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Sneckyeat Industrial Estate Planning, Design and Access Statement 

1. Description of the development 

This application is for the erection of two buildings to provide a total of five self-contained 

industrial/commercial units. The proposal would provide a total floor area of 13,282 sqft across both 

blocks. The purpose of the development is to provide flexible, smaller scale accommodation, 

particularly to attract start up and local business. It is therefore proposed that the use class is for B2, 

B8 and classes E(g)(i), E(g)(ii) and E(g)(iii) (formerly use classes B1) inclusive, in order to provide 

additional flexibility and to provide wider opportunity for local businesses.  

Discussions are at an advanced stage for Howdens to become one of the key tenants for proposed 

Unit 1 and the proposed design amendments reflect the ongoing discussions between the parties.  

2. The site 

The proposed units are to be located in an area of vacant land within the existing Sneckyeat 

Industrial Estate. The blocks will be adjacent to (but will not be accessed from) the access road to 

West Cumberland Hospital. To the south of the site lies the West Cumberland Hospital, to the 

immediate east is the staff car park. . To the immediate west of the site are existing industrial 

properties/commercial properties followed by the remainder of the industrial estate to the north. 

Beyond the immediately neighbouring properties there is the residential area of Hensingham to the 

west and area of open space and Cumbria Sports Academy to the north of the existing estate. 

Neighbouring buildings are predominantly constructed from a mixture of red brick and metal 

profiled cladding, with a mixture of flat and dual pitched roofs. 

3. Planning Policy 

The relevant adopted local plan comprises The Copeland Local Plan 2013-2028 Core Strategy and 

Development Management Policies (adopted December 2013) and remaining saved policies from 

the Copeland Local Plan 2001-2016.The following policies are considered to be relevant to the 

proposals: 

The Copeland Local Plan 2013-2028 

Core Strategy: 

Policy ST1 – Strategic Development Principles 

Policy ST2 – Spatial Development Strategy 

Policy ER6 – Location of Employment 

Policy T1 – Improving Accessibility and Transport 

Development Management Policies: 

Policy DM10 – Achieving Quality of Place 

Policy DM22 – Accessible Developments 



Saved Policies from the Copeland Local Plan 2001-2016 

Policy EMP1 – Employment Allocations (site ref. E4) 

Policy TSP8 – Parking Standards 

3.1 Emerging Plan 

As the emerging Local Plan is in advanced stages of adoption it is important we review the draft plan 

and consider the relevant policies in regards to the application. Whilst the emerging local plan is not 

yet adopted, and as such does not form part of the development plan, it is at an advanced stage and 

as a result should be given due regard as a material consideration in the determination of any 

planning application.  

The following policies are considered to be relevant to the proposals: 

Copeland Local Plan 2021-2038 (Publication Draft) 

Strategic Policy E1PU: Economic Growth 

Strategic Policy E2PU: Location of Employment 

Strategic Policy E5PU: Employment Sites and Allocations 

Strategic Policy E6PU: Opportunity Sites 

The application complies with Strategic Policy E1PU: Economic Growth as it supports the 

establishment and success of small and medium enterprises. Strategic Policy E2PU: Location of 

Employment states B2/B8 proposals will be supported where they provide an appropriate scale of 

development for its settlement on allocated employment sites. The proposal currently sits within a 

proposed employment allocation at Sneckyeat Rd, Whitehaven as part of the emerging plan under 

Strategic Policy E5PU. Strategic Policy E6PU: Opportunity Sites states that development will be 

supported in or on the edge of Whitehaven and other settlements as they focus on regenerating 

these towns.  

4 Planning History  

The site has the benefit of an existing planning permission (REF: 4/21/2233/0F1) for the erection of 

three buildings/industrial buildings to provide 12 self-contained units. This permission consists of 

two parcels both of which are located within the existing Sneckyeat Industrial Estate. This parcel in 

particular comprised of four units totalling up to 8780 sqft of industrial space. A copy of the decision 

notice and approved plans for the extant planning permission are enclosed at Appendix 1. 

5 Assessment of Proposals 

5.1 Principle of the development 

The site is located within the employment allocation, site ref. E4 Sneckyeat Road, as set out in saved 

Policy EMP1 ’Employment Land Allocation’ of the Saved Policies from the Copeland Local Plan 2001-

2016. The blocks are to be located within the settlement boundary of Whitehaven as set out in the 



Adopted Local Plan. Policy ER6 ‘Location of Employment’ of the Adopted Local Plan states that 

employment development will be supported in Whitehaven. The proposal will help to support 

economic growth and prosperity of the Borough and build on the success of the existing 

development at Sneckyeat Road Industrial Estate. In allowing a variety of small scale uses to be 

accommodated, the site will provide greater opportunities for more local businesses. Accordingly, 

given the site’s land use allocation and the established use of the site the principle of the proposed 

development is considered to be acceptable and complies with the aims of the Adopted Local Plan 

and the National Planning Policy Framework (the Framework). As the site has previous planning 

consent for the same purpose it demonstrates that the principle of the development is accepted. 

Furthermore the existing planning permission is an important consideration as this demonstrates the 

provision of industrial units on this site is accepted. Please see appendix 1 for decision notice and 

approved plans.  

 
The proposed development includes a number of minor amendments to the approved scheme. 

Following discussions with a prospective tenant, Howdens. Blocks 1 and 2 have been amended as 

follows in order to move the buildings away from a HV cable easement. Howden’s have also 

requested further design amendments which are discussed below: 

Block 1: 

 Length of both Block reduced by 600mm 

 Width of both Block increased by 200mm 

 Block moved east by 650mm 
 
Block 2: 

 Length of both Block reduced by 600mm 

 Width of both Block increased by 200mm 

 Block moved east by 650mm 

 Height of the building increased by 1m. Upper haunch height increased from 5m to 6m 
(measured to underside of upper haunch) 

 Shell only: 
o Removal of internal walls  
o Removal of WC’s  

 Front elevation amended in accordance with Howdens’ requirements: 
o Two of the four loading doors are omitted and the remaining two have been 

repositioned 
o Windows and personnel doors have been amended 
o Tenant signage has been amended  

 
Therefore in light of the above the principle of development for industrial units is accepted. 
 

5.2 Highway matters 

The proposal would provide a total of 21 parking spaces. It is noted that the level of parking 

provision for blocks 1 & 2 does not meet the parking standards as set out in policy TSP8 of the Saved 



Policies from the Copeland Local Plan 2001-2016. However, the level of provision is only just below 

that required for B2 & B8 uses, which are the most likely future uses of the buildings. 

The site is in a sustainable location, with a regular bus routes located nearby. The nearest bus stop is 

less than 300m walk from the site. It is therefore considered that there will be no unacceptable 

impact on highway safety as a result of the proposals.  

The proposals do not meet the thresholds to require either a Travel Plan or Transport Assessment as 

set out in Appendix 3 of the Adopted Local Plan. The proposal is also considered to comply with 

Policy DM22 ‘Accessible Developments’ of the Adopted Local Plan. 

5.3 Residential amenity 

The nearest residential properties are a number of single storey properties fronting Homeswood 

Road to the west of the Industrial Estate. The rear elevation of these of these properties lies 

approximately 64m from the side facing elevation of block one, however block one will be largely 

screened by the existing units to the east of the neighbouring dwellings.  

The small scale of these units and the nature of surrounding land uses means that the activities will 

not cause any undue noise and disturbance to neighbouring residents. Therefore, the proposals are 

in accordance with Local Plan policy DM10 ‘Achieving Quality of Place’ and the Framework at 

paragraph 127.  

5.4 Other planning matters  

The surface water drainage scheme will be in the form of a sustainable drainage system. Dependent 

upon ground conditions this will be provided by means of a soakaway. If this is not possible 

attenuation measures will be put in place to provide controlled discharge to the drainage network. 

Please refer to the drainage report provided for further information on the drainage strategy and 

attenuation measures.  

6 Design and Appearance  

6.1 The proposed development: use and scale 

The application is for the erection of two buildings to provide a total of 5 self-contained 

industrial/commercial units. The proposal will provide a total floor area of 13,282 sqft (1,234 sqm).  

The block dimensions are 43265 x 15317.  

6.1.1 Block 1  

The units in block one will provide a small office space and WC for each unit. The remainder of the 

space will remain open, to be used flexibly by prospective tenants. As this is a speculative 

development, the end use has not yet been determined. However it is envisaged that the buildings 

will be occupied by small scale, commercial and industrial users, appropriate to the surrounding land 

uses. Block one will have lower eaves of 4m and upper eaves of 5.5m. 

6.1.2 Block 2  



The units will provide a shell only design to be fitted out by the prospective tenant. No WCs are 

installed but drainage will be provided so that toilets can be installed by tenants at a later date. The 

proposed design has been informed following extensive discussions with the prospective tenant, 

Howdens. Block two will have lower eaves of 5.5m and upper eaves of 7.2m. 

6.2 Landscape 

There would be limited scope for any soft landscaping around the proposed buildings, and any space 

not utilised for access and parking would be grassed, in keeping with surrounding buildings. Where 

possible soft landscaping will be incorporated into the proposals and can be secured through an 

appropriately worded condition. 

6.3 Appearance 

The design scale and appearance of the buildings is both in keeping with surrounding properties and 

appropriate to the proposed use. The building will be faced with profiled metal cladding and facing 

brickwork, to add detail and interest. The colour scheme will match more recent Northern Trust 

Schemes and provide a more modern feel to the existing buildings on Sneckyeat Road Industrial 

Estate. The roof cladding will be goosewing grey, the wall cladding will have two different colours, 

anthracite grey at higher level and merlin grey at the lower. The proposed buildings would be of a 

similar size, scale, form, design and siting to existing buildings and as such the impact on the 

streetscene and visual amenity of the area would be limited. 

The appearance of both blocks will slightly differ due to the requirements of Howdens (Block 2) 

when compared to block 1 and will be discussed below:  

Block 1: Each unit on this block has a loading bay door, doorway entrance with windows adjacent, 

and tenant signage above each entrance of the prospective units  (See Drawing:22123-PJA-B1-ZZ-DR-

A-3001-A).  

Block 2: Slightly differs to meet the requests of Howdens. As Howden’s are occupying the whole unit 

there are only 2 loading doors which are on the eastern edge of the building. The double door 

entrance is on the western third of the building. Tenant signage is on the top western corner of the 

block and is slightly larger than block one’s signage boards (See drawing 22123-PJA-B2-ZZ-DR-A-

3001-C).  

The proposals would therefore comply with Local Plan policies SP55 ‘Design Principles’ and DM10 

‘Achieving Quality of Place’ and the Framework at paragraph 124. 

6.4 Access  

Access to the site will be via Sneckyeat Road as it is at present. Parking for the existing units will also 

remain unaffected. Access to and within the property will meet the necessary requirements of Part 

M ‘Access and Use of Buildings’ of the Approved Building Regulations documentation.  

 

7 Conclusion  



The proposal complies with both the National Planning Policy Framework and the adopted Local 

Plan. The design of the proposal is acceptable in respect of the use, amount, layout, scale, 

appearance and access. The proposal should therefore be approved without delay. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix 1: Existing planning permission (REF: 4/21/2233/0F1) 

 



 

 

Town and Country Planning Act 1990 (As amended). 
4/21/2233/0F1 

NOTICE OF GRANT OF PLANNING PERMISSION
 
 
Northern Trust 
Lynton House 
Ackhurst Park 
Foxhole Road 
Chorley PR7  1NY 
FAO Helen Ashworth 
 
ERECTION OF THREE BUSINESS/INDUSTRIAL BUILDINGS TO PROVIDE 12 SELF CONTAINED 
UNITS (USE CLASSES B2, B8 AND CLASSES E(G)(I), E(G)(II) AND E(G)(III) ), CAR PARKING, 
ACCESS AND ASSOCIATED WORKS 
SNEAKYEAT INDUSTRIAL ESTATE, WHITEHAVEN 
 
Northern Trust 
 
The above application dated  18/05/2021 has been considered by the Council in pursuance 
of its powers under the above mentioned Act and PLANNING PERMISSION HAS BEEN 
GRANTED subject to the following conditions: 
 
1. The development hereby permitted shall be commenced before the expiration of 

three years from the date of this permission. 
 
Reason 
 
To comply with Section 91 of the Town and Country Planning Act 1990 as amended 
by the Planning and Compulsory Purchase Act 2004. 
 
 

2.  Permission shall relate to the following plans and documents as received on the 
respective dates and development shall be carried out in accordance with them: - 
 
Site Location Plan, scale 1:1250, received 18th May 2021; 
Existing Site Plan, scale 1:500, drawing number WJ-149-0001 D, received 18th May 

 2021; 
Proposed Site Plan, scale 1:500, drawing number WJ-149-0002 F, received 24th June 

 2021; 
Proposed Plans, Elevations, Section Block 1, scale 1:100, drawing number WJ-149-



 

 

 0005 D, received 18th May 2021; 
Proposed Plans, Elevations, Section Block 2, scale 1:100, drawing number WJ-149-

 0006 A, received 18th May 2021; 
Proposed Plans, Elevations, Section Block 3, scale 1:100, drawing number WJ-149-

 0003 C, received 18th May 2021; 
Proposed Plans Block 3, scale 1:100, drawing number WJ-149-0004 C, received 18th 

 May 2021; 
Design and Access Statement, received 18th May 2021; 
Drainage Strategy Report, written by GSA, received 18th May 2021; 
Proposed Drainage Strategy Block 2, scale 1:250, drawing number 2020.221.C008 A, 

 received 12th August 2021; 
Proposed Drainage Strategy Block 2, scale 1:250, drawing number 2020.221.C005 C, 

 received 12th August 2021. 
 

Reason 
 

To conform with the requirement of Section 91 of the Town and Country Planning 
Act 1990, as amended by the Planning and Compulsory Purchase Act 2004. 
 
 

Prior to Occupation Conditions 
 

3. Prior to the first use of the development hereby approved, signage denoting the one 
way system on the site must be submitted to and approved in writing by the Local 
Planning Authority.  The signage must erected in accordance with the approved 
plans prior to the first use of the development be retained as such at all times 
thereafter. 

 
 Reason 
 
 In order to ensure the safety of all road users and in accordance with Policy DM22 of 

the Copeland Local Plan. 
 
 

4.  The car parking shown on the approved plans relating to each block of units shall be 
constructed and made available for use prior to the first occupation of that block of 
units. Once installed the car parking shall be maintained in accordance with the 
approved details at all times thereafter.  

 

 Reason 

 

 For the avoidance of doubt and to ensure that adequate car parking is available to 
serve the development in accordance with Policy DM22.  



 

 

Informatives 
 
United Utilities Information 
 

1. If the applicant intends to obtain a water supply from United Utilities for the 
proposed development, we strongly recommend they engage with us at the earliest 
opportunity. If reinforcement of the water network is required to meet the demand, 
this could be a significant project and the design and construction period should be 
accounted for. 

 
2. Where United Utilities’ assets exist, the level of cover to the water mains and public 

sewers must not be compromised either during or after construction. 
 

3. It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact 
relationship between any United Utilities' assets and the proposed development. 

 
4. Should any unexpected ground conditions, which could indicate the presence of land 

contamination (for example unusual colours, odours, liquids or waste materials) be 
encountered during development work should halt and the Council be notified to 
agree on the appropriate action. 
 

Coal Authority Standing Advice 
 

5. The proposed development lies within a coal mining area which may contain 
unrecorded coal mining related hazards.  If any coal mining feature is encountered 
during development, this should be reported immediately to the Coal Authority on 
0345 762 6848. 

 
 Further information is also available on the Coal Authority website at: 
 www.gov.uk/government/organisations/the-coal-authority 
 
 
Statement 
 
The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against all material considerations, including planning 
policies and any representations that may have been received, and subsequently 
determining to grant planning permission in accordance with the presumption in favour of 
sustainable development as set out in the National Planning Policy Framework. 
 
 
 
 
 

http://www.gov.uk/government/organisations/the-coal-authority


 

 

Please read the accompanying notice 
 
 
 

 
PP Pat Graham 

05th October 2021                                                                                                          Chief Executive 
 
 

 
 
 
 
 



 

 

APPROVALS 
(OUTLINE, FULL RESERVED MATTERS & HOUSEHOLDER) 

 
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) 

ORDER 2015  
 

PART 2 
 

TOWN AND COUNTRY PLANNING ACT 1990 
 

Appeals to the Secretary of State 

 If you are aggrieved by the decision of your local planning authority to refuse 
permission for the proposed development or to grant it subject to conditions, then 
you can appeal to the Secretary of State under section 78 of the Town and Country 
Planning Act 1990. 

 If you want to appeal against your local planning authority’s decision then you must 
do so within 6 months of the date of this notice. 

 Appeals can be made online at: https://www.gov.uk/planning-inspectorate. 
If you are unable to access the online appeal form, please contact the Planning 
Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000. 

 The Secretary of State can allow a longer period for giving notice of an appeal but 
will not normally be prepared to use this power unless there are special 
circumstances which excuse the delay in giving notice of appeal. 

 The Secretary of State need not consider an appeal if it seems to the Secretary of 
State that the local planning authority could not have granted planning permission 
for the proposed development or could not have granted it without the conditions 
they imposed, having regard to the statutory requirements, to the provisions of any 
development order and to any directions given under a development order.   

 If you intend to submit an appeal that you would like examined by inquiry then you 
must notify the Local Planning Authority and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting 
the appeal. Further details are on GOV.UK. 

 
Purchase Notices 

 If either the Local Planning Authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted. 

 In these circumstances, the owner may serve a purchase notice on the Council 
(District Council, London Borough Council or Common Council of the City of London) 
in whose area the land is situated.  This notice will require the Council to purchase 
his interest in the land in accordance with the provisions of Part V1 of the Town and 
Country Planning Act 1990. 

 

https://www.gov.uk/planning-inspectorate
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries













