | currently
contains scrubland,

An access to the site has been reserved in between houses on Vicarage Lane.

Ennerdale Bridge beneafits from a smail number of services and faciiities, which are
accessible to the site. These include:

. Ennerdaie and Kinniside Church of Engliand Primary School
= Convenience retail opportunities at The Gather community owned store and
café

. Community facilities at The Gather
- A number of public houses,

. Numerous recreational opportunities in the surrounding area, including the Lake
District National Park.

Bus stops in the centre of the village offer services to destinations including Kirkland,
Rowrah, Frizington, Branthwaite and Cockermouth.

Planning Policy

The site is identified in the 2020 SHLAA as site ENQD1 Site Extension — Ennerdate
Bridge. Itis assessed as being deliverabie within 5 years, with a capacity for 29
dwellings.

Despite the site being identified as a suitable site for housing development in the
SHLAA, it is not proposed to be aliocated in the Locat Plan.

Drrrimnmasan ~cancidace that (8 oavmsidace 2 eacrtainabla and coetninabhila aeatinn far
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need identified in the Housing Needs Report that accompanies these representations, -
The case for the site being suitable for a housing allocation is made below, with
reference to:

» There are no constraints to residential development on the site
. The site Is within a suitable and sustainable location for residential development,
and

. Residential development on the site would be deliverable in the short term
Suitability

Absence of Constraints to Residential Development
It is shown below that there would be no constraints 1o residential development on the
site, in particular, development on the site would not negatively impact on landscape

character and there would be no technicail constraints to housing development, such as

ecology or flood risk, contrary to what is stated in the Discounted Sites Document,

tandscape

Development on the site would be a logical extension to the existing settiement.
Existing development £0 the east extends further to the north than the site.
Development on the site would therefore round off the settlement, with development

located in between the existing development to the east and the existing development .

along Vicarage Lane,

As z result, the compact form of the village would remain and there would be no
negative impact on landscape character or the characier of the village. It is considered
that this is acknowiedged by the Council by proposing to include the site within the
settlement boundaries in the Local Plan Preferred Options Draft.

The site is located outside of the boundary of the Lake District National Park and there
is existing built development within the village between the site and the National Park
boundary. There would therefore be no impact on the protected landscape of the
National Park.

Landscape character is therefore not considered to be a constraint to development on
the site.

Ecology

As referred to above, the site does not comprise part of any international, national or
local envirenmental designation. The nearest designated site is the River Ehen Site of
Special Scientific Interest {SSS1} and Special Area of Conservation (SAC), focated to the
rear of the dwellings on the southern side of Vicarage Lane. There is existing built
development in between the site and this designated site and development on the site
would not extend any closer to the 5551 and SAC than this existing development. 1t is
therefore considered that there would be no negative impacts on the designated site
from development on the site; however, potential mitigation measures could be

identifiad and carnired thrntish 2 nlannine annlicatinn if neregcary
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The Discounted Sites Document makes reference to the site being of considerable
ecological value. However, as the 2021 Ecological Assessments have not been made
available, i is not clear what evidence is available to demonstrate the site’s alleged
ecological value. It is noted that from the Discounted Sites Document that protected
species surveys have not been undertaken. The ecological value of the site has not
therefore been demonstrated. Such surveys could be undertaken as part of a planning
application and appropriate mitigation measures couid be undertaken as part of
development.

The Discounted Sites Document also states that | would be unlikely that a Biodiversity
Net Gain wouid be possible on the site. However, no evidence is provided to

demonstraie this.

Therefore, contrary to what is stated in the Discounted Sites Document, it is considered

that there are no ecclogy constraints that would prevent housing developmeant onthe

sife.

Heritage

The site is located approximately 100m from the boundary of the |.ake District Nationai
Park World Heritage Site {WHS). Development on the site would not encroach into the
WHS or extend closer to the WHS than existing built development. As referred to

above, the proposed development would not alter the character of the village orharm

landscape character. |t is therefore considered that there would be no harm to the
setting of the WHS.

There are no listed buildings or other designated heritage assets tocated within 250m
of the site.

Therefore, there are no heritage constraints that would prevent residential
development on the site.

Ground Conditions

That site has not been developed in the past. It is considered that there is uniikely to
be any adverse ground conditions that would pose a constraint to housing
development on the site,

Flood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding, Flood
risk is not therefere a constraint to development on the site.

The Discounted Sites Decument makes reference to surface water drainage
constraints; however, no evidence has been provided of this and, as confirmed in the
consuftation comments from Cumbria County Council {as summarised in the
Discounted Sites Document), if such constraints are present, development of the site
would be able to mitigate. B

Access
Access to the site has been reserved from Vicarage Road and has specifically been

dacionad to nrnvide arcess tn devalnnment nn the <ite
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Access is not therefore a constraint to residential development on the site.

Suitabitity of Location

As referred to above, the site is accessible to the small number of services and facilities
in Ennerdale Bridge. Bus services from the village also provide access to services in the
surrounding villages and settlements, including employment areas in Rowrah, Future
residents of the site would therefore have

Ennerdale Bridge is identified as & Sustainable Rural Village in the Local Plan. Draft
Policy H4PU states that Sustainable Rural villages could support a fimited amount of
growth to maintain communities. It is therefore considered that the village is a
suitabie focation for development and additional development in the village would
assist in maintaining its existing services for the benefit of existing and future residents.

Suitabitity Conclusion
There are no constraints that would make the site unsuitable for housing development.
It is also located in a sustainable focation for housing develogpment

As a resuit, it is considered ciear that the site is suitable for 2 housing allocation in the
emerging Local Plan,

Availability

The site is under the ownership of Persimmon, a reputable housebuiider with a strong
track record in the delivery of housing across the UK. 1t is therefore clearly owned and
controlled by an experienced housebuilder. There are neo legal or ownership
restrictions affecting the land that would preciude or delay delivery.

The Site is therefore readily gvailable with a realistic prospect of delivery within 5
years.

Achievability

Preliminary technical work has confirmed that a residential scheme could be developed

viably within this location. The preceding sections of this Chapter demonstrate that the

site Is sustainable and there are no technical constraints impeding delivery.
Deveiopment on the site wouwld therefore be deliverable within the short term.
Summary

Persimmon requests that the site is allocated for housing.

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of fand
can come forward where it is needed is required in order to support the Government's
objective of significantly boosting the supply of homes and to addrass the needs of
groups with specific housing requirements.
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As clearly demonstrated, the site is in a suitable location for housing development with.

access to services, facilities and infrastructure within Ennerdale Bridge and the
surrounding area.

Ennerdale Bridge is identified as a Sustainable Rural Village in Policy H4PU. The draft
policy states that Sustainable Urban Villages can support growth in order to maintain
communities. For example, additional development could provide the additional

populstion required to support and maintain focal services. The Local Plan however,

does not propose any allocations in Ennerdale Bridge however. The Vicarage Lane site

is considered o be a sustainable site for housing development that would deliver the
housing needed to maintain the community.

The site is not subject to any constraints that would prevent residential development
and is available for development now,

Given the higher housing need identified in the Housing Needs Report that
accompanies these representations, Persimmon considers that the site should be
allocated now to aliow development to come forward within the emerging Plan period
in order to assist in meeting this higher housing need.
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Whilst Persimmon acknowledge the importance of protecting and enhancing the St
Bees Heritage Coast and its setting, it is important to note that there are areas of the
Heritage Coast and its setting that are already characterised by built development,
inctuding medern built development,

Such built development has infiuenced the character of the Heritage Ceast and ifs
setting somewhat, and has established that built development is considered
acceptable in certain areas and now forms part of the character for paris of the
Heritage Coast and its setting. Further built development in these areas, that does not
further harm / influence the Heritage Coast and its setting, should therefore not be
restricted.

For example, Persimmon have recently submitted a planning application for residential
development on the Former Marchon Site, Whitehaven, including land to the north
{LPA ref. 4/21/2432/0F1). Part of tha proposed St Bees Heritage Coast area is to be
extended to cut through part of the application site. However, as demonstrated within
the Landscape and Visual impact Assessment submitted in support of the hybrid
planning application for the site, from the extended St Bees Heritage Coast area, the
views of the proposed development would be limited to roof tops of homes on its
western edge as set against the built form of the existing south western edge of

Whitehaven. Therefore, effects on the Heritage Coast extension area are judged tobe

slight and negligible.

The policy should therefore take a flexible approach when assessing the potential
influence on the Heritage Coast, accounting for the local development context of any
proposed development. The policy should also seek to ensure that any impacts of
development proposals are weighed against any benefits resulting from schemes,
including improvements to public access / enjoyment / understanding of the Heritage
Coast and the opportunities that development may bring to the area.

Paragraph 16(d} of the NPPF states that plans should “contain policies that are clearly
written and unombigucus, so it is evident how o decision maker should react to the
development proposals”,

The 5t Bee's Heritage Coast is not a designated heritage asset, noris it one of the
jandscape types referred to in paragraphs 176 and 177 of the Framework. It is
therefore considered that by preventing major development along the heritage coast
other than in exceptional circumstances, Policy N7PYU, as currently drafted imposes a
higher tevel of restriction than the NPPF. it is therefore not consistent with the NPPF.
Such requirement should therefore be deleted from the policy.
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Persimmon therefore considers that as currently drafted, Policy N7PU is not positively

prepared and is not consistent with the NPPF. In order to make the policy sound, the

text requires amendment as foilows:

New development within the vicinity of the Heritoge Coast must conserve, protect and
enhance the Heritage coast and its setfting and take opportunities to encourage the
public to enjoy and understand the area by improving public access and interpretation

where possible. Developers should demonstrate that they have taken into consideration

the features that contribute to the special character of the area and the importance of
its conservation.

Developers should alse demonstrate the benefits of development proposals and the
positive impacts they would bring to the Heritage Coast, which will be weighed in the
balonce of any identified harm, where relevant.”

Inoppropriate development includes that which affects views within or towards/from
the Heritage Coast,
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The Local Plan proposes to allocated the foliowing sites which Persimmon has an
interest for housing:

. HWH4Z: Land Scuth and West of St Mary's School, Whitehaven
. HWHS5: Former Marchon Site North, Whitehaven
. HSEZ2: Fairways Extension, Seascale

Persimmon supports these allocations: however, considers that Allocations HWH4 and
HWHD5 should be increased in size to include ait of the land within the red line shown
on the plan at Appendix 2. Persimmon has recently submitted a hybrid planning
application for residential development on this land. It is considered that the inclusion
of this land within the aliocation would ensure that a comprehensive deveicpment of
the former Marchon Works sites can take place.

The representations are accompanied by a Housing Needs Report that considers the
housing requirement in the Local Plan. The Housing Needs Report concludes that the
housing requirement in Policy HPU2 is too low and does not fully reflect the Council's
aspirations for economic growth. The current housing target in Policy H2PU is not

justified or positively prepared therefore, and is unsound. The Housing Needs Report ...

conciudes that the housing requirement should be increased to 300 dwellings per
anhum i order to sustain economic growth in the Borough and meet the Council's
aims and objectives.

As a resuit of the above, the Local Plan does not identify sufficient sites to meet the
increased housing need, even with the windfall aliowance referred to in Policy H2PU,
As a result, without identifying further land for housing development, the Local Plan
would not be positively prepared and would be unsound.

Persimmon therefore considers that the following sites should also be aliocated within
the Locat Plan to provide additionat housing supply during the Flan period:

. Land south of Laure! Bank, Whitehaven;
. tand at Melrose, Egremont; and
. Vicarage Lane, Enherdale Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Publication Version Local Plan, provide sustainable and suitable sites to meet the
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development and are available. Housing development on these sites would therefore
be achievable within the Plan period and they should be allocated in orderto meet the _
identified higher housing need, T

In addition, Persimmon alse considers that the following policies requirement
amendment in order 1o provide additional scope for a higher fevel of housing growth
and ensure that the tocal Plan is positively prepared and sound:

» Policy H1PU shouid be amended so that it allows for windfall developmenton = .
the edge of settiements, outside of the Settlement Boundaries defined in the UUNEITTRTRRR
Plan.

. Policy DS4PU should be amended so that windfall development that adjoins the
Settiernent Boundaries of any settiement is allowed in the circumstances outline
in the policy.

* Policy H3PU should be amended to require a partial or full review of the Local . :
Plan where housing development in Sustainable Rural Villages falls below
expectations in crder to allow additional sites to be identified and allocated.

. The Settiement Boundaries of Ennerdale Bridge shouid be amended to include
Persimmons Vicarage Lane site, The currently tightly drawn Settlement
Boundaries around the settiement do not aliow for future development to meet -~
the needs of the settlement. The site provides a suitable opportunity for L
housing development to meet the needs of the settlement and shouid be
included within the settlement limits to aliow development to take place.

Persimmon also considers that Policy N7PU (5t Bees Heritage Coast} is not consistent
with national policy as currently drafted, as it more restrictive than policy in the NPPF
and therefore not sound. The policy should be amended to remove reference to
deveiopment within the Heritage Coast oniy being allowed in exceptional
circumstances and should state that the benefits of development on the Heritage Coast
will be considered in the planning balance.

Persimmon reserves the right to add to, amend or withdraw these representations if
necessary and would like to be involved in the Local Plan Examination in Public.
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Turley has previously prepared and submitted site specific representation on the
Preferred Cptions and Pre-Publication Focused Consuitation drafts of the Copetand
Local Plan in November 2020 and October 2021 respectively. Those representations
comments on various draft policies, but also promoted the allocation of a number of
sites in Copeland which Persimmon has interests in. These include:

» Land south and west of 5t Mary's Schoel and the Former Marchon Site,

Whitehaven
» Fairways Extension, Seascale
. Land south of Laurel Bank, Whitehaven,
. Melrose, Egremaont
. Vicarage Lane, Ennerdale Bridge.

In November 2020, representiations were also submitted on the Copeland Housing
Needs Report, and a joint representation with Gleeson Homes was submitted on the

development strategy, housing requirement and settlement hierarchy proposed in the

Preferred Options Version of the Local Plan,

The emerging Local Plan will be subject to an independent examination into its

soundness and legat compliance. The 1ests of soundness are presented in paragraph 35

of the National Planning Policy Framework {NPPF). This notes that Local Plans are
sound only if they are:

» Paositively prepared — providing a strategy which, as a minimum, seeks to meet

the area’s objectively assessed needs and is informed by agreements with other .

authoritles, so that unmet need from neighbouring areas is accommaodated
where it is practical to do so and is consistent with achieving sustainable
development;

» Justified - an appropriate strategy taking into account reasonable alternative,
and based on proportionate evidence;

. Effective — deliverable over the plan period and based on effective joint working

on cross-boundary strategic matters that have been dealt with rather than
deferred, as evidenced by the statement of common ground; and

. Consistent with nationat policy — enabling the delivery of sustainable
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These representations comment on the soundness of the policies in the Publication
Version Local Plan in the context of the above-mentioned tests of scundness, The .
representations should be read alongside Persimmon’s previous representations on T
the Copeland Local Plan referred to in paragraphs 1.2 and 1.3.

Structure

The structure of these representationsisas follows: -~
»  Section 2 - Policy HP2U: Housing Requirement e
- Section 3 — Policy H1PU: Improving the Housing Offer

= Saction 4 — Policy H3PU: Housing Delivery

. Section 5 — Policy DS4PU: Settlement Boundaries ' L '

» Section & — Policy H5PU: Housing Allocations

. Section 7 — Proposed Allocation HWH4: Land South and West of St Mary's School
and Proposed Allocation HWHS: Former Marchon Site North

. Section 8 ~ Proposed Allocation HSE2: Fairways Extension, Seascale LT .

) Section 9 — Additional Housing Opportunity Sites
. Section 10 — Opporiunity: Land South of Laurel Bank, Whitehaven
. Section 11 — Opportunity: Melrose, Egremont

. Section 12 — Opportunity: Vicarage Lane, Ennerdale Bridge

. Section 13 — Policy N7PU; 5t Bees Heritage Coast

. Section 14 - Conciusion
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combined with future windfall development, previous completions and extant

permission, will provide a minimum of 3,400 dwellings {an average of 200 dwellings per -

annurm) over the Plan period (2021 to 2038).

As referred 1o in Section 1 of this statement, Persimmon and Gleeson Homes
submitted a technical critigue of the housing requirement (hereafter referred o as the
"Housing Needs Report”) to the Preferred Options Draft of the Copeland Local Plan, A
copy of this report is attached at Appendix 1. The housing reguirement in the
Preferred Options draft was slightly lower {2,520 dwellings / 140 per annum]) than that

in the Publication Version Pian; however the conclusions reached in the Housing Needs -

Report remain valid, and are summarised below.

The NPPF, at paragraph 17 makes it clear that Local Plans must include strategic
policies {o address the identified priorities for the development and use of land across
the Borough. These policies must address social, economic and environmental
objectives in “mutually supportive ways......”*, mindful that they are interdependent
components of achieving sustainable development.

In respect of social objectives, as per paragraph 20 of the NPPF, the strategic policies of
the Local Plan must make sufficient provision for housing, including affordable housing.
This should be achieved by ensuring a “sufficient amount and variety of land™ ... is

made available”,

In accordance with paragraph 61 of the NPPF, the minimum amount of new homes
needed across Copeland should be identified using the Government's “standard
method”. The Pianning Practice Guidance {PPG} makes ciear that the housing need
figure calculated by the standard method is a minimum “starting point”; it therefore

makes clear that there will be circumstances where “the actual housing need is higher .. -

than the standard method indicates™,

At the time of writing, the standard method calcuiation for Copeland remains the same
as it was when the Housing Needs Report was drafted {11 dwellings per annum). As
outlined in the Housing Needs Report, the standard method calculation for Copeland is
evidently not credible when the Borough has consistently delivered at feast 110 dpa

over the past decade, at an average of 133 dpa®. This is clear evidence that the scale of -

the need and demand for new homes in the Borough is significantly higher than the
standard method indicates.

Paragraph 8, NPPF {luly 2021}
? Parasranh A NPPF [hilv 20213
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This is primarily due to the reliance of the standard method upon trend-based
demographic projections which assume a sustained decline in the Borough's
population due to the impact of a continued ageing population. However, this does
not align with the Council’s aspiration te degpart from past trends to boost economic
growth and ensure a sustainable future for the Borough.

Therefore, within the context of the PPG, “previous levels of housing delivery”
undoubtedly signal a “significantly greater” need for housing in Copeland than imptied

by the standard method, and as such it is clearly “appropriate to plan for a higher level

of need”>.

Furthermore, the Councif’s aspiration to depart from past trends is built on a
consideration of investment potential in the borough with specific reference to its
major employers and sectorial specialisms. The reatism of achieving employment
growth must be considered in the context of the success the borough has had over
recent years in creating new employment opportunities, it is eritical that this growth is
sustained and its full benefits realised within the borough with the supply of an
adequate quantity and breadth of housing critical to achieving this objective.

Persimmon supports the Council’s positive approach in identifying that the full need for
housing exceeds that set through the standard method. However, it is considered that
the minimum housing requirement of 143 dpa outlined in draft Policy HPU2 does not
fully refiect the Council’s aspirations for economic growth, rather it is ‘demographic-
led’. Indeed, this figure does not include consideration of supporting future
employment growth.

Therefore, the current housing regquirement and associated draft policy are considered
to be unsound as it is not ‘positively prepared’ in relation to meeting the Borough's

objectively assessed needs, is not fully ‘justified’ when taking into account the Council’s -

aspirations and consequently is not consistent with natienal pelicy as it would fail to
significantly boost the supply of housing, as set out in paragraph 60 of the NPPF.

As justified in the attached Housing Need Report, Persimmon considers that the
minimum housing requirement for the borough should be 300 dpa which reflects the
‘employment-ted growth’ which will ensure the delivery and be “mutualy
supportive...”® of economic growth in the Borough and assist the Council in meeting its
stated aims and objectives,

Persimmon therefore considers that the housing reguirement in Policy HPU2 should be
increased to 300 dpa in order to make the plan sound. Further justification for why a
300 dpa reguirement would be the most appropriate housing requirement is set out in
the Housing Needs Report attached at Appendix 1.
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ang aspirations;

(b} Supporting the renewal and improvement of the Borough's existing housing
stock and bringing empty properties back into use;

(¢} Supporting proposals which aid the regeneration of the wider residential
environment;

{d}  Approving housing development on appropriate windfall sites within the
settlement boundaries where it accords with the Development Plan; and

(e)  Ensuring a consistent supply of deliverable housing sites is identified through an
annuat Five Year Housing Land Supply Position Statement

As set aut in Policy H2PU {and referred to above in paragraph 2.1), the allocations in
the Local Plan and a windfali allowance would deliver 3,400 dwellings {an average of
200 dwellings per annum) over the Plan period. Whilst this is higher than the minimum
housing target in Policy H2PU of 2,482 net additional dwellings (an average of 146
dwellings per annumj), it would be lower than requirement of 300 dpa identified in the
attached Housing Needs Report that is considered to necessary to support economic
growth,

Part d of Policy H1PU restricts windfall development cutside of the settiement
boundaries. Given that the proposed allocations in the Local Plan and a windfall
altowance would not deliver the 300 dpa considered necessary to support economic
growth, it is considered that by restricting windfall development to sites within the
settlement boundary Policy H1PU is not positively prepared and is therefore unsound.

Persimmon considers that Policy H1PU should be amended so that it aliows fer windfali .. -
development on sites outside of settlement boundaries, where they are wetll related to -

the settlement, for example where development would result in the rounding off of a
settlement. This wouid provide greater flexibility in housing supply, assisting to meet
the requirement of 300 dpa considered necessary in the attached Housing Needs
Assessment.

Developmaent on sites well related to the settlement boundaries would continue to

ensure that development takes place in locations that are sustainable and have access R

to facilities and services within settlements, whilst assisting to meeting the housing
requirement necessary to deliver economic growth,

Additionally, notwithstanding Persimmon’s comments on Policy DS4PU (see section 3),
Policv BS4PU allows for housing develonment outside of the settlement boundaries of
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settiemnent boundary. Policy H1PU does not therefore align with the requirements of

Policy D54PU and should be amended so that the reguirements of the two policies are . :

the same {including Persimmon’s suggested amendment to Policy DS4PU)
The following amendment to part d of Policy H1PU is therefore requested:
“d) Approving housing development on appropriate windfoll sites within that

reflate well to the settlernent boundaries where it accords with the
Development Pign.....”
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Persimmon guestions whether the above approach is justified and therefore whether
the policy is sound. The housing requirement in Policy H2PU and the distribution of
housing in Policy H4PU should be treated as minimums, not cellings. An exceedance of
the minimum housing target in a settlement or settlement tier should would not
prevent further development coming forward in other locations or other settlement
tiers, where that development asccords with other policies in the Local Plan. 1tis not
therefore considered necessary for a local plan review if development expectations in
one settlement or settlement tier exceeds expectations.

On the contrary, Persimmon considers that a review of the Local Plan should take place
if development in a settiement or tier of settlements falis significantly below
expectations. The sustainable rural villages and rural villages are some of the
settiements in the Borough where housing pressures, and in particular affordable
housing need, is most acute. If housing delivery in these settlements therefore drops

significantly below expectations it could have negative consequences on the availability '

of a suitable mix of housing to meet needs and the availabitity of affordabie housing in
those settlements. Furthermore, it could also potentially impact on the ongoing
sustainabillty of that settlement and the overall objective of boosting the economy of
the Borough. 1t is therefore important that the Local Plan contains a mechanism that
atiows for an early review if delivery in these settiements drops below expectations in

order to investigate and address the reasons for this, potentially through the allocation '

of more sites for housing development or amending settlement boundaries.

Without including @ mechanism for a locatl plan review if housing delivery drops below
expectations, the plan is not comply with the Government's objective of significantly
boosting housing supply, and would therefore be contrary to paragraph 60 of the NPPF
and unsound, :

Persimmon therefore considers that Part 3 of Policy H3PU should be amended as
foliows:

“If evidence suggests that, at the end of any monitoring yeaor, housing delivery has
exceeded has fallen below expectations within the Sustainable Rural Village and Ruraf
Village tiers in the settlement hierarchy which may put the overall Development

Strategy at risk the Council will consider carrying out a full / partial Local Plan Review,” .

It is considered that the above policy amendment would mean that Policy H3PU is
more positively prepared and is necessary to make it sound,
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houndaries will be allowed where the site is well related to and directly adjoins the
settlement boundary of a town or Lacal Service Centre.

Persimmon considers that the policy should also allow for housing development on
sites weill related to and directly adjoin the settlement boundaries of other settlement
tiers, particularly where there is limited scope for growth within the seftlement
boundaries. This is particulariy important in the Sustainable Rurai Villages. Policy
H4PU (Distribution of Housing} states that development in the Sustainable Rural
Viltages will be allowed where it is required to support economic growth. However,
with the Seitiement Boundaries being drawn tight to the existing built-up area of a
number of the Susiainable Rural Villages — Enneardale Bridge in particular —and no
alfocations in a number of those settlements there is very limited scope for
development within the Settlement Boundaries, There is therefore no, or very limited,

opportunities for additional development to the fevel shown in Policy H4PU in some of |

the Sustainable Rural Villages and therefore limited opportunity for growth in the
Sustainable Villages that is necessary to sustain and grow their service offer.

This is particularly true of Ennerdale Bridge, where the settiement boundaries are
drawn tight to the existing built up area of the settlement in the Publication Version
Pian and there are no proposed allocations within the seitlement, Persimmon owns a
site at Vicarage Lane, Ennerdale Bridge, details of which are provided at Section 12.
The settiement boundaries of Ennerdale Bridge were drawn to inciude the site in the
Preferred Options Draft of the Local Plan, but were amended in the Focused Pre-
Publication Draft to exclude the site. The reasoning given for this removing the site
from the Settiement Boundaries is set out in the Discounted Sites document’. These
include infrastructure constraints and ecological constraints, both of which are
disputed by Persimmon, and it is considered that the site provides a suitable and
sustainable focation for housing development to support the economic growth of
Ennerdate and its hinterland (see Section 12 of these representations).

In light of the above, Persimmon considers that Policy DS4PU, as currently drafted in
unsound as it restricts windfall development in the Sustainable Rural Villages and is
therefore not positively prepared. The following changes to Part a) of Policy DS4PU are
considared necessary in order to make the policy sound:

s

a) the site is well related to and directly adjoins the settlement boundary efa
HOWA-HLOCEH-SERHER-CRATFE. ... ... “

In addition, Persimmon considers that the Settlement Boundaries of Ennerdale Bridge
shotild be amended to inciude its Vicarage Lane site.
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Notwithstanding the reguested amendments to Policy DS4PU above, the Policy would
remain very restrictive in terms of residential develogment cutside of settlement
boundaries due to Part ¢} of the Policy only aliowing development on windfall sites in
situations where the council is unable to demonstrate a 5 year deliverable housing
supply or there has been previous under-delivery against the housing reguirement or 3
years or more. Whilst it is understood that the purpose of these restrictions are 10
ensure that in settlements where there is opportunity for windfall development within
the Settlement Boundaries, fand within the Settlement Boundaries is developed first.
However, as stated above, in settiements such as Ennerdale Bridge thereis no
opportunity for windfall development within the Settlement Boundaries due to them
being tightly drawn to the existing built up area and no allocations are proposed. As a
result, there is no opportunity for further development in Ennerdale Bridge and
therefore very limited opportunity for Ennerdale Bridge to perform its role as a
Sustainable Rural Village and accommuodate development to maintain the community.

Fersimmon therefore reguests that the settlement boundaries of Ennerdale Bridge are
amended to include the site, as was the case with earlier drafts of the Local Plan. itis
also requested that the site is allocated for residential development. Justification for
this is provided in Section 12 of these representations.
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- MYV IS Lalild JUULTT U VW EDL U DL IvidDy o SUIIOWH, VWL IdvET:
. HWHS: Former Marchon Site North, Whitehaven
- HSEZ2: Fairways Extension, Seascale

The above sites are considered to be suitable for housing development and will ali be
able deliver housing within the Plan period. Further details of each site, their suitability

for housing development and information on the deliverability of each site is provided. -~ '

in Sections 7 and 8 of these representations.

Notwithstanding the support for these allocations, Persimmen considers that
amendrnents are necessary to proposed allocations HWH4 and HWHS to include
additional land. Reasoning for this is set out in Section 7.

As referred to in Section 2 of these representations and the accompanying Housing

Needs Report, Persimmon is of the opinion that the minimum housing requirement in ' o

Policy H2PU should be increased to 300 dpa in order 1o meet the full economic
ambitions of the Borough. The Local Plan does not allocate sufficient sites 10 deliver
300 dpa, and would still fall short with the windfall allowance referred to in Policy
H2PU. Persimmon is therefore of the opinion that additional sites should be aiccated
in the Ltocal Plan in order to deliver the 300 dpa requirement considered necessary in
the accompanying Housing Needs Report and to make the Local Plan sound.

Persimmon has promoted the following sites at various stages of consultation on the
Copeland Local Plan:

. Land south of Laurel Bank, Whitehaven;
) Land at Melrose, Egremont; and
- Vicarage Lane, Ennerdate Bridge.

Persimmon considers that these site, which are not proposed for allacation in the
Publication Version Local Plan, provide sustainable and suitable sites to meet the
higher housing need. All of the sites are located in suitable locations for housing
development and are available. Housing development on these sites would therefore
be achievable within the Plan period and they should be allocated in order to meet the
identified higher housing need.

Justification for these additional sites being included as altocations in the Local Planis
provided in Sections 9 to 12.
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T RA N IV, T L REE

The Former Marchon Site North and the adiacent Land South and West of S{ Mary's

School provide an opportunity for a comprehensively planned residential development.

in a sustainable lecation on the edge of the Principal Town of Whitehaven;
redeveloping a large previously developed site. Persimmon supports the allocation of
these sites for housing in the Local Plan and the inclusion of these sites within the
amended settlement boundary of Whitehaven

Perstimmon has land interests in the Formear Marchon site and the adjacent fand to the
north. it has entered into a contract with the landowner of the land to the north of the
former chemical works site to deliver a residential development and a hybrid planning
application has been submitted proposing a development of up to 139 dwellings®.

However, part of this application site has been excluded from proposed allocation
HWHS and is focated outside of the proposed settlement boundary of Whitehaven.

This "additional land” is not subject to any constraints that would prevent residential
development in the short-term and provides the opportunity 1o deliver additional
housing as part of a comprehensive development of the area, contributing towards the
higher housing need identified in the Housing Needs Report that accompanies these
representations.

Persimmon therefore requests that proposed allocations HWH4 and HWHS are
amended so that atlocation HWHS includes ali of the land within Persimmon’s control,
including all of the land shown within the red line of the Location Plan submitted with
the hybrid planning application {attached at Appendix 2) and all of this land is included
within the proposed settlement boundary of Whitehaven.

Proposed Allocations in the Copeland Local Plan Publication Version

Proposed Housing Allocations

The Former Marchon Site North is identified as a housing allocation in the Local Plan
Pubiication Version {ref: HWHS), Policy H5PU identifies the site as having capacity for
around 532 dwellings. The site is assessed in the 2020 SHLAA as site ref: WW014,
which identifies the site as being deliverable within 5 vears.

Part of the site is also assessed in the 2020 SHLAA as site ref: WW022: Land West of
Waters Edge Close and identified as being suitable for housing and deliverable within 5
years. SHLAA site WWO022 is also proposed as an allocation in Policy H5PU, as part of
draft aliocation HWH4: Land South and West of St Mary's School. That atlocation also
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includes some further land to the north which Persimmon do not control. Policy H5PU
states that the site has the capacity for 60 dwellings. -

Praposed Applications HWH4 and HWHS do net include the western part of tha site
shown within the red line of the hybrid planning application (shown on the plan
attached at Appendix 2}, which is shown to be located cutside of the settlement
boundary of Whitehaven in the Publication Version Local Plan.

The capacity of the site in the proposed gliocation {532 dwellings) does not therefore

include the 139 dwellings that could be delivered as part of the current hybrid planning

application. Persimmaon therefore considers that the allocation should be amended to
refiect the true capacity of the site, which is up to 700 dwellings.

Requested Changes to Proposed Allocations HWH4 and HWHS

Whilst Persimmon supports the proposed HWH4 and HWHS allocations in the Locai
Plan Publication Version, the following changes to these allocations and the settlement
boundaries are requested:

. The houndaries of proposed allocations HWH4 and HWH5 are amended 50 that
all of the land under Persimmon’s control, including all of the fand within the red
fine of the hybrid planning application {Appendix 2} is included within proposed
allocation HWHS,

. The settlement boundary of Whitehaven is amended to aiso include all of this
fand.
) The number of dwellings in the allocation is increased to 700 to better reflect the

139 dwellings proposed as part of the current planning application for the
“additional land”,

Notwithstanding the hybrid planning application awaiting determination for the site,
the inclusion of all of the land under Persimmon’s contro} in allocation HWHS, induding
any land currently shown in Proposed Allocation HWH4 and an extension of aliocation
HWHS te include the additional land referred to above, as well as an amendment to
the proposed settlement boundaries to inciude this land, would aliow this additional
housing to be detivered as part of the wider redevelopment of the former Marchon
Chemical Works site, providing a comprehensively plannad and integrated
development. This is a significant benefit that would not likely occur with standaione
sites on the edge of the settiement boundaries elsewhere in the Borough.

Additionally, given the findings of the Housing Needs Report that accompanies these
representations that the housing requirement for Copeland needs te be increased from
143 dwellings per annum to 300 dwellings per annum, it is likely that additional sites
will need to be identified in order to meet the housing needs of Copeland over the plan
period. The inclusion of the additional area of tand currently not included in the
aliocations would provide an opportunity for additionat housing to be brought forward
to contribute towards meeting this increased need in a highly sustainable location.
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We set cut below reasoning for why the area of the site currently excluded from the.
proposed allocations {hereafter referred to as “the additional land”} is suitable for
housing development and should be included within the aliocation, with specific
reference being made to the following:

. Theare are no constraints to residential development on the additionat fand

. The additional land is within a suitable and sustainabie location for residential
development, and

» Residentiat development on the additional land would be deliverable in the short
term.

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
additionsl land. in particular, the additional land has limited landscape character and
there would be no technical constraints to housing development, such as ecology or
flood risk.

Landscape

A landscape and Visual Impact Assessment (LVIA) has been submitted with the hybrid

planning application®.

The LVIA therefore that substantial-moderate and negative visual effects would be
locatised and limited to a smali number of residents at home at Waters Edge and
moderate and negative effects on landscape character would be localised and limited,

especialiy when considering the mitigation measures proposed as part of the planning _—

application, including a vast area of open space 1o the west of the Phase 1
development,

Additionally, due 1o the proximity of the proposed development to existing housing
development and the poor landscape condition of the majority of the site, the
landscape has some ability to absorb the proposed development

As such, it is considered that landscape impact is not a constraint to developmenton ..

the additional land.

Ecology

The additional land does not comprise part of any international, national or local
environmental designation. The nearest designated site is 5t Bees Head Site of Special
Scientific Interest (5551}, located approximately 200 m to the west. Development on

the additional {and would not encroach any closer to the 5551 than the development on

the allocated part of the former Chemical Works site.

Development on the additional land would provide the opportunity to deliver
comprehensive mitigation measures to avoid impact on the 558! in conjunction with
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the development on the currently proposed allocation. Ecclogy Surveys and Reporis
submitted with the hybrid planning application confirm that subject to mitigation
measures proposed in the planning application, there would be no negative impact on
ecelogical recepiors

It is therefore considered that there would not be any ecology constraints to extending
the proposed allocation and settlement boundary to include the additional land.

Heritage

There are no designated heritage assets within a 250m radius of the site, tis therefore
unlikely that there would be any heritage constraints to housing development on the
site and therefore no constraints in this respect to extending the alfocation and
settlement boundary to include the additional land. This is concluded by the Heritage
Impact Assessment submitted with the hybrid planning application for the site®®,

In addition, development of the site offers the opportunity to reveal the industrial

histary of the site through archaeoclogical investigations and potential measures suchas .-

the inclusion of information boards linking the development to the site’s past.

Ground Conditions

Whilst it is acknowledged that the former chemical works site is subject to high levels

of contamination due to its former use {initial testing and intrusive investigations have -
taken place over the past decade), it Is considered that the additional land would not

be subject to such levels of contamination. The additional land is located outside of

the site of the former chemical works and has previously been used as pasture. itis
considered that the additional land would not be subject 1o levels of contamination

that would require significant levels of remediation, although this would need to be
confirmed through appropriate investigations.

Ground conditions would not therefore be a constraint to housing development on the
site, and the anticipated lower level of contamination compared to the former
chemical works part of the site, would mean that housing development on this area of
the site could be delivered as an initial phase, providing much needed housing in the
early years of the Loca!l Plan.

Fiood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding, Flood
Risk would not be a constraint to residential development on the site,

Access

The land proposed to be allocated as part of & proposed allocation HWH4 benefits

from access from High Road, 1o the north of the Waters Edge development, using
existing roads that previously provided access to the former chemical works. The
additionat land would be able to be accessed using these roads through the area of the
site currently proposed for an allocation.
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Access is therefore not a constraint to housing development on the site,

Suitability of Location

The additional land is in a suitable location for housing development., it is located in
ciose proximity to a range of facilities, services and infrastructure within the existing
built up area of Whitehaven. These include:

. Primary and infant schools such as St Mary's Catholic Primary School and Kells
Infant School {ocated approximately (.2 miles from the site

» Retail opportunities such as a Nisa Local on Wocedhouse Road adjacent to the
site and a Coop store approximately 0.3 miles from the site on Lakeland Avenue

= Health facilities such as a pharmacy, adjacent to the site on High Road

- Recreation facilities including playing fields at Kells RLFC and a children’s play -

area on High Road, both approximately 0.3 miles from the site, as weli as.
opportunities for coastal walks to the west of site.

The nearest bus stops to the site are located on Ennerdale Terrace and Rydal Avenue,

approximately 140m from the site. These bus stops provide access to regular services
to destinations including Whitehaven and Greenbank. The proposals woutld allow for a
looped bus route through the main site that could bring services even closer.

The proposed aliocation of sites HWH4 and HWHS shows that the Council accepts that
this location is a sustainable location for housing development, The Copeland Local
Plan 2017-2035 integrated Assessment of the Preferred Options and Issues and
QOptions Drafts shows that both sites score well when assessed against accessibility,
health and welibeing and sustainable economy criteria, indicating thatthe siteisina
sustainable location for housing development.

The additional land is also well-located in relation to existing and planned residential
development. 1t would fill a smali gap between the existing development at Waters
Edge Close and Colliers Way and the development that would take place within the
existing extent of the two proposed allocations,

The zilocation of the additional land within the propased allocation HWHS would allow. '.

the site to be brought forward in combination with this alfocation, providing a
comprehensive residential deveiopment of the area.

Suitability Conclusion

The additional [and is considered suitable for residential development and it is
requested that the proposed settlement boundary of Whitehaven and proposed
afiocation HWHS are amended to include the additional land.

There are no constraints {o development that would make the additional land
unsuitable for residential development and it is located within a sustainable location
for housing development.
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Given the findings of the Housing Needs Report that accompanies these
representations that the housing reguirement in the lLocal Plan Publication Version
should be increased, it is considered increasingly important that additional sites are
identified to meeting housing need. Therefore, whilst the additional land is currently
located outside of the proposed settlement boundaries, it is not considered that this
should be a constraint to residential development on the site. It is well-located in
refation to existing and planned development and would represent an acceptable small
scale extension to the existing urban area that would not negatively impact on
landscape quality.

The inclusion of the additional tand within the proposed allocation woutd provide the
opportunity for it to come forward as part of a comprehensive residential development
atongside the current extent of proposed allocation HWHS.

Availability

The SHLAA assessment of the additional land as part of the much farger parcel WW025
(Whitehaven Coastal Fringe} states that the land is not available. This is not the case in
respect of the area over which Persimmon’s Phase has an interest. Whilst it is not
currently under the ownership of Persimmon, Persimmon have entered into a contract
with the landowner to develop the site and the adjacent land currently proposed as
part of proposed allocation HWHA4 for housing. The additional land is therefore '
considered to be avaitable in the short term.,

Additionally, Persimmon is contracted over the adjacent fand within the former
Marchon Site North currently included in proposed aliocation HWHS and is able to
bring forward alf of the land shown on the plan attached at Appendix 2 forward as a

comprehensive development, The submission of a hybrid planning application for the

site demonstrates its availability.

Achievability

Technical work undertaken as part of the hybrid planning application for the Former
Marchon Chemical Works site and adjacent land has confirmed that there are ne
canstraints that would prevent or delay a residential development on the site. This
means that the site couid be developed within the plan period.

Summary

Persimmaon supports the proposed allocation of the Former Marchon Works North site
(HWHS5} and the proposed allocation of the Land to the South and West of 5t Mary's
School (HWHA4).

It is reguested that the proposed HWHS allocation is extended to include all of the tand
shown on the plan attached at Appendix 2 of these representations, including the
additional land to the west of these allocations that is not currently proposed for
allocation and the total number of dwellings that could be delivered within the
allocation is increased to 700. 1t also requests that the proposed settlement
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7.43  The Housing Needs Report that accompanies these representations identifies a needto .
increase the housing requirement in the Local Plan. As a result, it is considered -
imperative that additional housing allocations are identified. R R RS :

7.44 The additional land is suitable for residential development. it is not subject to
constraints that would prevent housing development andg, like the adjacent proposed
allocations, is in a location suitable for housing development.

7.45  As demoenstrated by the document submitted in support of the hybrid planning
application for the site there are no constraints to development on the site and thesite -
would be developable and deliverable within the Pian period
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Report and the proposed amendment to the settiement boundary of Seascale to
include the site. The site is in a sustainable location for housing development and
development on the site would fill a small gap within the existing settfement, thereby
having no impact on landscape character.

The plan attached at Appendix 3 shows the extent of Persimmon’s ownership.

Proposed Allocations

The Fairways Extension site forms part of a larger site that has previcusly had pianning
permission for the construction of 33 dwellings {ref: 4/11/2568/0F1), which have been
constructed on land adjacent to Links Crescent. The extension site provides the
opportunity for 2 second phase of residential development in a sustainable iocation on
the edge of Seascale. The area currently proposed for allocation was included within -
the red line of the planning application and survey work undertaken for that work '
concluded that there were no constraints to development on the area currently
proposed for allocation.

The Fairways Extension site has been assessed as a deliverable residential site in the

2020 SHLAA (ref: SE024) and is proposed for allocation in the Local Plan (ref: HSE2) for

22 dwellings.

It is also proposed in the Local Plan that the settlement boundary of Seascale will be
amended to include the proposed allecation.

The proposed amendment to settlerment boundaries and the proposed Fairways
Extension aliccation in the Local Plan Preferred Options draft is supported by
Persimmaon.

The case for this is made below, with reference made to the following:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable location for residential development,
and '

» Residential development on the site would be deliverable in the short term
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Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residentizal development on the
site. In particutar, development on the site would not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecelogy or flood risk.

Landscape

The site is well related to the existing built-up area of Seascale and development would. -

fill a gap between existing urbanised features. To the east of the site, the existing
housing development along Coniston Avenue extends as far as the site’s northern
boundary. There is aiso a dwelling to the north of the site, at the end of Croft-Head
Road. To the west is the driving range of Seascale Golf Course. Whiist this is a green
feature, i is not a natural feature and is considered to be urban in character.
Development on the northern part of the site would therefore fill the gap between
these built-up areas. Being a gap in between built development, the site does not have
the character of the countryside landscape located to the north, rather it appears as a
gap in the urban environment. The northern boundary of the site, as proposed by
Persimmaon, would be a natural boundary between the urban area and the countryside
beyend.

Persimmon therefore considers that landscape impact would not be a constraint to
development on the land to the north of proposed allocation HSE2.

Ecology

The land to the narth of proposed afiocation HSE2 does not comprise part of any
international, national or local environmental designation. The nearest designated
sites are Halisenna Moor Site of Special Scientific Interest {5551) and National Nature
Reserve (NNR}. These designated sites are iocated approximately 1.5 miles to the
south east of the site. They are considered to be sufficiently distant from the land to
the north of proposed allocation HSEZ, with existing built development in between, as
to not be harmed by residential development on the land 1o the north of proposed
allocation HSEZ.

There would therefore be no ecology constraints that would prevent housing
development.

Meritage

There are no designated heritage assets located within 250m of the land to the north
of proposed allocation HSE2. itis therefore considered that there are no heritage
constraints that would prevent residential development.

Ground Conditions

That land has not been developed in the past. it is considered that there is uniikely to
be any adverse ground conditions that would pose a constraint to housing
development on the site.
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Flood Risk

The land is located within Ficod Zone 1 and is therefore at low risk of flooding. Flood

risk is not therefore a constraint to development on the site.

Access
An access to the proposed allocated site has been reserved from Links Crescent, with
the potentiat for additional finkage through to Coniston Avenue.

Access is not therefore & constraint to residential development.

Suitability of Location

As referred to above, the site is within walking distance of services and facilities in
Seascale and is therefore considered to be 3 sustainable location for housing
development. Such services and facilities include:

. Seascale Primary School, approximately 0.8 miles from the site

. Health care facilities including Seascale Health Centre and Seascale pharmacy,
approximately 0.4 mites from the site

. A post office, approximately 0.4 miles from the site

) Convenience retail opportunities at the Co-op store on Gosforth Road,
approximately 0.4 miles from the site

. Recreation and leisure opportunities including the recreation ground
immediately to the south of the site, he golf course immediately {o the west, and
Seascale Community Fitness Centre, approximately 0.6 miles from the site.

8.19 Seascale Raliway Station is located approximately 0.4 miles from the site. It offers
regular services to Barrow-in-Furness and Carlisle, stopping at various settlements
along the coast.

Suitability Conclusion

8.20 There are no consiraints that would make land unsuitable for housing development. It
is also located in a sustainable lecation for housing development,

8.21  Asaresult, itis considerad clear that the site is suitable for a housing allocation in the
emerging Local Plan.

Avaiiability

8.22 Thesite is under the ownership of Persimmon, a reputable housebulider with a strong
track record in the delivery of housing across the UK. it is therefore clearly owned and
controlied by an experienced housebuilder. There are no legal or ownership
restrictions affecting the land that would preclude or delay delivery.

8.23  The site is therefore readily available with a realistic prospect of delivery within 5

years.
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Achievability

8.24  The preceding sections of this Chapter demonstrate that the site is sustainable and R
there are no technical constraints impeding delivery.

8.25 Development on the site wouid theraefore be deliverable within the short term.

Summary

8.26  Persimmon supports proposed housing allocation HSE2 and the proposed alterationof -
the settiement boundaries to include the site within the urban area.
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300 dpa, and would still fall short with the windfalt allowance referred to in Policy

H2PU. Persimmon is therefore of the opinion that additional sites should be allotated .

in the Local Plan in order to deliver the 300 dpa requiremeant considered nacessary in
the accompanying Housing Needs Report and to make the Local Plan sound.

Persimmon has promoted the following sites at various stages of consultation on the
Copeland Local Plan:

. Land south of Laurel Bank, Whitehaven;
. Land at Melrose, Egremiont; and
. Vicarage Lane, Ennerdate Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Publication Version Local Plan, provide sustainable and suifable sites to meet the
higher housing need. All of the sites are located in suitable locations for housing
development and are available. Housing development on these sites would therefore
be achievable within the Plan period and they should be aliocated in order {0 meet the
identified higher housing need and make the Local Pian sound.

Justification for these additional sites being included as allocations in the Local Plan is
provided in Sections 10to 12,

Page 280



10.2

10.3

10.4

10.5

10.6

10.7

0.8

105

10.10

L LY FHOT LI

Housing development on the site also offers the oppertunity for the creation of open
space on the southern part of the site, enabling it to be used for recreational purposes
by the surrounding communities,

There are ne constraints to housing development that would either preclude housing
develepment or delay its delivery. The site is within the ownership of a house builder
and is therefore deliverabie within 5 years.

Persimmon therefore requests that the site is allocated for housing development in the
emerging Local Plan.

The Site and Surroundings

The site is located to the east of Whitehaven town centre, on the eastern side of the
ASS85 Loop Road South,

To the north east of the site is the residentiat area of Harras Moor. To the north west is
an area of woodland known as Crowpark Wood. To the south west ang south of the
site are residential properties on the A595, and to the south east and east is an area of

open land with woodland (known as Midgey Wood)} and residential properties beyond. . .

The site comprises a roughiy rectangular piece of land, approximately 1.5 ha in area.
The site slopes downwards from north east to south west. 1t comprises pasture and
has woodland on its north eastern boundary and a hedgerow on s south western
boundary.

The rear of dwellings on the southern side of Laurel Bank, within the residential areg of -

Harras Moor, form the northern boundary of the site. The site’s south western
boundary is formed by woodland and the rear of three residential properties.

The developable area of the site identified by Persimmon extends to approximately 0.8
ha and is {ocated on the northern part of the site, immediately {o the rear of the

dweliings on Laurel Bank. The developabie area is shown on the indicative parameters

masterplan attached at Appendix 4. It is estimated that the capacity of the
developable area would be in the region of 24 dwellings.

The site currently has no vehicular access; however, space for a vehicular access has
been reserved off Laurel Bank 1o the north east, in between two existing dwellings.,
The site is pot currently accessibie to the public.
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The site is located in close proximity to a range of facilities, services and infrastructure.
within the existing built-up area of Whitehaven. These inchude: '

. Primary and infant schoals, such as St James’ Primary and Junior School
approximataly 0.7 miles from the site

- Retail and leisure opportunities within Whitehaven Town Centre approximately
1 mile from the site

. Convenience retail opportunities approximately 1 mile from the site on Bransty -

Row (Tesco superstore)

. Health facilities on Catherine Street approximately 1.5 miles from the site
. Recreation faciities at Whitehaven Sports Centre approximately 1.5 miles from
the site.

The nearest bus stop to the site is located approximately 350m straight line distance
from the site to the south east on Standings Rise, via the Loop Road South, However,
there is currently no access from the site to the Loop Road South. Any future residents
of the site would therefore be required to walk a distance of approximately 1 mile 10

reach this bus stop. Development on the site may provide the opportunity to providea

pedestrian access to the Loop Road South, subject to agreement with the adjacent
landowner, reducing the walking distance to this bus stop to approximately 550m.

Services from this bus stop provide regular access to destinations including
Whitehaven, Maryport and Asby.

The area of land to the east of the site, known as Marras Mooy, is identified as a Key
Regeneraticn Site (ref: HWH2) in the Preferred Options Draft of the Copeland Local
Plan 2017-2035, and is proposed for a housing allocation for 370 dwellings in Policy
H5PO. Itis also subiect 1o an ongoing pianning application by Homes England.

Ptanning Policy

Copeland Local Plan 2013 - 2028

The site is shown to be pcated within the existing settfement limits of the Pringipal
Town of Whitehaven on the Copeland Locai Plan 2013-2028 Proposals Map. ltis
desighated as “Urban Greenspace”, and the interactive version of the Proposals Map
on the Council’s website shows that it has been designated as such for its landscape
importance, as opposed to recreation and amenity.

2020 SHLAA Assessment

The SHLAA 2020 identifies the Laurel Bank site {SHLAA ref; WhO15) as "undeliverable”. .- -

The reason given is “landscape protection”.

Previous representations
Details of the site were submitted to the january 2015 cansuitation on the now
abandoned Copeland Local Plan Site Allocations Develepment Plan Document {(DPD),
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The site was given reference "WH5 Laurel Bank” and was assessed as being unsuitable

for an allocation. The Council’s site assessment form for Site Allocations DPD gave the
following reason:

“Development here would sever o connection between two areas of biodiversity value
ond this be contrary to Core Strategy Policy 555 (Green Infrostructure).”

The site assessment form states that the Council intended to “retain open space
afready allocated in the 2006 Local Plan”,

It is clear from the site assessment form, through the reference to retaining the site as
open space and reference to Core Strategy Policy 555, that the Council was treating the
site as open space.

Representations on behalf of Persimmon were submitted to the “Call for Sites”
exercise that took place alongside consultation on the issues and Options consultation
on the Local Plan 2017-2035. These representations promoted the suitability of the
site for & housing allocation, but also chalienged the previous assessment that the site
Was open space.

In particular, the representations confirmed that the site did not comply with any of

the definitions of open space in the Town and Country Planning Act 1990 (Section 226), -

the NPPF or the Core Strategy because there is no public access to the site and it offers
no recreational, visual amenity or wildlife opportunities.

It is now noted that the site is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being apen space {uniike the Council’s previous assessments of the site).
This is welcomed by Persimmon and reflects the fact that site does.not perform any -
rele as open space.

Suitability

The site is considered suitable for a residential allocation in the emerging Local Pian
and Persimmon strongly objects to the SHLAA identification of the site as
“undeliverable”.

The site offers the opportunity for a residential development in a sustainable location
that would form a small extension to the existing housing area to the north. The
Housing Needs Report submitted alongside these representations highlights the need
to increase the housing requirement in Policy H2PU from 143 per annum to 300 per
annum. The site provides a sustainabie opportunity to provide housing to meeting this

higher housing need in a sustainable location within the settiement boundaries of the -

Principal Town of Whitehaven,

Housing development on the site also offers the oppertunity for the creation of new
public open space on the southern part of the site, enabling it to be used for
recreational purposes by the surrounding communities,
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The case for the site being suitable for residential deveiopment is provided below, with o

reference made to the following:

. There are no constraints to residential development on the site
- The site is within a suitable and sustainable location for residential development,
and

) Residential davelopment on the site would be deliverable in the short term.

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site. In particutar, the site has limited lfandscape character and there would be no
technical constraints to housing development, such as ecology or flood risk.

Landscape

Whilst the site is designated in the Core Strategy as Urban Greenscape for its landscape

value and the 2020 SHLAA has identified the site as "undeliverable® for reasons of
“landscape protection”, landscape studies have confirmed that development can be
accommodated on the site without harm to the site’s landscape quality.

A Landscape and Visual Impact Assessment (LVIA} was prepared by PDP Associates and
submitted in support of a withdrawn planning application for the site in 2014, An
updated LVIA was prepared by Tyler Grange as part of Persimmon’s representations to
the Local Pian issues and Options consultation. This LVIA has again been updated and a
copy is attached at Appendix 5 of these representations,

The conclusions of these LVIA are that whilst the site may appear to form an obvious
strip of open fand between two areas of bult form, various viewpoints confirm that it
does not perform this role, '

The site is situated within a3 well-screened enclosure due to a set of defensible
boundaries which limit publicly accessible views. From a short distance, there are
public views inta the site through small gaps in the residential development along
Laurel Bank and the AS95. However, such views consist of limited sections of the site

and are viewed in the context of existing built development. Longer distance views are - -

limited to views from the south of the site. However, these are very discrete and the
site would only be viewed in the context of existing built development. Development
on the northern part of the site, as shown on the indicative Masterplan attached at
Appendix 4, would be heavily screened in long distance views by the adjacent
woodiand, and the updated LVIA therefore confirms that development on the site
would likely result in a minimal change in landscape character.

Paragraph 130(c) of the Framework states that planning policies and decisions should o

ensure that development is sympathetic to local character and histery, including the
surrounding bullt environment and landscape setting, while not preventing or
discouraging appropriate innovation or change. i does not therefore resist
development where it would resuit in a change in landscape character. As the LVIA

rajating tn the cite chowe whiler hancins Aeuslanmant Aan tha cito wienild racily in o
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given the fimited views of the site and the site’s surrounding built-up context, the site
does not contribute significantly to the surrounding landscape character and '
development on the northern part of the site would not significantly aiter the
landscape character of the area.

This would particularly be the case if the adjacent Land at Harras Moor site, which is
propesed for an sllocation, is developed. This would add further residential

development into the surrounding context of the Laurel Bank site, further diminishing )

any views of an open landscape in this location. Development on the Laurel Bank site
would not therefore significantly alter the landscape character,

In light of the above, Persimmon strongly objects to the 2020 SHLAA assessment of the
site stating that “landscape protection” is a constraint to residential development on
the site. The site contributes little to [andscape quality, and any contribution would be
diminished further by residential development on the adjacent Land at Harras Moor
site. Landscape quality is therefore not considered to be a constraint to a residential
allocation.

The 5ite Does Not Perform a Role as Open Space
As referred to above, previous representations to the emerging Copeland Local Pian
provided evidence that the site does not perform any role as open space.

The site does not conform to the definitions at Section 336 of the Town and Country
Planning Act 1950%%, Annex 2 of the NPPF™ or the definition in giossary of the
Preferred Options version of the Copeland tocal Plants,

For the site to comply with these definifions it must offer opportunities for either
recreation or visual amenity. As already stated, there is no public access to the site and

it therefore offers no sport or recreation value, As set above, and in the updated LVIA

attached at Appendix 6, the site does not provide any significant visual amenity. The
site does not therefore perform any open space purpoese or rofe,

It is now noted that the site is not assessed as open space in the 2020 Open Space
Assessment and the 2020 SHLAA assessment of the site does not make any reference
to the site being open space {unitke the Council’'s previous assessments of the site).
This is weicomed by Persimmon and reflects the fact that site does not perform any
rele as open space.

Residential development on the site would have the potential benefit of the creation of
open space on the southern part of the site, as shown on the Indicative Parameters
Plan attached at Appendix 6. 1t may be possibie to provide public access to the
southern part of the site, allowing it to be used for recreation. Native tree planting
would Hnk the space to existing woodland adjacent to the site, enhancing the site’s
visual amenity. The fandscaping and management of this portion of the site would

Y “mny land laid out as a public garden, or used for the purposes of public recreation, or land which is o disused
burial ground”.

12 %All open space of public value, including not just land, but also areas of water {such as rivers, canals, lakes and
racamnirc b iwhich Affar imnnrtnet annnrfonitisc frr cnnet ana racrentinn ans con ack ne n wicnind rmening®
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therefore mutually reinforce these uses. Given that the site provides no functionas . -

open space at present, such benefits would be significant.

Ecology

The site does not comprise part of any international, national or loca environmental
designation. The nearest designated site is 5t Bees Head Site of Special Scientific
Interest (S551), located approximately 1.8 km to the south west of the site, with
significant areas of built development in between.

The previcusly withdrawn planning application for the site was accompanied by an
ecology report confirming that surveys did not identify any presence of protected
species on the site. Updated surveys and reporting was undertaken in 2019 and these
confirmed no change in this position.

Deveiopment on the site would also offer the opportunity to enhance the biodiversity
value of the site through additional boundary planting and the creation of &2 woodland
habitat on the southern part of the site.

In light of the above, it is considered that there would not be any ecological constraints
to housing development on the site. Any biodiversity impacts are likely to be able to
be mitigated through the creation of an increased quantity and quality of habitat on
the southern part of the site, outside of the developable area identified by Persimmon.

RHeritage

There are no designated heritage assets within a 250m radius of the site. 1t is therefore
unlikely that there would be any heritage constraints to housing development on the
site,

Ground Conditions

Given the site's previous use as pasture, it is considered that there is unlikely to be any '

adverse ground conditions that would pose a constraint to housing development on
the site.

Flood Risk
Paragraph 159 of the Framework states that development in areas at risk of flooding
should be avoided by directing development away from areas at highest risk.

The site is located within Flood Zone 1 and the Fiood Risk Assessment submitted with
the previously withdrawn planning application for the site demonstrated that
residential development on the site would not be at risk from flooding from surface
water or fluviat sources and would net increase the risk of such fiooding elsewhere.

Flood risk would not therefore be a constraint to housing development not the site. - '

This was confirmed in the Council’s assessment of the site as part of the 2015
consultation on the Site Allocations DPD.

Access
Whilst there is currently no access to the site, space for a future vehicular access has
been reserved from the housing development to the north of the site. The Transport
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confirmed that a suitable access could be achieved to the site and that there would be .
no severe impact on the operation of the local highway network.

10.51 Paragraph 111 of the Framework states that development should only be resisted on
highway grounds where the residual cumutative impacts would be severe. There
would be noe such impacts and access is not therefore a constraint to housing
development on the site.

Suitability of Location _
10.52 The site is located within the settlement boundaries of Whitehaven., Whitehaven is e :

identified as a Principle Town in the Core Strategy and the Local Plan. It is therefore

the focus for development within Copeland.

10.53 The evidence provided in the Housing Needs Report submitted alongside these
representations demonstrates that the housing requirement in Draft Policy H2PU
should be increased from 143 dwellings per annum to 300 dwellings per annum over
the Plan period. This increase in housing need will mean that additional sites wouid T
need to be identified for housing delivery.

10.54 In this context, housing development on the application site would assist in reducing
the scale of urban expansion reguired above those sites already identified in the Local
Plan and would likely reduce the scale of impact on sensitive landscapes that would
result from urban expansion in some areas. Develepment on the site, within the
existing settlement boundary of Whitehaven, is also likely to be more sustainably
located than development cutside of the existing settiement boundaries of some
settiements, with future residents having greater access 1o a range of services within
the existing settlement,

10.55 The site is also well-located in relation to existing built-development. Developmenton - - . .
the site would form a small extension to an existing housing area and, as confirmed
within the enclosed LVIA, would not significantly alter the wider landscape character,
particulariy given that the surrounding landscape character would be significantly
altered by the proposed Land at Harras Moor allocation.

10.56 As confirmed above, the site is located in close proximity to a range of facilities, o
services and infrastructure within the existing buiit-up area of Whitehaven and is e
therefore in a sustainable location for residential development. An opportunity may
existing through the development of the site to improve access to such services and
facilities, and in particular, access to public transport, Improvements in access to
services and facilities would also be of benefit to the existing residential community to
the north.

Suitability Conclusion P '
10.57 The site is considered to suitable for a residential aliocation. There are no constraints - ...

to residential development that would either make the site unsuitable or delay delivery

of housing development on the site.

10.58 The site does not contribute to landscape guality, it does not provide any role as open
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10.63
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Principal Town of Whitehaven, in a location which has good access to services, facilities

and infrastructure.

It therefore provides an opportunity to deliver housing develepment in a sustainable
location that would minimise the need for housing development on sites or land
outside of the existing settlement boundaries, particularly in the context of a the
higher housing need demonstrated in the Housing Needs Report submitted alongside
these representations.

Availability

The site is under the ownership of Persimmon, a reputable housebuifder with a strong
track record in the delivery of housing across the UK. it is therefore clearly owned and
controfled by an experienced housebuilder. There are no legal or ownership
restrictions affecting the tand that would preclude or delay delivery.

The Site is therefore readily avaable with a realistic prospect of delivery within 5
years,

Achievability

Preliminary technical work has confirmed that a residential scheme could be developed .

viably within this location, The preceding sections of this Chapter and accompanying
technical work demonstrate that the site is sustainable and there are no technical
constraints impeding delivery.

Development on the site would therefore be deliverable within the short term.

Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land
can come forward where it is needed is required in order to support the Government’s
objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requiremants.

As clearly demonstrated, the site is in a suitable location for housing development in
reference to the role of the settiement of Whitehaven and the site's access to services,
facilities and infrastructure, The site is not subject to any constraints that would '
prevent residential development and is available for development now,

It is therefore requested that land to the south of Laure! Bank is allocated for housing
development in the emerging Local Plan.
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The site offers the potential for a sustainable residential development, which, in the
context of the higher housing need identified by the Housing Needs Report that
accompanies this representations, would contribute to meeting the identified higher
need for housing. There are no constraints 1o housing development that would either
preciude housing development or delay its delivery.

A plan showing the focation of the site is attached at Appendix 7.

Persimmon therefore supports the proposals to extend the settlement boundaries of
Egremeont to include the site, but requests that the site is also aliocated for housing
development.

The Site and Surroundings

The site is located on the west of Egremont, on the southem side of Grove Road.
There is residential development to the north of the site, on the opposite side of Grove
Road and immediately to the east. Agricuitura! fields are located to the south and
west,

The site is rectangular in shape and is approximately 2.93 ha in area. Itis

predominantly flat, but slopes gently downwards from west to east. its boundaries are .

formed by hedgerows. i has most recently been in use as pasture. The site has two
agriculturat accesses from Grove Road, one in its north western corner and one in its
north eastern corner.

The site is located in close proximity to a range of facilities, services and infrastructure.
These include:

. Primary schools inciuding Orgill School approximately 0.4 miles from the site, 5t
Bridget’'s Catholic Primary School approximately 0.6 mites from the site and
Bockwell Primary School approximately 0.7 miles from the site

. Secondary schools inctuding West Lakes Academy, approximately 1 mile from
the site
. A number of convenience and comparison retail opportunities and other services

in Egremont town centre, approximately 1 mile for the site

) Health care facilities including Beech House Practice, and Cohen's Chemist
approximately 0.8 mites from the site and Westcroft House Surgery,
aporoximately 1 mile from the site.
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11,10

1111

1112

11.13

1i.14

11.15

Pianning Policy

The site is identified in the 2020 SHLAA as site £g003 Land at Meilrpse. It is assessed as
being deliverable within 5 vears, with a capacity for 73 dwellings.

Despite the site being identified as a suitable site for housing development in the
SHLAA, it is not proposed to be aliocated in the Local Plan. However, it is proposed
that the settlement boundary be amended to include the site.

Persimmon supports the proposed amendment 1o the settiement boundary, but
objects to the omission of the site as a housing altocation and considers that it provides
a sustainable and sustainabie location for housing. it should be allocated for housing
to assist in meeting the higher housing need identified in the Housing Needs Report
that accompanies these representations. The case for the site being suitable for 3
housing sllocation is made below, with reference to:

. There are no constraints 1o residential development on the site
. The site is within a suitable and sustainable location for residential development
. Residential development on the site would be deliverable in the short term

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site, In particutar, development on the site woutd not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
ecology or Hood risk.

Landscape

Deveiopment on the site would be a logical extension to the existing settlement. There
is existing built develepment on the southern side of Grove Road, immediately to the
east of the site, and the built development on the northern side of Grove Lane extends
further to the west than the site {and would extend further to the west as a result of
proposed allocation HEG1). As a resuli, development on the site would “round off” the
settiement.

Due to the existing development to the east of the site, development on the site would
not extend further into the countryside than the existing built development.

Given the above, it is considered that housing development on the site would not

negatively impact on fandscape character. By proposing to include the site within the E

amended settlement boundaries of Egremont, it is considered that the Council
acknowledges that the site contributes little 1o the landscape character of Egremont
and would likely be subject to development at some point in the future.

Landscape character is therefore not considered to be a constraint to development on
the site.
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11.18

11.19

13.20

11.21

11.22

11.23

11.24

11.25

11.26

Ecology

The site does not comprise part of any international, national or local environmental
designation. The nearest designated site is Florence Mine Site of Special Scientific
Interest (SS51), focated approximately 1 mile to the east. There is significant existing
built development in between the site and these designated sites. it is therefore
considered that there would be no negative impacts on these designated sites from
development on the site.

There would therefore be no ecology constraints that would prevent housing
develcpment on the site,

Heritage

There are no designated heritage assets within a 250m radius of the site. It is therefore
unlikely that there would be any heritage constraints to housing development on the
site.

Ground Conditions

Given the site’s previous use as pasture, { is considered that there s unlikely to be any
adverse ground conditions that would pose a constraint 1o housing development on
the site.

Flood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding. Flood
risk is not therefore a constraint to development on the site,

Access

The site benefits from two existing accesses onto Grove Road. Whilst no technical
assessments have been undertaken, it is considered that there would be scope to
improve these access to provide suitable access to a residential development,

Access is not therefore considered to be a constraint to residential development on the
site.

Suitability of Location
Egremont is one of the larger settlements in the Borough and provides services,
facitities and infrastructure for a large hinterland in the central and southern areas of

the Borough. [tis also well-connected to Whitehaven and existing employment areas.

It is identified as a "Town" in the Locai Plan Preferred Options Draft and is therefore
acknowledged to be a suitable ocation for additional growth.

The site is in a suitable location for housing development. Egremont contains a wide

range of services, facilities and infrastructure, ali of which are accessible to the site, as

shown above.

Suitability Conclusion
There are no constraints that would make the site unsuitable for housing development,
It is also located in a sustainable location for housing development

The settiement boundaries of Egremont are oropnosed to be amended in the Local Plan
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demonstrates that the site is suitable for development without impact on landscape

character. The site has also received a positive assessment in the 2020 SHLAA,
confirming that it is suitable for housing development.

Avaitability

The site is not under the ownership of Persimmon; however, it is understood that the
existing landowner is will to sell the site to a housebuilder,

As a result, there would be no ownership issues that would prevent or delay
development on the site and it is considered that there would be a realistic prospect of
delivery within 5 years in accordance.

Achievability
The preceding sections of this Chapter demonstrate that the site is sustainable and
there are no technicat constraints impeding delivery. Development on the entirety of

the site would therefore be deliverable within the short term.

Summary

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land

can come forward where it is needed is required in order to support the Government’s .

objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements.

As clearly demaonstrated, the site is in a suitable iocation for housing developmaent in
reference to the role of the settiement of Egrement and the site’s access ta services,
facilities and infrastructure. The site is not subject to any constraints that would
prevent residential deveiopment and is available for development now. This has been
confirmed by the positive assessment of the site in the 2020 SHLAA and the propesals
to include the site within the amended settlement boundaries of Egremont in the Local
Plan.

Therefore, whiist Persimmeon supports the proposed amendment to the settlement
limits, it is requested that land at Melrose, Egremont is alse allocated for housing
development in the emerging Local Plan.

Given the proposed amendment ta the settiement boundary to include the site, it is
considered that the Council must be anticipating that the site would be developed at
seme point in the future. Given the higher housing need identified in the Housing

Needs Report that accompanies these representations, Persimmon cansiders that the

site shouid be allocated now te allow development to come forward within the
emerging Plan period in order to assist in meeting this higher housing need.
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igentitied as a2 Sustainabie Rural Village. Dratt Policy Ha# ot the Local Preterred
Options Draft states that Sustainable Rural Villages could suppaort a limited amount of
growth to maintain communities. Ennerdale Bridge contains a small number of
services, but a proportionate amount of additional development shouid be directed to
the village in order to assist in maintaining these facilities.

As confirmed by its positive SHLAA assessment, the Vicarage Lane site provides a
suitable opportunity to deliver additional housing development in the village. There
are no constraints to housing development that would either preclude housing
development or delay its delivery. The site is within the ownership of a house buiider
and is therefore deliverable within 5 years.

The Local Plan Preferred Options Draft proposed to amend the settlement boundary of
Ennerdate Bridge o include the site. The settlemeant boundaries shown in the

Pubilication Version Local Plan now exclude the site from the settlement boundary. The

Discounted Sites Document states that this is due to drainage and ecological
constraints.

However, there is no evidence or information within the Copeland Local Plan evidence
base which indicates thai there may be ecological features which could limit the
development on this site. The Discounted Sites Document® makes reference to
Ecological Assessments taking place in 2021 that confirm that the site supports
“biodiverse habitats” and is therefore of “considerable ecological value”. The 2021
ecelogical surveys have not been made availtable however. As sef out below, the site
does not form part of any ecclogical designation. Whilst it is located close o the River
Ehen SAC, there is existing housing between the site and the SAC. There is no evidence
that any biodiversity constraints, if they exist, cannot be overcome and would
therefore make the allocation of the site inappropriate. Further iInformation is
provided under the "ecology” heading below,

The Discounted Sites Document also makes reference to infrastructure and sewer
capacity being a constraint to the development of the site. Such infrastructure could
be provided or upgraded as part of 2 development on the site. These matters are not
therefore considered to be a constraint to the allocation of the site.

Furthermore, reference is made in the Discounted Sites Document to surface water
drainage issues being a constraint; however, the consuitation response from Cumbria
County Council, surmmarised in the Discounted Sites Document, states that these
matters could be ameliorated by development on the site. Again they should not
therefore pose a constraint to the allocation of the site.
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Given that these constraints could be overcome through the development of the site,
and in the context of the higher housing need identified in the Housing Needs Report
that accompanies these representations, Persimmon considers that the site should be
altecated now to atlow development to come forward within the emerging Plan period
in order to assisting in meeting this higher housing need.

Persimmaon therefore requests that the site is allocated for housing.

The Site and Surroundings

The site is located to the north west of the current developed area of Ennerdale Bridge.

It is ocated to rear of the houses on the northern side of Vicarage Lane. A location
plan is attached at Appendix 8.

A tree belt is located to the west of the site. Housing alongside Vicarage Lane is
located to the east and south, and a field is located to the north.

The site is roughly rectangular in shape and rises from south to north. H currently
contains scrubland.

An access to the site has been reserved in between houses on Vicarage Lane.

Ennerdale Bridge benefits from a small number of services and facilities, which are
accessible to the site, These include:

. Ennerdale and Kinniside Church of England Primary School
. Convenience retail opportunities at The Gather community owned store and
cafe

) Community facilities at The Gather
. A number of public houses.

» Numerous recreational opportunities in the surrounding area, including the Lake
District National Park.

Bus stops in the centre of the vilfage offer services to destinations including Kirkiand,
Rowrah, Frizingteon, Branthwaite and Cockermouth.

Pianning Policy

The site is identified in the 2020 SHLAA as site ENQQ1 Site Extension — Ennerdale
Bridge. It is assessed as being deliverable within 5 years, with a capacity for 29
dwellings,

Despite the site being identified as a suitable site for housing development in the
SHLAA, it is not proposed to be allocated in the Local Plan.
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12.20

12.21

12.22

1223

12.24

need igentified in the Housing Needs Report that accompanies these representations.
The case for the site being suitabie for a housing aliocation is made below, with
reference to:

. There are no constraints to residential development on the site

. The site is within a suitable and sustainable location for residentiat development,
and

. Residentiat development on the site would he deliverable in the short term

Suitability

Absence of Constraints to Residential Development

It is shown below that there would be no constraints to residential development on the
site. In particular, development on the site woutld not negatively impact on landscape
character and there would be no technical constraints to housing development, such as
acology or flood risk, contrary to what is stated in the Discounted Sites Document.

Landscope

Development on the site would be a logical extension to the existing setilement,
Existing development to the east extends further to the north than the site.
Development on the site would therefore round off the settlement, with development

located in between the existing development to the east and the existing development .

along Vicarage Lane.

As a result, the compact form of the village would remain and there wouid be no
negative impact on landscape character or the character of the village. It is considered
that this is acknowledged by the Councit by proposing to include the site within the
settiement boundaries in the Local Plan Preferred Options Draft.

The site is located outside of the boundary of the Lake District National Park and there
is existing built development within the village between the site and the National Park
boundary. There would therefore be no impact on the protected landscape of the
National Park.

Landscape character is therefore not considered to be a constraint to development on * _' o

the site,

Ecology

As referred to ahove, the site does not comprise part of any international, national or
locat environmental designation. The nearest designated site is the River Ehen Site of
Special Scientific Interest (5581) and Speciat Arez of Conservation (SAC), located to the
rear of the dwaellings on the southern side of Vicarage Lane. There is existing built
development in between the site and this designated site and development on the site
would not extend any closer to the 555§ and SAC than this existing development. Itis
therefore considered that there would be no negative impacts on the designated site
from development on the site; however, potential mitigation measures could be

idantifind anAd carnrad thrantab a ninnning annliratinn if nacacearg
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The Discounted Sites Document makes reference to the site being of considerable
ecological value. However, as the 2021 Ecological Assessments have not been made
available, it is not clear what evidence is available to demonstrate the site’s alleged
ecclogical value. it is noted that from the Discounted Sites Document that protected
spacies survays have not been undertaken. The ecological value of the site has not
therefore been demonstrated. Such surveys could be undertaken as part of a planning
application and appropriate mitigation measures could be undertaken as part of
development.

The Discounted Sites Document also states that § would be unlikely that a Biodiversity
Net Gain would be possible on the site. However, no evidence is provided to
demonstrate this.

Therefore, contrary to what is stated in the Discounted Sites Document, it is considered
that there are no ecology constraints that would prevent housing development on the
site.

Heritage

The site is located approximately 100m from the boundary of the Lake District National
Park World Heritage Site (WHS). Development on the site would not encroach into the
WHS or extend closer to the WHS than existing bullt development. As referred to
above, the propesed development would not aiter the character of the village or harm
landscape character. it is therefore considered that there would be no harm to the
setting of the WHS.,

There are ne listed buildings or other designated heritage assets located within 250m
of the site,

Therefore, there are no heritage constraints that would prevent residential
deveiopment on the site,

Ground Conditions

That site has not been developed in the past. It is considered that there is unlikely to
be any adverse ground conditions that would pose a constraint to housing
development on the site.

Flood Risk
The site is located within Flood Zone 1 and is therefore at low risk of flooding. Flood
risk is not therefore a constraint to development on the site.

The Piscounted Sites Document makes reference to surface water drainage
constraints; however, no evidence has been provided of this and, as confirmed in the
consultation comments from Cumbria County Council {as summarised in the
Discounted Sites Document), if such constraints are present, development of the site
would be able to mitigate.

Access
Access to the site has been reserved from Vicarage Road and has specifically been

racionan tn nrevdidsa arroce e dsualanmant an tho cita
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Access is not therefore a constraint to residential development on the site,

Suitability of Location

As referred to above, the site is accessible to the small number of services and facilities
in Ennerdaie Bridge. Bus services from the village also provide access to services in the
surrounding villages and settlements, including employment areas in Rowrah. Future
residents of the site would therefore have

Ennerdaie Bridge is identified as a Sustainable Rural Village in the Local Plan, Draft
Policy HAPL states that Sustainable Rural Villages could support a limited amount of
growth to maintain communities. it is therefore considered that the village is a
suitabie iocation for development and additional development in the viliage would
assist in maintaining its existing services for the benefit of existing and future residents.

Suitability Conclusion
There are no constraints that would make the site unsuitable for housing development,
It is aiso located in a sustainable location for housing development

As a result, it is considered clear that the site is suitable for a housing allocation in the
emerging Local Plan.

Availability

The site is under the ownership of Persimimon, a reputable housebulider with a strong
track record in the delivery of housing across the UK, it is therefore clearly owned and
controlled by an experienced housebuilder. There are ne legal or ownership
restrictions affecting the land that would preciude or delay delivery.

The Site is therefore readily available with a realistic prospect of delivery within 5
years.

Achievability

Freliminary technical work has confirmed that a residential scheme could be developed

viably within this location. The preceding sections of this Chapter demonstrate that the

site is sustainable and there are no technical constraints impeding delivery.

Development on the site wouid therefore be deliverable within the short term.

Summary
Persimmaon requests that the site is allocated for housing.

Paragraph 60 of the NPPF states that ensuring a sufficient amount and variety of land
can come forward where it is needed is required in order to support the Government’s
objective of significantly boosting the supply of homes and to address the needs of
groups with specific housing requirements,
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As clearly demonstrated, the site is in a suitable iocation for housing development with

access 1o services, facilities and infrastructure within Ennerdale Bridge and the
surrcunding area.

Ennerdale Bridge is identified as a Sustainable Rural Village in Policy H4PU. The draft
policy states that Sustainable Urban Villages can support growth in order to maintain
communities. For example, additionzal development could provide the additional

population reguired to support and maintain focal services. The Local Plan however,

does not propose any allocations in Ennerdale Bridge however. The Vicarage Lane site

Is considered to be a sustainable site for housing development that would deliver the
housing needed to maintain the community.

The site is not subiect to any constraints that would prevent residential development
and is available for development now.

Given the higher housing need identified in the Housing Needs Report that
accompanies these representations, Persimmon considers that the site should be
allocated now to allow development to come forward within the emerging Plan period
in order to assist in meeting this higher housing need.
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Whilst Persimmon acknowledge the importance of protecting and enhancing the St
Bees Heritage Coast and its setting, it is important to note that there are areas of the
Heritage Coast and its setting that are already characterised by built development,
including modern built development.

Such buiit development has influenced the character of the Heritage Coast and its
setting somewhat, and has established that built development is considered
acceptable in certain areas and now forms part of the character for parts of the
Heritage Coast and its setting. Further built development in these areas, that does not
further harm / influence the Heritage Coast and its setting, should therefore not be
restricted.

For example, Persimmon have recently submitted a planning application for residential
development on the Former Marchon Site, Whitehaven, including land to the north
{LPA ref. 4/21/2432/0F1). Part of the proposed 5t Bees Heritage Coast area is to be
extended to cut through part of the appiication site, However, as demonstrated within
the Landscape and Visual Impact Assessment submitted in support of the hybrid
ptanning application for the site, from the extended 5t Bees Heritage Coast area, the
views of the proposed development would be fimited 1o rocf tops of homes on its
western edge as set against the huilt form of the existing south western edge of
Whitehaven, Therefore, effects on the Heritage Coast extension area are judged to be
shight and negligible.

The policy should therefore take a flexible approach when assessing the potential
influence on the Heritage Coast, accounting for the local development context of any
proposed development. The policy should also seek to ensure that any impacts of
development proposals are weighed against any benefits resulting from schemes,

including improvements 1o public access / enjoyment / understanding of the Heritage.

Coast and the opporiunities that development may bring to the area.

Paragraph i6{d) of the NPPF states that plans should “contain policies that are clearly
written and unombiguous, so it is evident how o decision moker should react to the
development proposals”.

The St Bee's Heritage Coast is not a designated heritage asset, nor is it one of the
landscape types referred to in paragraphs 176 and 177 of the Framework. 1t is
therefore considered that by preventing major development along the heritage coast
other than in exceptional circumstances, Policy N7PU, as currently drafted imposes a
higher level of restriction than the NPPF. it is therefore not consistent with the NPPF,
Such reguirement should therefore be deleted from the policy.
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Persimmon therefore considers that as currently drafted, Policy N7PU is not positively
prepared and is not consistent with the NPPF. In order tc make the policy sound, the
text requires amendment as foliows:

New development within the vicinity of the Heritage Coast must conserve, protect and
enhance the Heritoge coast and its setting and take ppportunities to encouroge the
public to enjoy and understand the area by improving public access and interpretation

where possible. Developers should demonstrate that they have taken into consideration .

the features that contribute to the special character of the oreg and the importance of
its conservation.

Developers shouid also demonstrate the benefits of development proposals and the
positive impacts they would bring to the Heritage Coast, which will be weighed in the
balance of any identified harm, where refevant.”

Inappropriate develppment includes that which affects views within or towards/from
the Heritage Coast.
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The Local Plan proposes to gllocated the following sites which Persimmon has an
interest for housing:

. HWH4: Land South and West of St Mary’'s School, Whitehaven
. HWHS: Former Marchon Site North, Whitehaven
- HSE2: Fairways Extension, Seascale

Persimmaon supports these allocations; however, considers that Allocations HWH4 and
HWHS should be increased in size to include all of the land within the red line shown
on the plan at Appendix 2. Persimmon has recently submitted a hybrid planning
application for residential development on this land. I is considered that the inclusion
of this land within the allocation would ensure that a comprehensive development of
the former Marchon Works sites can take place.

The representations are accompanied by a Housing Needs Report that considers the
housing reguirement in the Local Plan. The Housing Needs Report concludes that the
housing reguirement in Policy HPU2 is too low and does not fully reffect the Council’s
aspirations for economic growth. The current housing target in Policy H2PU is not
justified or positively prepared therefore, and is unsound, The Housing Needs Report
concludes that the housing reguirement should be increased to 300 dwellings per ;
annum in order to sustain economic growth in the Borough and meet the Councif's.
aims and objectives,

As a result of the above, the Local Plan does not identify sufficient sites to meet the
increased housing need, even with the windfall albowance referred to in Policy H2PU.
As a result, without identifying further fand for housing development, the Local Plan
would not be positively prepared and would be unsound.

Persimmon therefare considers that the following sites should also be allocated within
the Local Plan to provide additional housing supply during the Plan period:

. Land south of Laurel Bank, Whitehaven;
. Land at Meirose, Egremont; and
» Vicarage Lane, Ennerdale Bridge.

Persimmon considers that these site, which are not proposed for allocation in the
Pubfication Version Local Plan, provide sustainable and suitable sites to meet the
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development and are available. Heusing development on these sites would therefore
be achievable within the Plan period and they should be. allocated in order to meet the

identified higher housing need.

In addition, Persimmon also considers that the following policies requirement

amendment in order to provide additional scope for a higher level of housing growth

and ensure that the Local Plan is positively prepared and sound:

Policy H1PU shouid be amended so that it allows for windfall development on
the edge of settiements, outside of the Settlement Boundaries defined in the
Plan.

Policy DS4PU should be amended so that windfall develtopment that adjeins the
Settlement Boundaries of any settlement is allowed in the circumstances outline
in the policy.

Policy H3PU should be amended to require a partial or full review of the Local
Pian where housing development in Sustainable Rural villages falis below
axpectations in order to allow additional sites to be identified and aliocated.

The Settlement Boundaries of Ennerdale Bridge should be amended to include
Persimmons Vicarage Lane site. The currently tightly drawn Settlement

Boundaries around the settlement do not aliow for future development tomeet =~

the needs of the settlement. The site provides z suitable opportunity for
housing development (o meet the needs of the settlement and should be
included within the settlement limits o allow development to take place.

Persimmaon also cansiders that Policy N7PU (St Bees Heritage Coast} is not consistent
with national policy as currently drafted, as it more restrictive than policy in the NPPF

and therefore not sound, The policy should be amended to remove reference to
development within the Heritage Coast only being aliowed in exceptional

circumstances and should state that the benefits of development on the Heritage Coast

will be considered in the planning balance.

Persimmon reserves the right to add to, amend or withdraw these representations if

necessary and would fike 1o be involved in the Local Plan Examination in Public.
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borough’s housing needs in full,

1.2 A similar report was prepared by Turley and submitted to the Council by our clients
earlier this year, during the previous consultation on Issues and Options?®. The Council
does not appear to have responded in detait to the specific issues raised during that
consuitation, and key points from this earlier submission are therefore reiferated in
this report where they remain relevant. For the avoidance of doubt, this report is
intended to fully supersede the earfier submission where it takes into account new -
data rejeases, documents and the changing contexi of the jast 12 months, '

1.3 This report is structured as follows:

. Section 2 ~ Introducing the Preferred Option — an overview of the proposed
approach to housing provision in Copeland, highlighting tha increasingly dated
evidence on which this is based;

. Section 3 — Testing the increasingly Dated Evidence Base — with the preferred
approach based on increasingly dated evidence, the Council’s conclusions and
assumptions en housing need are tested using the latest avaifable informaticon.
This includes the presentation of up-to-date bespoke demographic medeliing,
developed by Edge Analytics, which is compared to similar modelling in the
Council’s evidence base that relies on superseded datasets;

» Section 4 - Consequences of Emerging National Policy — the Coundil’s preferred
approach is evaluated in the context of emerging changes to the standard
method of determining the minimum need for housing, which appear likely to be
in place when the Local Plan is submitted for examination; and

. Section 5 — Summary and Conciusions — a concise overview of the report’s
findings and their implications for the emerging Local Plan.

! Copsland Borough Counct {September 2020} Capeland Local Plan 2017-2035; Preferred Options Draft
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2.2 The Council does, though, proceed to express a desire to ‘be aspirational’, ‘plan _
positively and support employment growth’, by identifying sufficient land to provide s
200 dwellings per annum over the plan period® — some 43% more than the minimum
housing requirement that has been proposed.

2.3 This approach has clearly been informed by the conclusions of the Strategic Housing
Market Assessment® (SHMA}, which was finalised in October 2019 and commissioned
to understand the scale of future housing needs in Copeland. The draft Plan references
its conclusion that there is an objectively assessed need {OAN) for between 140 and
200 dwellings per annum (dpa) in Copeland over the emerging plan peried, and
respectively aligns its proposed housing requirement and ‘aspirationol land supply fo
these figures which sought either to:

. Accommadate a continuation of jong-term demographic trends, recorded over .
15 years to 2016 (140dpa); or

. Grow the resident labour force by attracting and retaining more working age

peogple, with 3 view to supporting around 1,100 additionat jobs over the plan

period {200dpa}.
2.4 While the SHMA may give the impression of having been recently produced in October ...
2019, it is upfront in emphasising that it was 'Initially drafted in early 2018' — now over
two and 3 half years age —with various unspecified factors delaying its finalisation®,
The SHMA highlighis that new data was released in this intervening period, and that
national planning policy and guidance had substantially evolved, but generally claims
that these changes did not have a ‘materiaf impact’ on its findings.

25 It did, however, advise the Council to update elements of the report ‘at an appropriate :
time...to test some of the key outputs and to confirm the continued relevance of the '
findings’. This is yet to have visibly occurred, and it is concerning that the Council does
not appear — from the draft Plan — to have committed to such testing before
submission despite so clearly relyving on the conclusions of the SHMA to justify its
proposed approach to housing provision. This is a regressive step, where plans for an
update to the SHMA —in the form of a Local Housing Needs Assessment, as now .
required by national policy — were clearly signposted on the Council’s website during - -~
the previous consultation on Issues and Options. o TR :

4 Copeland Borough Council {(September 2020) Copeland Local Plan 20072035 Preferred Options Draft, p159
516 Consuiting {October 2018} Report for Copeland Berough Council: Strateglc Housing Market Assessmient and
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2.6

2.7

This omission creates an impression of finality, but in reality the Council must update
the evidence base and potentially depart from its preferred option before the Local
Ptan is submitted for examination. This is considered to be critical where the National
Ptanning Policy Framework (NPPF) emphasises that ‘alf policies should be underpinned
by relevant and up-to-dute evidence’” (emphasis added).

The remaining sections of this report consider how such an update, taking account of
the iatest available information, could alter the conclusions of the SHMA. This is
intended to assist the Council as it develops the next iteration of the draft Plan, which
is expected to be a Regulation 19 version,
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3.2

It first considers, using a demographic modelling approach comparable to that used in
the SHMA, whether delivery of the ‘gspirational’ housing land supply could still be
expected to support the level of job growth previously assumed in the evidence base. 1t
then proceeds to examine whether it is more reasonable — when accounting for the
latest evidence — o pian for a higher tevel of job growth, establishing the resultant
implications for housing need.

Testing the upper end of the Council’s previously evidenced range

3.3

3.4

3.5

3.6

3.7

As cutlined in the previous section, the Council's ‘aspirational’ approach of providing
sufficient land to deliver 200 dwellings per annum is based on its latest published
SHMA, which estimated that such a fevel of housing provision would be needed 10
support the creation of arcund 1,100 new jobs over the plan period (2017-35).

The SHMA’s modelling is now relatively dated, having for instance drawn assumptions.

from official 2014-based sub-national population projections (SNPP} that have twice
been superseded. While subsequent 2016- and 2018-based projecticns have raised
somae issues — particularly when translated into households — their underlying
assumptions undoubtediy reflect more recent population trends than the 2014-based
SNPP. They provide a mare up-to-date position on birth rates, life expectancy and the.
profile of migrants, for example, which supersedes the assumptions made by the '
SHMA in its modelling of the housing needed to support job growth,

Up-to-date modelling has therefore been developed by £dge Analytics, using the
leading POPGROUP model, to understand whether the provision of 200 dwellings per
annum over the plan period could still be expected to support the 1,100 new jobs
previously anticipated in the SHMA, when more recent demographic trends in
Copeland are taken into account, Appendix 1 detalls the assumptions made in this
modelling,

This process does notably reaffirm that such a level of provision could, in combination
with changing demographics and labour force behaviours, support the creation of
1,100 new jobs over the plan period, or indeed slightly more. This updated modeiling
suggests that the labour force could actually grow to support circa 1,280 jobs in this

scenario, afbeit this difference from the SHMA is a relatively modest 10 jobs per anoum ..

over the whole plan period.

While likely enabling a level of job growth, it is important to recognise that there
remain significant limitations to this scenaric which could have consequences for the
long-term competitiveness of Copeland and its economic vitality, Such issues were not
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3.8 For exampie, while the population of Copeland would be expected to grow where 200
dweliings per annwm were consistently provided, the modelfing suggests that this will _
be entirely concentrated amongst those aged 65 and over. The number of children,and - ... :
the number of residents of traditional working age (16-64), would both be expected to
decline by a relatively substantial amount over the plan period in this scenario,
particularly beyond the next five years. This is illustrated at Figure 3.1, which shows
cumulative change in different age cohorts.

Source: Edge Analytics; Turley analysis [T .

39 The working age population of Copeland was aiready relatively small at the beginning
of the plan period (2017} when compared to the wider North West and England®. The
cantraction that appears likely to result when providing for the delivery of only 200
dwellings per annum would only reinforce this trend, potentially discouraging
investment in Copeland and threatening its long-term economic resilience.

3.10  There appears amgple scope for a more ambiticus approach to housing provision that
positively plans to support a more prosperous economic future, as explored below.

Reconsidering future job growth

3.11  While the above reinforces that delivery of the ‘aspirational land supply could indeed
he expected to broadly support the level of job growth previously anticipated by the R RRRAEEEEEE
Council — atbeit not without the unsustainable consequence of a2 markedly ageing
popdlation —it is important to recognise the time that has passed since this level of job
growth was justified in the evidence base. There now appears scope for a considerably
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3.12

3.13

3.14

more positive approach, and a paraliel risk that simply planning for no more than 200 -

dwellings per annum will actually serve to undermine recent progress in this regard,

The ostensible target of 1,100 new jobs over the plan pericd appears to have
originated from the SHMA, which introduced four economic scenarios of which the
majority actually anticipated job losses. This unusually negative outlook — from a
ptanning policy perspective — flowed from a Cambridge Econometrics forecast that was
seurced in March 2018 and used as a baseline, suggesting that some 3,400 jobs would
be fost in Copefand over the plan period. This effectively meant that one in every ten
jobs that afready existed in the borough were assumed to be jost under this scenario®,

Our previous report queried the use and influence of this singie angd particularly
negative baseline forecast from Cambridge £conometrics, which apparently had not
been checked against the views of other reputable forecasting houses in conflict with
widespread best practice. This remains a2 concern, when obtaining an up-to-date and
comparable baseline forecast from Experian which again requires further interrogation
- t0 locally verify its key assumptions, recognising the fimitations of any “off the shelf”
forecast — but suggests that Copeland could create around 900 jobs over the plan
period!’. The gap between this and the Cambridge Econometrics forecast referenced in
the SHMA is stark, at some 4,300 jobs, and certainly warrants further investigation by
the Council.

The newly published Economic Development Neads Assessment*? {EDNA} might have
been expected {o explore this issue and rectify this critical flaw, but its publication date
of luly 2020 obscures the fact that it was largely drafted in 2017 before the study was
paused. This appears to explain what are otherwise surprising references to still more
dated forecasts from Cambridge Econometrics, obtained more than three years ago in
summer 2017, The EDNA recognises the conseguences of its delayed publication,

listing a series of economic changes, issues and opportunities that it ignores but should -

now be factored in to any consideration of the economic needs of Copeland*. This
includas:

» Priorities in the emerging Copeland Economic Vision;
. Priorities in the Cumbria Nuclear Prospectus, published in August 2020

- The development of a Clean Energy Park, potentially incorporating advanced . -
nuclear technelogies, hydrogen production and large-scale nuclear buiid;

- More detailed information on how Sellafield Ltd will operate;

- The creation of the Enterprise and Innovation Hub, forming a genuine clusterof
expertise in nuclear and clean energies; o

%16 Consulting [QOctober 2019} Report for Copeland Borough Council: Strategic Housing Market Assessment and
Objectively Assessed Housing Need, Figure 5.1

0 pxperian {September 2020} Local Market Forecasts Quarterly
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. The latest round of offshore wind farm auctions;
. The proposat for a Digital Grid in Whitehaven;

. Town centre regeneration, through vehicles such as the Future High Streets Fund
and Town Deals;

. The impacts of Covid-18, over the short, medium and long term; and

»

The impacts of the UK’'s departure from the European Union,

3.15  This should not necessarily be viewed as an exhaustive list, where recognised for
example that the Government has very recently launched its ‘ten point plan for a green
industrial revolution’ 2, This emphasises its commitment to delivering new and
advanced nuclear power, for example, and advancing offshore wind. With the EDNA

having aiready highlighted opportunities in these areas for Copeland, as 2 location that |

is uniquely positioned as a ploneer in the green energy sector, these recent
announcements can be considered to only raise the prospect of such investments in
the borough, This certainly has the potential to offset short-term challenges relating to
the latter two points listed above.

3.16 The authors of the EDNA clearly advise the Council to commission a review and update
‘fater in 2020 to inform 2 Publication version of the Local Plan, and while this
timeframe now overfaps with the extended Preferred Options consultation — and thus
may be delayed — the principle is strongly supported. Like the SHMA, this update is
considered essential to provide up-to-date and robust evidence that justifies policies in
the emerging Local Plan, as required by the NPPF**, The draft Plan thankfuily indicates
that a new EDNA will indead be ‘commissioned prior to the next stage of plon
production’®,

3.17  Until this review is completed, it is unclear precisely how many additional jobs the
Council needs to support through its approach to housing provision, if it is to deliver
the integrated approach expected by national policy™®. 1t is therefore premature to
assuma, as the Council appears to have done, that the 1,100 new jobs associated with
its ‘aspirational housing land supply are all that need to be planned for. This
recognises evidence noted above with regards a potentially improving baseline
position and the importance of considering the implications of planned economic
investment, the support of which will be critical through the employment policies of
the Local Plan.

3.128  Indeed, it appears that planning only for 1,100 additional jobs over the plan period
would actually siow the job creation that has occurred in Copeland over recert years.
The Business Register and Employment Survey!’ (BRES) suggests that the levei of

** MM Government {November 2020) The Ten Point Plan for a Green Industrial Revolution: buifding back better,
supporting green jobs, and accelerating our path to net zero

¥ MHCLG {2019} National Planning Policy Eramewark, paragraph 31

15 Copetand Borough Council {September 2020} Copeland Local Plan 2017-2035: Preferred Options Draft, paragraph
2133
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J3.19

3.20

3.21

employment in the borough has risen in all but one of the last eight years, and

significantly so on several occasions. This is shown in proportionate terms at Figure 3.2,

which also gverlays a rolling three year average to soften the influence of annual
volatHity.

Figure3.2:  Annual Change in Employment in Copeland {2009-19)

INE Past TNree years | £U.1o-19) Nave SEen employment 1evels i LOPREIZN0 grow Dy U.b%
per anniuim on average, matching the trend recorded over three years to 2017 and

appearing relatively modest against the more pronounced growth in earlier years. This ...

is also a lower rate of growth than seen across the North West or England over the
latest three years for which data is currently available™ (1.5/1.0% per annum).

In comparison, the creation of 1,100 jobs over the entire plan pericd — as apparently

planned, in housing terms, by the Council through its ‘aspirationaf supply of landifnot -~

its lower proposed housing requirement — would represent growth of only 0.2% per
annurn; a third of the recent trend, and stili less than recorded prior.

This regression is at odds with the ‘aspirational 1abel and indeed the overarching vision
of the draft Pian, which foresees ‘o prosperous, diverse economy’ that has capitalised
on local strengths and facilitated growth®. it references the Housing Strategy, which
aims to 'sustain and grow’ the local economy®, and more broadly recognises the fink
between housing provision and economic growth by stating that:

8 ONS {2020} Business Register and Employment Survey
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"1t is vital that we provide the right amount and type of housing in the Borough in order

to reverse the trend of population decline and ensure that we have o sufficiently sized -~
workforce to support locaf businesses and create further opportunities for education S
and training for our residents. This in turn will help create economic growth and reduce

deprivation levels in the Borough™!

3.22  Asthe Council seeks to sustain and grow its local economy and produce a positive and
supposedly ‘aspirational’ plen, and in advance of the essentiai update to the EDNA
mentioned above, it must at least acknowledge success over recent years and assess -
the implications of sustaining this performance. This is likely to require @ more LT
ambitious approach to housing provision.

3.23  Further modelling has been developed by Edge Analytics to illustrate this point and
estimate the fevel of housing provisicn that could be needed to sustain the rate of job
growth achieved on average in each of the last three years {0.6%) over the plan period. ...
The assumptions which have been applied in this modelling are summarised at '
Appendix 1.

3.24  This modelling suggests that circa 304 dwellings per annum could be needed in
Copeland over the emerging plan period, if the borough is to sustain employment
growth at a rate of 0.6% per year and thereby create a total of 3,760 new jobs. While
acknowledged to be nearly double the recent peak in housing delivery??, there is some
precedent to be found from the existing Core Strategy which planned to provide for
300 dwellings per annum over its latter years®® (2018-28). This deliberately uplifted a
lower requirement for 230 dwellings per annum that was demographically derived and
applied in the first five years, in order to allow for the additional demand generated by
major investment in the locat economy.

3.25 Furthermore, where delivery even of the “ospirational’ land supply identified by the T
Council appears uniikely to facilitate growth in the working age population of Copeland
— as shown at the earlier Figure 3.1 — the modelling suggests that a higher level of
housing provision, in the order of 300 dwellings per annum, could i contrast aliow for
the growth of this important cohort. Figure 3.3 below shows that the working age
population couid grow by around 1,900 persons over the plan period where circa 360
dwellings per annum are provided, representing growth of 5% rather than the 2% _
decline expected where only 200 homes are provided each year. This is enabled S :
through this higher level of housing provision, which allows such residents to be T
retained and attracted. This, in turn, can help to attract investment to Copeland.

2% fbid, p159
*? jbid, Table 12. Over the period back to 2010, housing delivery peaked when 158 homes were provided in 2011/12
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3.26

Cimtira 2 2. CHnrt Af Uinhaas Hancine Demrician an WAfAarkbine Arn DBrnacdbatina 16 £AY

-1,000 -500 o 500 1,006 1500 2000 2500

Projected change in working age population {2017-35)

Source: Edge Analytics; Turley analysis

The above analysis has drawn upen the latest available demographic datasets where
appropriate to explore the inter-refationship between jobs and housing in Copeland.
This provides an updated position to that presented in the Council’s published
evidence base, It is recognised that further consideration is required as {0 a reasonable
and appropriate level of employment growth in Copeland. Such a detalled exercise has
not been undertaken hare, where it is emphasised by the Council that this will be
forthcoming through the updating of its EDNA. This represents a critical component of
the evidence hase for the Local Plan, and in establishing a reasonabie forecast it must:

. Include consideration of up-to-date baseline forecasts from more than one
forecasting house;

. Assess the implications of iocal performance of key sectors, drawing comparison
with baseline assumptions; and

. Understand the additionality of planned investment already identified as being
pertinent 1o this exercise in the current ERDNA, '

Summary

3.27

3.28

This section has tested the conclusions made in the Council’s increasingly dated
evidence base — drawn upon to justify its proposed approach to housing provision —
using the latest available infoermation, and new demographic modeiling.

The Council’s ‘aspirational’ approach of identifying land to deliver 200 dweitings per
annum is informed by modelling that is now outdated, which estimated the housing
needed to support 1,100 new jobs over the plan period. This does remain a conceivable
outcome when remodelling to account for more recent population trends, albeit it
must be recognised that such a scenario does not allow for any growth in the
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3.29

3.30

population aged under 65. This could critically undermine the borough's economic
resilience, and potentially discourage future investment.

Furthermore, it is important to recognise that an ostensibie target of 1,100 new jobs
has not been recently justified by the Council. It originated as the only one of four
scenarios presented in the SHMA to envisage job growth, rather than job iosses, but
this process was arguably undermined at the cutset by the questionable decision to
draw upon a single and paniicuiarly negative baseline forecast from Cambridge
Econometrics rather than obtaining a range of reputable views. Experian, for example,
now envisage around 800 new jobs in Copeland under its own baseline scenario,
starkly contrasting with the 3,400 jobs assumed to be lost over the plan period by
Cambridge Econometrics. The newly published EDNA might have been expected to
rectify this issue, had it not actually been produced in 2017 before its publication was
delayed. it is clear in this context to identify the consequences of this defay and the
changing economic context which will need to be taken into account, and the
imminant update o this study is therefore both welcomed and essential. It is
premature to assume, in the meantime, that the Council need only plan for the
creation of 1,100 new jobs where a more substantive growth in the {abour force may
ultimately need to be sustainably accommaodated through a higher fevel of housing
provision.

The updated EDNA should fully account for a local economic context that has recently _'

become increasingly positive in Copeland, with employment levels growing by an
average of 1.6% in each of the past three years for which data is currently available
(2017-19) and indeed more prior to this period. A target of 1,100 new jobs over the
plan period is equivalent 1o only a third of this recent growth rate, and appears {o
conflict with the Council’s economic ambitions which arguably justify an aspiration to
at least sustain the rate of growth recently recorded. Further modelling suggests that
this could reguire around 300 dwellings per annum over the plan period, with such a

level of provision aiowing for some growth in the working age population — unlike the o |

‘aspirationol’ approach favoured by the Council — and coincidentaily aligning with the
housing reguireament now in place from the Core Strategy. This suggests that the
Council should not discount the possibility of continuing to plan for a similar {evel of
housing provision, as it considers the findings of the updated EDNA and establishes in
parallel the housing that could be needed to support future economic growth.
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to exceed by some way as is currently permitted by national policy. The draft Planis
correct to state, in this context, that:

“The housing need figure prodticed using the standard methodology does not provide
a true reflection of housing need in the Borough,. It is significantly lower than the
number of homes that have been delivered on average over the past 10 years, and each
individual year, and if it was taken forword as o housing requirement in the Locol Plan
would lead to further population loss and economic decline. A housing requirement this
fow would also be contrary to the Council’s Growth Strategy, Housing Strategy,
Corporate Strategy and the NPPF which requires Local Authorities to be aspirational,
Responses received to the Local Plan Issues and Options consulftation also indicate that
the development industry would not support a housing reguirement based on this
figure”® {emphasis added)

4.2 It is important to recognise, however, that the Government is in the process of revising .~

the standard method, and — as shown by this section — this will almost inevitably raise
the minimum housing need in Copeland 1o be met by the emerging Local Plan.

Proposed changes to the standard method

43 The Government constulted on its initial proposals for a revised approach over the
summer?, it acknowledged that the method could no longer use the increasingly dated

2014-based household projections that currently form the baseline, and felt that a new -

approach should be ‘more agile in using the most recent data’® . 1t has, though, also
recognised that such projections are volatile and ‘cannot in isolation forecast housing
need'*.

4.4 The Government therefore proposed to introduce a new element into the standard
method, linked to existing housing stock, o take account of the number of homes that
are already in an area. This was intended to account for the diversity of housing needs
throughout the country, recognising that ‘new homes can play a vital role in schemes to
regenerate deprived areas’ for example, and offer ‘the stability and predictability which
has been absent when sofely relying on household projections’®,

2 MHCLG {2019) National Planning Policy Framework, paragraph 60

% Copeland Borough Council (September 2020) Copeland Local Plan 2017-2035; Preferred Options Draft, paragraph
40,217

26 WAMCLG {2020) Changes to the current planning system: consultation on changes to planning policy and
reguiations

7 ipid, paragraph 14a
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4.5

4.6

4.7

Household projections were nonetheless intended to retain a role, in a ‘blended

approach” which prevented any such projection from faliing below a certain proportion

(0.5%) of the existing stock™, The growth suggested by household projections was to
feature in the calculation where this is higher than the stock-based figure.

This process was to produce a baseline for the calculation, which — as in the current
method — would continue to be adjusted to refiect the ratio between house prices and
earnings. The current formula was proposed to be adapted and extended to further
account for changing affordability trends over time. This wouid apply a larger
adjustment where housing is increasingly unaffordable — relative to a threshold of 4
years earnings — but moderate the level of adjustment where the ratio was high but
improving, for example,

The current method caps the levei of adjusiment that can be made based on
affordability, relative to the baseline or a recently adopted housing requirement, but

the Government suggested that this step would be removed in its entirety to facilitate.

the 'step change’ that it considers to be necessary™.

Cutcome for Copeland

4.8

In the case of Copeland, the approach described above would substantially raise the
minimum need currently implied by the standard method, from 11 to 154 dwellings
per annum. This is entirely caused by the proposed introduction of a stock-based
measure into the method, which takes precedence over a 2018-hased projection that
unheipfully envisages zerc additional households in Copeland. The approach sets a
baseline of 167 homes per anbum — equivalent to 0.5% of the 33,433 homes recorded
in the borough as of 2019 - that is actuatly reduced by 8% through the affordability
adiustment. because the ratin hetween house nrices and earnings (7. 7R) is currentiv
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Potentially significant refinements

4.9

4.10

It is important to recognise, however, that the approach described above was merelya -

proposal that was subject to consultation. The Government has recently confirmed
reports that the formula would be ‘rebalonced so that more homes are built in urban
areas, particularly in the Midiands and the North'. While it is currently unclear
precisely how the formula will be altered, one mechanism for directing more homes
towards urban areas is the stock growth rate that features in the baseline of the
Government’s earlier proposals and indeed is the primary driver of need in the case of
Copeland. The Government may choose 1o raise the minimum growth rate from its
current level of 0.5%, and even a fractional increase — to 0.6% for example ~ would
increase the baseline for Copeland to 201 dwellings per annum, from 167 dwellings per
annum under the proposals to date. This is ikely to once again be adjusted, and
conceivably lowered in the case of Copeland, based on affordability but it is more

chailenging to predict how this element of the proposals may evolve in responsetoa ..

higher baseline.

The revised method, in its final form, is likely to have a direct consequence for the
emerging Local Plan, as the Government has proposed oniy a short transition from the
existing approach. Authorities like Copeland, that are yet to undertake a Regulation 19
consultation, are proposed to be given only three menths to reach this stage from the
point at which a revised method is formally introduced, and a further six months to
suibmit thelr plan to the Planning inspectorate. According to the draft Plan, the Council
aimed — before extending the current consultation by two weeks —to reach the
Publication (Reg.19) stage in spring 2021, which could conceivably be more than three
months after the revised method if the latter is introduced before the end of the year.
This is certainly a possibility where the Government is understood, at the time of
writing, 1o be announcing its revised approach within weeks™.

Summary

411

4.12

While the Council’s proposed approach 1o housing provision cannot help but appear
positive in the context of a standard method that currently implies a scarcely credible
need for only 11 dwellings per annum, it is markedly less so where the method is

revised in the manner that now appears likely. The proposed housing requirement of .~

140 dwellings per annum would fail to meet housing needs where the fatter are
calculated using the method that was subject to consultation this summer, and the
same could conceivably be true even of the 'aspirational’ supply if - as appears a
passibility — this is reweighted in favour of the existing housing stock,

The draft Pian does acknowledge this evolving contexyt, stating that the ‘progress’ of
the new method will be ‘monitored and considered prior to the production of the
Publication Draft’®. This is strongly supported and indeed appears a necessity, given
that the Councit appears unlikely to be covered by transitional arrangements and is
therefore likely to have to meet the minimum need implied by any revised method.
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5.2

53

that would set a requirement for at least 140 dwellings per annum over the plan period

(2017-35) but "be aspirational’, ‘plan positively and support employment growth” by
identifying additicnal land to provide a total of 200 dwellings per annum.

These figures align with the range concluded in the Strategic Housing Market
Assessment {SHMA} which was finalised in October 2019 but produced around 18
months eartier, thereby taking no account of substantive new data, policy and
guidance published in the intervening peried. The Council was advised to test the
conclusions of the SHMA, but this is yet to have visibly occurred and there surprisingly
no longer appears a firm commitment to doing so in the Preferred Qptions draft. An

update Is considered essential prior to consultation on the Publication version (Reg.18) '

of the Local Plan, to provide the ‘up-to-date evidence' expected by national policy®.

This report has aimed to assist the Council in the context of this evidential shortcoming

by considering how such an update, taking account of the latest available information, -

could alter the conclusions of the SHMA. In summary, it has found that;

. The ‘agspirational’ approach of identifying fand to deliver 200 dwellings per
annum was informed by the SHMA’s modelling of the homes needed to support
1,100 new jobs over the pian pericd. While this modelling is now outdated, this
remains a conceivable ocutcome when remoedelied by Edge Analytics to account
for more recent population trends, albeit in evaluating the consequences
regarding the sustainability of growth in Copeland it must be recognised that
such a level of provision is unlikely to encourage or allow for any growth in the
population aged under 65. This could critically undermine the economic
resilience of Copeland, and potentially discourage future investment;

- Further to the above, there is a concerning lack of justification for the ostensible
target of 1,100 new jobs, which criginated as the only positive scenaric of four
presented in the SHMA in a process that was arguably undermined at the outset
by the decision to unguestioningly use a single and particularly negative baseline
forecast — that expected some 3,400 jobs to be lost — rather than cbtaining a
range of reputable views, or testing its robustness in the context of focal
avidence. The newly published EBNA dated July 2020 might have been expected
to rectify this issue, had it not actually been produced in 2017 before its
publication was delaved. A stated commitment to produce an update to the
EDNA, to account for a range of new information and identified investment and
growth opportunities, is both welcomed and essential, and in the meantime it is
premature for the Councit to assume that it need only plan for sufficient homes —
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5.4

circa 200 per year — to support 1,100 new jobs. In assessing an appropriate and
reasonable level of job growth, consideration should be given {0 recent historic
performance as well as up-to-date forecasts ang the impact of potential and
committed investment. Where the update to the EDNA will need to consider this
in detail, it is ohserved that Copeland’s economy has seen a strong period of job
growth, equating to 0.6% per annum over the last three years, with previous
years showing an even higher rate of growth. Using this as an appropriate proxy,
the analysis in this report confirms that to even sustain this recent rate of job
growth could require around 300 dwellings per annum to adequately grow the
resident fabour force, including the working age poputation; and

. Although the Council’s proposed approach o housing provision cannot heip but
appear positive in the context of a standard method that currently implies a
barely credible need for only 11 dwellings per annum, it is markedly less so

where the method is revised in the manner that now appears likely basedona .

recent consultation and more recent messages from within Governmaent. Thea
housing requirement of 140 dweilings per annum proposed in the draft Plan
would fail to meet housing needs where the latter are calculated using the
method that was subject to consuitation this summer, which introduced a stock-
based metric and produced a figure of 154 dwellings per annum for Copeland.
The same could conceivably be frue even of the ‘gspirational’ supply if this is
reweighted in favour of the existing housing stock, as appears a possibility. The
Council is therefore right to be closely monitoring changes in the standard
method, nof least because it appears unlikely — based on the current Local Plan
timetable - 10 be covered by propoesed fransitional arrangements and is thus
fikely to have to meet the need implied by any revised approach as a minimum,

The analysis summarised above suggests that even the ‘aspirational’ target of 200
dwellings per annum may fail to meet the housing needs of Copeland, or properiy
suppart the Council’s economic ambitions, Around 300 dwellings per annum could be
needed even to sustain recent econamic success, and where this aligns with the
existing housing requirement — applied from 2018 onwards by the Core Strategy — it is
clear that the Council should not prematurely or unjustifiably discount the possibility of
continuing to pfan for a similar leve! of housing provision through the new Local Plan. it
should, however, also be mindful in updating its evidence on housing need both of
emerging changes 1o the standard method and the findings of the anticipated and
necessary update of the EDNA, establishing in the case of the Iatter the housing that
could be neseded in paraliel to supportits scenarios of future job growth. This evidence
is considered fikely to reguire a more ambitious approach to housing provision than
proposed in the ongoing Preferred Options consultation.
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The authors of this report do not accept Kobility for any costs or consequential foss involved following the use of
the data and analysis referved to here; this is entirely the responsibility of the users of the information
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employed to develop growth forecasts. The use of a recognised forecasting product which
incorporates an industry-standard methodology {a cohort component model} removes this obstacle
and enables a focus on assumptions and cutput, rather than methods.

Demaographic forecasts have been developed using the POPGRCUP suite of products. POPGRCUP is a
family of demographic models that enables forecasts to be derived for poptlation, households and
the labour force, for areas and social groups. The main POPGROUP model (Figure 1} is a cohort
component model, which enables the development of population forecasts based on births, deaths
and migration inputs and assumptions.

The Derived Forecast (DF) modei {Figure 2) sits alongside the population model, providing a headship
rate model for household projections and an economic activity rate mode! for labour-force

nrniacrfinng
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In each scenario, historical mid-year to mid-year counts of deaths by S-year age group and sex have

been sourced from the ONS MYEs for the 2001/02-2016/17 period.

From 2017/18, an age-specific mortality rate {ASMR)} schedule derived from the ONS 2018-based SNPP
is included in the POPGROUP model assumptions. In combination with the ‘population-at-risk’ {i.e. the
whole poputation), the area-specific ASMR and future mortality rate assumptions provide the basis
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(HESA).

Historical counts of migrants are used from 2001/02 to 2016/17. From the start of the forecast period,

the scenarios calculate thelr own internal migration assumptions 1o ensure an appropriate balance

between the population and the targeted change in dwellings or employment defined in each year of

the forecast period. Under the Dwelling-led scenario, a higher level of net internal migration will occur

if there is insufficient population and households to meet the forecast change in dwellings. Underthe - ...
Employment-led scenaric, a higher level of net internal migration will occur if there is insufficient
population and labour force to meet the forecast change in jobs.

The profile of internal migrants is defined by an age specific migration rate (ASMigR} schedule, derived
from the ONS 2018-based SNPP.

Historical counts of international in and gut-migrants are used from 2001/02 to 2016/17. From
2017/18, international migration counts are derived from the full sixteen-year historical pericd
(2001/02-2016/17}). An ASMIgR schadule of rates from the ONS 2018-based SNPP is used to distribute

future counts by single year of age.

in POPGROUP, a dwelling is defined as a unit of accommodation which can either be occupied by one
household or vacant.

Under the Dwelling-led scenario, the population growth outcomes of each dwelling constraint have
been estimated through the application of household representative statistics (also known as
household headship rate statistics), communal population statistics and a dwelling vacancy rate. R :

in the Employment-led scenaric, the household and dwetling implications of each population growth
trajectory are estimated in the same way. These assumptions have been sourced from the 2011
Census and MHCLG’s 2014-based household projection model.
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LRIETIUHS NU LTIHY A COURIE dNQ UNE Of THOTE DLIEL gUURY: D Gepengent criarern
One child Households with one dependent child

1 Two children Households with two dependent children
Three+ children Households with three or more dependent children
Other households Other households with two or more adults

Under both scenarios, an adjustment to the MHCLG 2014-based Stage Two headship rates has been

communal/institutional population). These data are drawn from the MHCLG 2014-based household
projections, which use statistics from the 2011 Census, Examples of communal establishments include

prisons, residential care homes, student halls of residence and certain armed forces accommedation. =
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poputation, Under both scenarios, historical unemployment rates have been used up to 2019, From
2020 cnward, the 10-year average unempioyment rate (5.8%) has been applied, fixed throughout the
forecast period. '
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation relate?

Paragraph POiICY text POiIC\{ PO“CY E4PU Policies Map e

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai? '

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish t{o support it.

Please see supporting letter.

Foliowing dialogue over the past 9 months with the Council as iocal planning authority the
aspirations for Area 2 have been discussed at tength. The vision and requirements for this part
of the site include accommodation in order to serve the Cleator Moor Innovation Quarter
project. The intention being that businesses locating at Cleator Moor Innovation Quarter are
tikely to have reguirements for temporary accommodation for those visiting or working at the
site.

At this stage flexibility is required on what form this accommodation will take and it may be
based around a “student accommodation” model or a more flexible “hotel accommodation”
modei,

{Continue on a separate sheet fexpand box if necessary)
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campllan_ -and sound in respect Df any iegal compllance or soundness matters vuu have
identified at'6 above.

Please see supporting ietter.

it is therefore considered that this element of the policy text has not been positively prepared as it does
not reflect the identified needs for the site and the inclusion of an accommodation component would
increase the sustainability of the scheme by minimising the need to travel away from the site.

For these reasons, it is requested that the policy wording be amended to include reference to "Class C1
(Hotels)” within the acceptable range of uses for Area 2. '

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate
in the hearing session{s)

No, | do not wish to participate

v in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T

Page 378



Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation relate?

Paragraph Para 7.7.13 PO“CY PD]ICV £4Py Policies Map e

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai? '

Support Object Ve SO

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish t{o support it.

Please see supporting letter.

As currently worded the paragraph provides a lack of clarity as to the Council’s position and
acceptance of the need and importance of Area 3 for the Cleator Moor innovation Quarter
project. It is therefore considered that this element of the policy’s supporting text is unclear,

As currently drafted it is deemed o be imprecise and unjustified. It therefore fails the test of
soundness and should be modified in such a way that it serves a clear purpose and is sufficiently
precise and unambiguous.

For this reason the wording of this element of the supporting text to Policy E4PU shouid be
amended to ensure that there is a clear statement that Area 3 forms part of the allocated land
under Policy E4PU.

{Continue on a separate sheet fexpand box if necessary)
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campllan_ -and sound in respect Df any iegal compllance or soundness matters vuu have
identified at'6 above.

Please see supporting ietter.

As currently worded the paragraph provides a fack of clarity as fo the Council's position and acceptance
of the need and importance of Area 3 for the Cleator Moor Innovation Quarter project. It is therefore
censidered that this element of the policy’s supporting text is unclear.

As currently drafted it is deemed to be imprecise and unjustified. It therefore {ails the test of soundness
and shouid be modified in such a way that it serves a clear purpose and is sufficiently precise and
unambiguous.

For this reason the wording of this element of the supporting text to Policy E4PU should be amended to
ensure that there is a clear statement that Area 3 forms part of the allocated land under Policy E4PU.

(Continue on a separate sheet fexpand box if necessary) _' L
Please note: In your representation you should provide succinctly all the evidence and supporting
information necessary to support your representation and your suggested modification(s). You
should not assume that you will have a further opportunity to make submissions. After this stage,
further submissions may only be made if invited by the Inspector, based on the matters and
issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate
in the hearing session{s)

No, | do not wish to participate

v in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Fr+44 {0191 268 0076

avisonyoung.co.uk
Our Ref CBC/Leconfield
17 March 2022

s ERY o
@gawmqw R
ah t COMPAMNAS

LacH Sl ividual i
Representations to the Copeland Local Plan 2021-2038 Publication Consuitation

Please find below representation made by Avison Young on behalf of Copeland Borough Council
to support the proposed allocation of Leconfield Industrial Estate and adjacent land to
accommodate the Cleator Moor innovation Quarter ({CMIQ).

Specifically, the representations are submitted to provide additional information to support the

inclusion of new Policy E4PU: Cleator Moor Innovation Quarter at Lteconfield in the Publication -

draft Copeland Local Plan.2021-2038.

Overview

The representations outlined below are consistent with the previous representations made to
earlier iterations of the Draft Copeland Local Plan. Although there have been some welcomed
changes to policy text and supporting paragraphs there are some areas which we would request
are considered for amendments. The representations have been structured te highlight the non-
compliance of these parts of the Plan with the National Planning Policy Framework's (NPPF) tests
of soundness’, that is:

. Positively prepared - providing a strategy which seeks to meet the area's objectively
assessed needs and consistent with achieving sustainable development.

. justified - the most appropriate strategy, taking intc account the reasonable
alternatives, and based on proportionate evidence.

. Effective - deliverable over the plan period and based on effective joint working on
cross-boundary strategic matters.

. Consistent with national policy - enabling the delivery of sustainable development

in accordance with the policies in the National Planning Policy Framework.

Page 382



Avison Young {UK) Limited registered in England and Wales number 6382509,
Registered office, 3 Brindleyplace, Birmingham 81 2J8. Regulated by RICS
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Policy NU1PU - Supporting Development of the Nuclear Sector ~ Policy Text.

Part B: Your Representation

1. To which part of the Local Plan does this representation relate?

Paragraph | Paras 3 -5 of Policy Policy NU1PU Policies Map e
Palicy

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai? '

Support Object Ve SO

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is ansound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and
proposed amended text, L

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Please see supporting letter and attached {able setting out reasons for proposed changes and - -
proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Criteria A Policy Policy NU3PU Policies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Palicy text Policy Policy NU3PU Policies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference

Page 401



Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Criteria A Policy Policy NU4PU Policies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form

Page 405



Reguested Change

Policy 7 Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Criteria 8 Policy { pojicy NUapy | POlicies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Criteria C Policy { pojicy NUapy | POlicies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Requested Change

Policy / Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph | Criteria G Policy { pojicy NUapy | POlicies Map TR

2. Is the nature of your representation to provide support for or to object to the Policy or
Proposai?

Support Object v

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes v No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes No Ve

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as
appropriate)

Yes v No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,
fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference
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Comments not submitted on the standard response form will only be considered at the Inspector’s -

discretion

it should be noted that representations will be made available to the Planning Inspectorate and to
the inspector appointed by the Secretary of State to conduct the Examination. Representations

will b alea bim frmada ausibahila! in fins uith tha Trvmm and Cooat e Dlaonina (i aea! PHamnina)

Strategic Planning
Copeland Borough Council
Market Hall

Market Place

Whitehaven

FADO T
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Part A: Your Details

Please provide your details below, This information will be added into our database so we can _

contact you about the Submission, Examination and Adoption of the Local Plan as well as future -

Locat Plan consultations.

Alt information in the following table will be used solely for this purpose and no identifying

information will be used in any future stages of the Local Plan process. Age and gender data will be

used to monitor engagement in the Local Plan consultation process, SR .

if vou do not wish for your details to be held in our consultation database, please tick here:D '

if an agent is appointed you must compiete details for both parties, but we will use the agent
details as our primary contact.
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Part B: Your Representation

1. To which part of the Local Plan does this representation reiate?

Paragraph

Policy

Policies Map

{IWR site

2. Is the nature of your representation to provide support for or to object to the Policy or

Proposai?

Support

Object

3. Do you consider the Local Plan is legally compliant? (Please tick as appropriate)

Yes

v

No

4, Do you consider the Local Plan is sound? (Please tick as appropriate}

Yes

No

v

5. Do you consider the Local Plan complies with the Duty to Co-operate? {Please tick as

appropriate)

Yes

v

No

6. Please give details of why you consider the Local Plan is not legally compliant, is unsound,

fails to comply with the Duty to Co-operate, or if you wish to support it.

Please see supporting letter and attached table setting out reasons for proposed changes and proposed amended text.

{Continue on a separate sheet fexpand box if necessary)
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7. Piease set.out the modlfscatmn(s} you consrder necessary to make the:Local Plan. Iegaily ............................ :
compliant:and sound, in respect of any legal compliance or soundness matters you have
identified at'6 above.

Piease see supporting letier and attached table setting out reasons for proposad changes and proposed amended text.

(Continue on a separate sheet fexpand box if necessary) _' L

Please note: In your representation you should provide succinctly all the evidence and supporting

information necessary to support your representation and your suggested modification(s). You

should not assume that you will have a further opportunity to make submissions. After this stage,

further submissions may only be made if invited by the Inspector, based on the matters and

issues he or she identifies for examination. R .

8. If your representation is seeking a modification to the plan, do you consider it necessary to
participate in the Examination hearing session{s}?

Yes, | wish to participate No, | do not wish to participate
. . . v . . .
in the hearing session{s) in the hearing session{s)

g, if you wish to participate in the hearing session{s}, please outline why you consider this to be
necessary:

To allow discussions between the parties and enable further articulation and
explanation of the points made.

after this date.

Thank you for completing this form
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Reguested Change

Policy 7 Paragraph reference
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Our Ref:  Sefiafield & LLWR - D

17 March 2022 aviSOIYoUng.co.uk

Strategic Planning
Copetand Borough Councit
Copeland Centre
Catherine Street
Whitehaven

Cumbria

CA28 75)

s ERY o
@gawmqw R
ah t COMPAMNAS

Dear Sir/Madam,

COPELAND LOCAL PLAN 2017 7O 2035 - PUBLICATION DRAFT CONSULTATION
REPRESENTATIONS ON BEHALF OF THE NDA

We write to you on behalf of the Nudiear Decommissioning Authority (the NDA), in respect of the
current consultation on the Copeland Local Plan 2017 - 2035 Publication Draft Consultation.

Avison Young are the appointed property advisors for the NDA and provide planning advice across
the NDA's UK-wide estate. This representation is made in respect of the NDA's assets within
Copeland Borough including the Moorside site, Sellafield site, the national Low Level Waste
Repository {LLWR) and the NDA's interests in the Geological Disposal Facility (GDF).

The NDA have worked jointly with Copeland Borough Council for many years and can appreciate
the importance and contribution that the nuclear sector brings to the health of the local economy.

The NDA is the strategic authority responsible for managing the effective and efficient clean-up of
the UK's nuclear legacy, which includes the Sellafield site. Seliafield is operated by Seliafleld Limited
(the Site Licence Company) on the NDA's behalf, in order 1o carry out the decommissioning of the
site {including waste management and where appropriate fand remediation}. Decommissioning is
a lengthy process expected t© occur throughout and beyond the plan pericd. LLW Repository
Limited is the Site Licence Company ('SLC), responsible for operating the LLWR on the NDA's

behalf. o

Context - Moorside, Sellafield, LLWR and GDF Sites

The NDA owns land adjacent to Seliafieid which is commonly referred to as the "Moorside site”
which includes proposals for the "Cumbria Cean Energy Park”, a low-carbon energy hub centred
on Moaorside. The site has been identified as the potential host site for either a large new nuclear
station or a mix of farge, small and advanced nuclear, This could result in 3GW+ of large new build
and a further contribution of low carbon power from other technologies on or adjacent to the site.

The Sellafield site includes a diverse range of nuclear fadilities; including spent fuel management
including reprocessing, waste treatment and packaging, storage of radicactive wastes, and
decommissioning. Activities in support of the NDA mission are undertaken both on the nuclear
licensed portion of the NDA owned land at Seflafield, and aiso on the non-licensed portion,

Avison Young (LK) Lirmited registered int England and Wales nurnber 6382509,
Registered office, 3 Brindleyplace, Birmingham B1 2|8, Regulated by RICS
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LLWR has operated as the UK's national repository for the disposal of lower activity radioactive

waste since 1959, Such waste is produced by the nuclear industry as well as non-nuclear sources |

such as hospitals and research establishments,

The NDA also own land located in some of the "Search Areas” where Nuclear Waste Services
Geological Disposal Facility (GDF} Programme team are seeking to Identify potentially suitable sites
for a Geological Disposal Faciiity (GDF). The GDF seeks to develop a permanent disposal capability
for higher-activity UK radioactive wastes and represents one of the largest environmental
protection and infrastructure programmaes in the UK. The GDF siting process is ongoing, and the
Search Areas includes areas within Mid Copeland and South Copeland as well as areas in Allerdale
and potentially other parts of the country,

Context - Existing Local Pian

The statutory development plan affecting proposals at Sellafield, Moorside, LLWR and areas under
consideration for the GDF currently comprises of the Copeland Local Plan 2013-2028: Core Strategy
and Development Manogement Policies DPD, in addition to the saved policies of the Copelond Local

Plan 2001-2016 (2009).

in the adopted development plan, the main Sellafield site is currently afforded a settlement

boundary under Policy ST2 and is therefore, at a strategic level, subject to similar policy provisions

to towns, villages and other settlements within the Borough that have such a designation.

LLWR was originally allocated as a ‘Safeguarding Zone’ in the 2001-2016 Local Plan; however Policy
ENV 23 (which supported this allocation) has not been ‘saved’ and therefore LLWR is currently
considered to be ‘white land’ within the adopted development plan.

Policy DMS of the Local Plan 2013-2028 relates specifically to nuclear sector development at

Sellafield and LLWR. The policy states:

“The Council’s approach to dealing with proposals for nuclear reprocessing and waste manogement in
the Borough is to work with operators of facilities at the Sellafield licensed site and the LLWR at Drigg
and Cumbrig County Council to ensure that;
a) Operations {other than monitoring, maintenance and investigatory work necessarily done off-
site} will be retained within existing boundaries ot Sellafield ond the LLWR ot Drigg
b} At Selfafield further development related to the nuclear fuel cycle will only be permitted where
it contributes to a fong term strategy for the future management of the site
¢) With the exception of irradiated fuel and the transfer of waste from the LLWR at Drigg no
radioactive waste is imported for treatment or storage on the Seflafield licensed site unless the

proposal represents the best practical environmental option and is an interim proposal pending -

agreement on a national disposal route

d}  No non-waste management-related operations are introduced on the LLWR at Drigg

e} Proposaifs for any new facilities are submitted with long term management plans to set out how
operations will be co-ordinated to minimise any harmful effects and mitigate or compensate for
physical environmental impacts

) Proposals incdlude provision for adequate infrastructure to support new facilities

8} Proposals involve and secure the support of the local community and stakeholders

Avison Young [UK) Limited registerad in England and Wales nurnber 6382509,
Registered office, 3 Brindleyplace, Birmingham 81 2J8. Regulated by RICS
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h} Proposals include measures fo meet focol community needs and to mitigate the adverse effects
of the proposed development on the sociol and economic wellbeing of the community”

Policy ERT Planning for the Nuclear Sector also notes that the Coundil will support the nuclear sector;
including maximising opportunities from the proposed nuclear decommissioning phase for the
borough to become a centre of excellence for knowledge and skills, working with Cumbria County
Council and the LEWR and Sellafield sites in managing waste facilities and associated infrastructure

requirements, and working with Seflafield to optimise the number of jobs thatcan be relocatedto -

the Borough's towns.
Context - Previous Representations on Behalf of the NDA

Representations were previously submitted on behalf of the NDA to the previous stages of
consuitation for the preparation of the Local Plan. in summary this has included:

» Issues & Options stage consultation (November 2017). These representations
requested that Seliafield be subject to an allocation within the new Local Plan that
supported B1 to B8 employment uses', together with works and uses associated with
nuclear decommissioning and site remediation. it was also requested that the LLWR site
be afforded a specific allocation, given its current designation as ‘white land.

o Second issues and Options stage consultation and Call for Sites consultation
{anuary 2020). The representations again sought to request that the Seilafield site be
subject to an allocation to support B1 to B8 employment uses’, together with works and
uses associated with nuclear decommissioning and site remediation, indluding the
management of waste in line with national strategies and policies for the management of
waste {both radicactive and directive). lt was also considered that the LLWR site be subject
1o an allocation within the new Copefand Locat Plan which reflects its fundamental long-
term strategic rofe for the UK nuclear industry in terms of waste management.

+ Preferred Options stage consuitation (November 2020). Representations were made
to the Preferred Options stage which sought to reiterate and reaffirm the points made
within previous representations. In summary, the NDA sought to seek the provision of a
planning policy framewark enabling both sites to build the required development at the
right time in order to achieve the NDA mission, recognising the important environmental
benefits that will accrue from remediating on-site hazards and the capital investment this
will generate for the local community and economy of Copeland Borough. It was also
requested that the NDA be given the opportunity 1o comment on any proposed site
boundaries for the Sellafield and LLWR sites at the next stage of consultation for the new
Copeland tocol Plan,

» Focussed Publication Draft stage consultation {October 2021). The representations
welcomed the deletion of reference to the Council's internal Nuclear Position Statement
which from the NDA's perspective was not appropriate 10 be referenced in the Local Plan
glven that it is an internal Coundil document which had not been reviewed by either the
NDA or Sellafield Ltd from a planning perspective. The request for an extension to the

Tt is noled thot Use Class Bt has now been replaced by Use Class E, effective Septembear 2020
Avison Young {UK) Limited registered in England and Wales nomber 6382509,
Registered office, 3 Brindleyplace, Birmingham 81 2J8. Regulated by /ICS
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Sellafield development boundary within the adopted Local Plan in addition to a specific
allocation for the LLWR site was reiterated. It was requested that a greater emphasis be
placed upen the need for supporting development near Sellafield which is reguired to
achieve site-clearance and, uftimately, the NDA mission. The NDA stated that it would
welcome providing input inte a framework offering certainty as to how such proposals
could and shoutd be enabled going forwards,

Representations to the Publication Draft Plan

The representations outiined below are consistent with the NDA's responses to earlier iterations
of the Draft Copeland Local Plan. Although there have been some welcome changes to policy text
and supporting paragraphs there are still a number of areas of concern where policy wording has
neither been amended or no reason for its inclusion been satisfactorily substantiated by the
Council. Our current representations have therefore sought to elaborate on these outstanding
matters and have been structured Lo highlight the non-compliance of these parts of the Plan with
the National Planning Policy framework's {{NPPF) ‘tests of soundness, that is:

. Positively prepared - providing a strategy which seeks to meet the area's objectively
assessed needs and consistent with achieving sustainable development,

- justified - the most appropriate strategy, taking into account the reasonable
alternatives, and based on proportionate evidence.

. Effective - deliverable over the plan period and based on effective joint working on
cross-boundary strategic matrers,

. Consistent with national policy - enabling the delivery of sustainable development

in accordance with the policies in the National Planning Policy Framework,

With respect to the ‘consistency with nationai policy’ test of soundness, the Planning ond
Compulsory Purchase Act 2004 Section 19(2) requires that in preparing a local development
document the local planning authority must have regard to national policies and advice contained
in guidance issued by the Secretary of State.

The Government sets the high level policy which is implemented by the Nudear Decommissioning
Authority (NDA) through the published NDA Strategy (2021). A core objective of the NDA is to ensure
that the historic civil public sector nuclear legacy sites are decommissioned safely, securely, cost
effectively and in ways that protect the environment,

in addition, a key objective of the NDA as included within the NDA Strategy {2021} is to optimise
the reuse of NDA sites. The NDA's land use strategy explores how fand can be used either when
the NDA mission is complete or on an interim basis prior to achieving the site end state (an ‘interim
use’). The strategy identifies credible uses for NDA land that could benefit sodiety either when the
mission s complete or on an interim basis prior to achieving the site end-state.

Rather than waiting for the next use to be identified through market interest, the NDA will be
proactive in researching and raising awareness of reuse opportunities for all their sites, including
opportunities for reusing their land to support other government priorities such as national
infrastructure projects?,

24 4 Land Use Objective: To optimise the reuse of NDA sites” (NDA Strategy 2021, page 45)

Avison Young [UK) Limited registerad in England and Wales number 6382509,
Registered office, 3 Brindleyplace, Birmingham 81 2J8. Regulated by /IS
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in seeking to achieve the above cbjectives, the NDA is responsible for implementing a Strategy
approved by Government Ministers. It is considered that the NDA Strategy {2021) is a relevant
national policy for the purposes of Section 20(5} of the 2004 Act which refers back to Section 19

and, in this regard, Section 192} a}.

The NDA therefore make the following representations,
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This representation has been made by Avison Young on behalf of the NDA in response to the -
current Copefland Local Plan 2017 - 2035 Publication Draft Consultation. L

As outlined above, it is considered that the enclosed amendments are necessary to the Plan as
currently drafted in order to meet the tests of soundness as defined by the NPPF.

The NDA continue to welcome the opportunity to work with Copeland Borough Coundl on the

relevant sections of the Local Plan with regard to the Moorside site, Sellafield site, the nationaltow 77 '
Level Waste Repository (LLWR') and the NDA's interests in the Geological Disposal Facility (GDF), .-+ :
The NDA icok forward to contributing to the next stages of the Local Plan process.

if you require any darity in respect of the enclosed representation, then please do contact me.

Avison Young {UK) Limited registered in Englarnd and Wales nomber 6382509, T
Registered office, 3 Brindleyplace, Birmingham 81 2J8. Regulated by /IS
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