DEVELOPMENT DIVISION
PLANNING COMMITTEE
FOR DECISION

6th January 2015

Ladies and Gentlemen,
The plans in this report have been submitted for approval under the Town and
Country Planning Acts.
All County Council Matters are “Delegated” to the Committee for comment
and cannot be moved “Non-Delegated” (Minute No. 244, 20th July, 1992).
All other applications in this report are also “Delegated” but can be moved
“Non-Delegated” by a Member of the Committee under the terms adopted for the
Scheme of Delegation approved by Council, 16th May, 1994. Any such motion
needs to be accepted by a majority of Members of the Committee present (Council,
8th August, 1995). All applications left as delegated will be decided by the
Committee and will not be subject to confirmation by Council.
The application plan numbers also refer to files for the purposes of
background papers.

Jason Hipkiss
Planning Manager
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PLAN NUMBER:

APPLICANT:

AGENT:

2014/0504

Mr David Staunton
Premier Tiles Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Barrow Island

Maureen Smith
01229 876414

17/07/2014
STATUTORY DATE:
10/09/2014

LOCATION:
Premier Business Park, Ferry Beach Road, Barrow-in-Furness
PROPOSAL:
Erection of a 3 storey building containing 16 motel units over 8 commercial units (B1
and B8 use) and 5 family self catering holiday units, all with car parking - outline with
all matters reserved
SAVED POLICIES OF THE
LOCAL PLAN:
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
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POLICY A5
In the urban areas of Barrow and Dalton, outside the locations listed in Policies A1 and A2,
industrial, storage and similar development (B1, B2 and B8 uses) will be allowed where
proposals, in addition to criteria a) - f) inclusive, of Policy A4 do not conflict with other
Local Plan policies and are conveniently accessible by public transport services and cycle
routes. Where this involves conversions within town centres and conservation areas the
Council will expect any conversion to respect the character of the building, particularly with
respect to the treatment of doors and windows.
POLICY G19
Proposals for self catering holiday accommodation will be approved within the urban area
of Barrow and Dalton and within the village cordons provided the design, siting, layout and
access are satisfactory.
In urban fringe and rural areas proposals for the conversion of existing rural buildings to
self catering accommodation will be judged against the following criteria;
a)

The building is structurally sound and capable of conversion without major
rebuilding, extensions or modifications to the existing structure;

b)

The building is served by a satisfactory access;

c)

Services are readily available on site; and

d)

The number of units proposed is appropriate to the surroundings.

New development in rural areas will be refused if it is unrelated to existing buildings or
uses on the site.
Applications for the change of use of properties providing self-catering accommodation
must include evidence that that use is no longer viable. This would include the premises
being advertised on the open market, at a realistic price, for a minimum of 12 months, that
no reasonable offer has been refused and that evidence is provided to show the property
has been advertised at least four times at roughly equal periods over the year in relevant
media.
POLICY G20
Applications to provide improved or additional good quality hotel/visitor accommodation or
new visitor attractions will be approved where;
a)

The landscape can absorb the proposal without detracting from its overall
character;

b)

They would be unlikely to cause serious disturbance to nearby residents;
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c)

They meet the Authority’s adopted Parking Guidelines and are served by roads of
adequate capacity, will not generate significant, unacceptable additional traffic and
are capable of being served by public transport; and

d)

They meet all the other Policy criteria of this Plan.

The NPPF identifies that one of the 12 core planning principles is that planning should
“proactively drive and support sustainable economic development to deliver the homes,
business and industrial units, infrastructure and thriving local places that the country
needs. Every effort should be made objectively to identify and then meet the housing,
business and other development needs of an area, and respond positively to wider
opportunities for growth.”
Another core principle is to “promote mixed use developments, and encourage multiple
benefits from the use of land in urban and rural areas, recognising that some open land
can perform many functions.”
Paragraph 18 identifies that “the Government is committed to securing economic growth in
order to create jobs and prosperity.”
Paragraph 19 continues “The Government is committed to ensuring that the planning
system does everything it can to support sustainable economic growth. Planning should
operate to encourage and not act as an impediment to sustainable growth. Therefore
significant weight should be placed on the need to support economic growth through the
planning system.”
Paragraph 21 recognises that local planning authorities should “support existing business
sectors, taking account of whether they are expanding or contracting and, where possible,
identify and plan for new or emerging sectors likely to locate in their area.”
In encouraging a positive ethos,Paragraph 187 recognises :” Local planning authorities
should look for solutions rather than problems, and decision-takers at every level should
seek to approve applications for sustainable development where possible. Local planning
authorities should work proactively with applicants to secure developments that improve
the economic, social and environmental conditions of the area.”
SUMMARY OF MAIN ISSUES:
Whether the principle of the uses proposed are acceptable in this area
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Barrow sailing Club and BAE have been consulted on the proposal. The development has
also been advertised by site notice.
The following comments have been received:
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Barrow Sailing Club
“Thank you for informing us of the proposed Development at Premier Business Park and
are somewhat surprised at habitable properties being proposed and considered within a
business park area.
We have two concerns one of which is the increase in road traffic especially at the junction
of Ferry Beach Road with North Road where it is already difficult to exit turning right.
Our major concern is that there has been a sailing club on our current site for over one
hundred years and as some Yachts are laid up all year round it only takes one boat with
strong wind in the rigging to create noise and whistling which may upset the occupants of
the adjacent proposed motel units and the holiday lets.
Our overall opinion is that mixing residential units and commercial units is an
unsatisfactory solution for the business parks future.”
CONSULTATIONS:
Geoff Dowker – Environmental Health
I understand that the National Planning Policy Framework (NPPF) seeks to prevent
unacceptable risk from land contamination and instability (Policy 120 and 121).
Policy 120 states that the potential sensitivity of the area or proposed development to
adverse effects from pollution should be taken into account. Section 14 (Existing Use) on
the Application for Planning Permission also asks if the development would be particularly
vulnerable to the presence of contamination and if so, an appropriate contamination
assessment should be submitted.
In the absence of a contamination assessment, I would recommend that conditions are
imposed on any Planning Consent granted, based on the following:
1.
No development shall take place until a Preliminary Investigation (desk study, site
reconnaissance and preliminary risk assessment), to investigate and assess the risk of
potential contamination, is submitted to and approved in writing by the Local Planning
Authority. This investigation must be undertaken by a suitably qualified contaminated land
practitioner, in accordance with established procedures (BS10175 (2011) Code of Practice
for the Investigation of Potentially Contaminated Sites and Model Procedures for the
Management of Land Contamination (CLR11)).
2.
If the Preliminary Investigation identifies potential unacceptable risks, a Field
Investigation and Risk Assessment, conducted in accordance with established procedures
(BS10175 (2011) Code of Practice for the Investigation of Potentially Contaminated Sites
and Model Procedures for the Management of Land Contamination (CLR11)), shall be
undertaken to determine the presence and degree of contamination and must be
undertaken by a suitably qualified contaminated land practitioner. The results of the Field
Investigation and Risk Assessment shall be submitted to and approved by the Local
Planning Authority before any development begins.
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3.
Where contamination is found which poses unacceptable risks, no development
shall take place until a detailed Remediation Scheme has been submitted to and approved
in writing by the Local Planning Authority. The scheme must include an appraisal of
remedial options and proposal of the preferred option(s), all works to be undertaken,
proposed remediation objectives, remediation criteria and a verification plan. The scheme
must ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use.
4.
The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Local Planning Authority, prior to occupation of
the development.
5.
In the event that contamination is found at any time when carrying out the approved
development, that was not previously identified, it must be reported immediately to the
Local Planning Authority. Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local Planning Authority,
remediation and verification schemes shall be submitted to and approved in writing by the
Local Planning Authority. These shall be implemented prior to occupation of the
development.
6.
No soil material is to be imported to the site until it has been tested for
contamination and assessed for its suitability for the proposed development. A suitable
methodology for testing this material should be submitted to and approved by the Local
Planning Authority prior to the soils being imported onto site. The methodology should
include the sampling frequency, testing schedules, criteria against which the analytical
results will be assessed (as determined by the risk assessment) and source material
information. The analysis shall then be carried out as per the agreed methodology with
verification of its completion submitted to and approved
Cumbria Highways 06/08/2014
The Highway Authority considers that in the absence of adequate on-site parking space,
the proposed development would be likely to result in vehicles being parked outside of the
development site and in close proximity to the junction with the county highway to the
detriment of the free flow of traffic and road safety.
To support Local Transport Plan Policy: LD7, LD8
Further Comments from Cumbria Highways 30/09/2014
Following on from our conversation regarding the amended plan for the above application,
I can confirm that the revised parking quantity of 30 parking spaces (including 2no.
disabled parking spaces) is sufficient, in accordance with the Parking Guidelines in
Cumbria, taking into account the client’s clarification that the B1 Light Industrial Unit is
merely 286 sq. metres of the overall 830 sq. metres; the rest being occupied by motel
accommodation.
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That said, providing parking provision which cannot be easily used seems counterproductive and will likely result in users actually avoiding the use of them due to the
difficulty in negotiating the tight radii and awkward corners. To support this layout, I would
have to see a dimensioned plan demonstrating clearances and swept path analysis for the
tightest spaces to ensure that a car can park and leave safely without awkward
manoeuvres.
I would also like to see demonstrated confirmation that 50 sq. metres of useable service
space has been provided for the B1 Light Industrial Unit PLUS turning space (for the
largest vehicle being accommodated) in accordance with the Parking Guidelines in
Cumbria.
We cannot support this application until such details have been provided.
I trust that this email clarifies our position on the development but should you have any
queries, please do not hesitate to contact me.
Cumbria County Council Resilience Unit
“Thank you for the opportunity to comment on the above planning application. This
response from Cumbria County Council Resilience Unit relates to emergency planning
arrangements in the unlikely event of an incident occurring at BAE Systems maritime
submarine facilities
Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. There are no objections to the
proposed development but it should be noted that the proposed development is situated
within 2km range of the site and in liaison with the site operator and in liaison with the
Office for Nuclear Regulation special arrangements are made for residents/business
premises in this area and particular attention is paid to ensuring that people are aware of
the appropriate action to take in the event of an incident at the site. Accordingly I would
be grateful if you could, in the event of the application being approved, advise the
applicant to liaise with this office to allow for further discussion. Thank you for your
assistance. “
Office of Nuclear Regulation
“ONR does not advise against this development.
This advice takes into account the views that your Planning Authority
has received from the multi agencies.
Under the Radiation Emergency Preparedness and Public Information
Regulations (REPPIR) 2001, the multi agencies are required to assess and
determine the likely impact of new planning developments upon the off
site plan.
That assessment will also take into account consultation with the
nuclear licensee who also has duties under REPPIR and under other
legislation to meet conditions required for their nuclear site licence.
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In this case, the multi agencies have advised that the proposed
development would not have an adverse impact on the ability of the
responding agencies to implement the Off-Site Plan in the event of a
nuclear emergency. We have seen their assessment and we support that
view.
This decision is made without prejudice to the interests of the Health
and Safety Executive.
It will be appreciated if you would indicate, in due course, whether or
not you have approved this application. Please address your reply to me
at the above address.”
Environmental Health
“Construction Management Plan Condition attached”
Construction and Demolition Sites – Noise, Dust and Light
Management.
It is essential to have effective noise and dust emission control measures in place
for every activity carried out on site, not only to protect the health and safety of the
on-site workforce, but also local residents and members of the public in the locality.
In order to successfully control demolition and construction activities, it is important to
evaluate the risk from pollutants emitted from site. It is envisaged that this approach
will bring additional benefits, such as a reduction in the number of nuisance
complaints; the majority of which relate to dust and noise emitted from construction
activities.
Applications for development proposals which, by virtue of the nature and/or scale are
considered by the Council to be likely to give rise to an adverse impact during
construction, demolition and/or generate construction waste, will be expected to be
accompanied by a Construction Management Method Statement.
The method statement should cover all phases of the development and take account of
all contractors or sub-contractors and must be submitted for approval by the Local
Planning Authority, prior to the commencement of the development. Construction
management method statements will be expected to include the following:
Details of phasing of the construction work including a programme of work for the
demolition and construction phase;
A Traffic Management Plan to include all traffic associated with the development,
including site and staff traffic;
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Procedures to monitor and mitigate noise and vibration from the construction and
demolition and to monitor any properties at risk of damage from vibration, as well as
taking into account noise from plant, machinery, vehicles and deliveries, with reference
to BS 5228 - Code of practice for noise and vibration control on construction and open
sites. All measurements should make reference to BS 7445 - Description and
measurement of environmental noise;
Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
A written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to
exceptional noisy incidents or dust-causing episodes. It should also be used to record the
results of routine site inspections;
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the generation
of dust.
Environment Agency
“Environment Agency position
We consider that planning permission could be granted to the proposed development as
submitted if the following planning condition is included as set out below. Without this
condition, the proposed development on this site poses an unacceptable risk to the
environment and we would object to the application.
Condition
No development approved by this planning permission (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), shall take
place until a scheme that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved, in
writing, by the local planning authority:
1) A preliminary risk assessment which has identified:
all previous uses
potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors
potentially unacceptable risks arising from contamination at the site.
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2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason
To protect the water environment.
National Planning Policy Framework (NPPF) paragraph 109 states that the planning
system should contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at unacceptable risk
from, or being adversely affected by unacceptable levels of water pollution. Government
policy also states that planning policies and decisions should also ensure that adequate
site investigation information, prepared by a competent person, is presented (NPPF,
paragraph 121).
We ask to be consulted on the details submitted for approval to your Authority to discharge
this condition and on any subsequent amendments/alterations.
Flood risk
The Environment Agency’s indicative flood map suggests that the extreme Northwest tip of
the site may be in Flood Zone 3 (high flood risk) whereas the rest of the site, including
building footprints appears to be in Flood Zone 1 (low flood risk).
Whilst we have no objection in principle to the development as proposed we would
recommend that the applicant obtains the latest flood level data from the Environment
Agency as this may influence the design of the development in terms of raising the
finished floor levels and/or the provision of flood resistance / resilience measures.
Typically we would recommend that applicants consider potential flood levels of the 1 in
200 year tidal flood event plus an allowance for climate change plus an allowance of
600mm to allow for wave action / modelled uncertainty.
Flood level data can be obtained by submitting an information request to:nwinforequests@enviornment-agency.gov.uk”
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Natural England
“ Thank you for your consultation which was received by Natural England on 30 July
2014. Natural England is a non-departmental public body. Our statutory purpose is to
ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present
and future generations, thereby contributing to sustainable development.
The Wildlife and Countryside Act 1981 (as amended)
The Conservation of Habitats and Species Regulations 2010 (as amended)
Internationally and nationally designated sites
The application site is within or in close proximity to a European designated site (also
commonly referred to as Natura 2000 sites), and therefore has the potential to affect its
interest features. European sites are afforded protection under the Conservation of
Habitats and Species Regulations
2010, as amended (the ‘Habitats Regulations’). The application site is in close proximity
to the Duddon Special Protection Area (SPA) and Morecambe Bay Special Area of
Conservation (SAC) which is a European site. The site is also listed as Duddon Estuary
Ramsar site1 and also notified at a national level as Duddon Estuary Site of Special
Scientific Interest (SSSI). Please see the subsequent sections of this letter for our advice
relating to SSSI features.
In considering the European site interest, Natural England advises that you, as a
competent authority under the provisions of the Habitats Regulations, should have
regard for any potential impacts that a plan or project may have2. The Conservation
objectives for each European site
1 Listed or proposed Ramsar sites are protected as a matter of Government policy.
Paragraph 118 of the National Planning Policy Framework applies the same protection
measures as those in place for European sites.
2 Requirements are set out within Regulations 61 and 62 of the Habitats Regulations,
where a series of steps and tests are followed for plans or projects that could potentially
affect a European site. The steps and tests set out within Regulations 61 and 62 are
commonly referred to as the ‘Habitats Regulations Assessment’ process.
The Government has produced core guidance for competent authorities and
developers to assist with the Habitats Regulations Assessment process. This can
be found on the Defra website. http://www.defra.gov.uk/habitatsreview/implementation/process-guidance/guidance/sites/
explain how the site should be restored and/or maintained and may be helpful in
assessing what, if any, potential impacts a plan or project may have.
European Site - No objection
The consultation documents provided by your authority do not include information to
demonstrate that the requirements of Regulations 61 and 62 of the Habitats
Regulations have been considered by your authority, ie the consultation does not
include a Habitats Regulations Assessment.
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In advising your authority on the requirements relating to Habitats Regulations
Assessment, and to assist you in screening for the likelihood of significant effects,
based on the information provided, Natural England offers the following advice:
· the proposal is not necessary for the management of the European site
· that the proposal is unlikely to have a significant effect on any European site,
and can therefore be screened out from any requirement for further assessment
When recording your HRA we recommend you refer to the following information to
justify your conclusions regarding the likelihood of significant effects.
Foul and surface drainage is going to the mains sewer.
SSSI - No objection
This application is in close proximity to Duddon Estuary Site of Special Scientific
Interest (SSSI). Natural England is satisfied that the proposed development being
carried out in strict accordance with the details of the application, as submitted, will not
damage or destroy the interest features for which the site has been notified. We
therefore advise your authority that this SSSI does not represent a constraint in
determining this application. Should the details of this application change, Natural
England draws your attention to Section 28(I) of the Wildlife and Countryside Act 1981
(as amended), requiring your authority to re-consult Natural England.
Other advice
We would expect the Local Planning Authority (LPA) to assess and consider the
other possible impacts resulting from this proposal on the following when
determining this application:
·
·
·

local sites (biodiversity and geodiversity)
local landscape character
local or national biodiversity priority habitats and species.

Natural England does not hold locally specific information relating to the above. These
remain material considerations in the determination of this planning application and we
recommend that you seek further information from the appropriate bodies (which may
include the local records centre, your local wildlife trust, local geoconservation group or
other recording society and a local
landscape characterisation document in order to ensure the LPA has sufficient
information to fully understand the impact of the proposal before it determines the
application. A more comprehensive
list of local groups can be found at Wildlife and Countryside link.
Protected Species
We have not assessed this application and associated documents for impacts on
protected species.
Natural England has published Standing Advice on protected species. The
Standing Advice includes a habitat decision tree which provides advice to
planners on deciding if there is a ‘reasonable likelihood’ of protected species
being present. It also provides detailed advice on the protected species most
often affected by development, including flow charts for individual species to
enable an assessment to be made of a protected species survey and mitigation
strategy.
Page 12 of 39

PLANNING COMMITTEE
6th January 2015
You should apply our Standing Advice to this application as it is a material
consideration in the determination of applications in the same way as any individual
response received from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence may be
granted.
If you have any specific questions on aspects that are not covered by our Standing Advice
for European Protected Species or have difficulty in applying it to this application please
contact us at with details at consultations@naturalengland.org.uk.
We would be happy to comment further should the need arise but if in the meantime you
have any queries please do not hesitate to contact us.”
United Utilities 20/8/14
With reference to the above planning application, United Utilities wishes to draw attention
to the following as a means to facilitate sustainable development within the region.
Drainage Comments
In accordance with the National Planning Policy Framework and Building Regulations, the
site should be drained on a separate system with foul draining to the public sewer and
surface water draining in the most sustainable way.
Building Regulation H3 clearly outlines the hierarchy to be investigated by the developer
when considering a surface water drainage strategy. We would ask the developer to
consider the drainage options in the following order of priority:
a) an adequate soak away or some other adequate infiltration system, (approval must
be obtained from local authority/building control/Environment Agency); or, where
that is not reasonably practicable
b) a watercourse (approval must be obtained from the riparian owner/land drainage
authority/Environment Agency); or, where that is not reasonably practicable
c) a sewer (approval must be obtained from United Utilities)
To reduce the volume of surface water draining from the site we would promote the use of
permeable paving on all driveways and other hard-standing areas including footpaths and
parking areas.
Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer,
rising main and overflow systems.
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Drainage Conditions
United Utilities will have no objection to the proposed development providing specific
conditions are included in any planning permission granted. These conditions are as
follows:·

Prior to commencement of development, details for how foul and surface water
shall be drained on a separate system shall be submitted to the local planning
authority and approved in writing. The development shall be completed in
accordance with the approved details.

·

Prior to the commencement of development, a scheme for surface water and foul
water drainage (inclusive of how the scheme shall be maintained and managed
after completion) shall be submitted to and approved in writing by the Local
Planning Authority. No part of the development shall be occupied until the drainage
scheme has been constructed in accordance with the approved details. For the
avoidance of doubt, neither surface water, land drainage, nor highway drainage
shall connect into the public sewerage system (directly or indirectly). The
development shall be completed, maintained and managed in accordance with the
approved details.

·

A critical rising main crosses this site and we will not permit building over it. We will
require an access strip width of 6 metres, 3 metres either side of the centre line of
the sewer which is in accordance with the minimum distances specified in the
current issue of "Sewers for Adoption", for maintenance or replacement. This
proposal will affect the 6m Easement (Z1359) which protect this rising main. The
area of the development which would be problematic would be the proposed car
park. I would request that the developer obtains a copy of the easement from our
legal services department and adheres to the provisions stated within the deed.
Under no circumstances should the easement be built over or anything to occur that
would affect the integrity of the pipe or United Utilities right to 24hr access.

The applicant can discuss further details of the site drainage proposals with Josephine
Wong at wastewaterdevloperservices@uuplc.co.uk. Any further information regarding
Developer Services and Planning visit our website at
http://www.unitedutilities.com/builders-developers.aspx
Water Comments
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
The level of cover to the water mains and sewers must not be compromised either during
or after construction.
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 746 2200 regarding connection to the water mains or public sewers.
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General comments
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities assets and the proposed development. United Utilities offer a fully supported
mapping service and we recommend the applicant contact our Property Searches Team
on 0870 751 0101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.
United Utilities 11/10/2014
“Thanks for your email dated 23 September 2014 regarding the above development.
With reference to the above planning application, United Utilities wishes to draw attention
to the following as a means to facilitate sustainable development within the region.
In accordance with the National Planning Policy Framework and Building Regulations, the
site should be drained on a separate system with foul water draining to the public sewer
and surface water draining in the most sustainable way.
Building Regulations H3 clearly outlines the hierarchy to be investigated by the developer
when considering a surface water drainage strategy. We would ask the developer to
consider the following drainage options in the following order of priority:
a) an adequate soak away or some other adequate infiltration system, (approval must
be obtained from local authority/building control/Environment Agency); or, where
that is not reasonably practical
b) a watercourse (approval must be obtained from the riparian owner/land drainage
authority/Environment Agency); or, where that is not reasonably practicable
c) a sewer (approval must be obtained from United Utilities)
Therefore, please ask the applicant to submit the following for our further assessment:
1. Existing drainage layout showing the existing connection points
2. Ground condition report
3. Percolation test report
4. Investigation of the feasibility of surface water discharging into the river/ local water
bodies, with written confirmation from riparian owners and local governing bodies.
5. Surface water and foul water drainage strategy, including proposed drainage layout
The applicant can discuss further details of the site drainage proposals with Developer
Engineer, Josephine Wong, by email at wastewaterdeveloperservices@uuplc.co.uk. Any
further information regarding Developer Services and Planning visit our website at
http://www.unitedutilities.com/builders-developers.aspx.”
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United Utilities 20/11/2014
“With reference to the above planning application, United Utilities wishes to draw attention
to the following as a means to facilitate sustainable development within the region.
Drainage Comments
In accordance with the National Planning Policy Framework and Building Regulations, the
site should be drained on a separate system with foul draining to the public sewer and
surface water draining in the most sustainable way.
Building Regulation H3 clearly outlines the hierarchy to be investigated by the developer
when considering a surface water drainage strategy. We would ask the developer to
consider the drainage options in the following order of priority:
a) an adequate soak away or some other adequate infiltration system, (approval must
be obtained from local authority/building control/Environment Agency); or, where
that is not reasonably practicable
b) a watercourse (approval must be obtained from the riparian owner/land drainage
authority/Environment Agency); or, where that is not reasonably practicable
c) a sewer (approval must be obtained from United Utilities)
To reduce the volume of surface water draining from the site we would promote the use of
permeable paving on all driveways and other hard-standing areas including footpaths and
parking areas.
Drainage Conditions
The development site is next to Walney Channel.
United Utilities will have no objection to the proposed development providing specific
conditions are included in any planning permission granted. These conditions are as
follows:·

Prior to commencement of development, details for how foul and surface
water shall be drained on a separate system shall be submitted to the local
planning authority and approved in writing. The development shall be
completed in accordance with the approved details.

·

Prior to the commencement of development, a scheme for surface water and
foul water drainage (inclusive of how the scheme shall be maintained and
managed after completion) shall be submitted to and approved in writing by
the Local Planning Authority. No part of the development shall be occupied
until the drainage scheme has been constructed in accordance with the
approved details. For the avoidance of doubt, neither surface water, land
drainage, nor highway drainage shall connect into the public sewerage
system (directly or indirectly). The development shall be completed,
maintained and managed in accordance with the approved details.
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·

A critical rising main crosses this site and we will not permit building over it.
We will require an access strip width of 6 metres, 3 metres either side of the
centre line of the sewer which is in accordance with the minimum distances
specified in the current issue of "Sewers for Adoption", for maintenance or
replacement.

·

There is a 6m easement protecting the rising main crossing the development
site. It appears this proposal will affect the 6m Easement which protects this
rising main. The area of the development which appears to be problematic
would be the proposed car park.

·

A 675mm diameter public sewer crosses this site and we will not permit
building over it. We will require an access strip width of 7 metres, 3.5 metres
either side of the centre line of the sewer which is in accordance with the
minimum distances specified in the current issue of "Sewers for Adoption",
for maintenance or replacement. Deep rooted shrubs and trees should not be
planted in the vicinity of the public sewer and overflow systems.

·

I would request that the developer obtains a copy of those easements from
our legal services department and adheres to the provisions stated within the
deed. Under no circumstances should the easements be built over or
anything to occur that would affect the integrity of the pipes or United Utilities
right to 24hr access.

The applicant can discuss further details of the site drainage proposals with Developer
Engineer, Josephine Wong, by email at wastewaterdevloperservices@uuplc.co.uk. Any
further information regarding Developer Services and Planning visit our website at
http://www.unitedutilities.com/builders-developers.aspx.
Water Comments
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 746 2200 regarding connection to the water mains or public sewers.
General comments
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities assets and the proposed development. United Utilities offer a fully supported
mapping service and we recommend the applicant contact our Property Searches Team
on 0870 751 0101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.”
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OFFICERS REPORT:
1. SITE AND LOCALITY
This application relates to a 0.25 ha broadly rectangular flat strip of land to the west of
Premier Tiles in Barrow, running parallel to Walney Channel. The land is currently surplus
to the requirements of Premier Tiles and is a partly gravelled wasteland area. To the west
of the site is a footpath/cycleway which runs alongside the Channel and beyond this is
Barrow Sailing Club. The site is accessed from the Premier Tiles entrance off Ferry Beach
Road which is owned by the Borough Council but currently unadopted.
2. PROPOSAL DETAILS
The proposal which has been submitted in outline only with all matters reserved includes a
number of elements:
-a block of 8 no. commercial letting units (B1 and B8) at ground floor level;
-16 no. motel units at 1st & 2nd floor level;
-5 no. family self-catering units ( all 4 bedroom)
The indicative plan shows the motel/commercial units in a block to the south west of the
site. The self-catering units sit north of this in a block of 2 and a block of 3. Landscaping
and parking is shown to the east of the units, to the rear of the current Premier Tiles
premises.
The Design and Access Statement sets out the following information:
“In considering the opportunities offered by this site, cognisance was taken of the current
and future business growth in the South Cumbria which has been recognised as
significant, driven initially by major companies in the area but also by the expansion of
numerous high technology companies that support business sectors that include oil and
gas, defence, nuclear and off shore farms.
Another major factor is the developments associated with Barrow Docks and its associated
marina that will promote the growth of leisure and the holiday industries. This is in addition
to the natural beauty of the area and with its beaches and wind surfing, nature reserves
and ancient history with attractions such as Piel Castle and Furness Abbey.
It was agreed against this backdrop that the mix of build was considered. It was therefore
concluded that:
-To help support the accommodation need of the transient workforce of the growing
industrial sector, a 16 bedroom Motel is proposed with views over Walney Channel and
beyond:
-the main companies will offer opportunities for start-up organisations to sell specialist
services and products to support their core businesses. This need will be supported by the
creation of 8 commercial letting units;
-the holiday sector will be supported by the provision of 5, four bedroom self catering units
offering high quality accommodation for those wishing to explore South Cumbria.
The above units will have adequate parking, will be in a central location and supported by
local supermarkets and restaurants.
The above proposals will help to support the growing needs of the Furness area and
provide additional employment.”
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In terms of the use Classes order, the proposed uses are as follows:

B1 Business - Offices (other than those that fall within A2), research and
development of products and processes, light industry appropriate in a residential area.


B8 Storage or distribution

B1 includes a permitted change to B8 and B8 includes a permitted change to B1 use.
In addition, under changes introduced in May 2013, premises in the B1 use class can
change to a state funded school or from B1 (a) office use to C3 residential use subject
to a prior approval procedure.
3. RELEVANT HISTORY
2001/1274-Erection of a wholesale tile warehouse, including a display area and associated
office space-Approved-4.12.2002
2003/0677-Amendment to 2001/1274 to reposition warehouse 12 metres back from the
North Road boundary to alter the servicing road and yard to suit. Approved 21.8.2003
4. RELEVANT POLICIES AND GUIDANCE
Policy D21 sets out a General Design Code by which all applications for development
should be considered. This policy would be more relevant at detailed design stage.
Policy A5 supports B1,B2 and B8 uses subject to a set of criteria and also being easily
accessible by public services and cycle routes. The majority of the criteria would be dealt
with at reserved matters stage including design of buildings, siting, scale and orientation,
energy efficiency, waste and transport implications.
Policy G19 supports the provision of self-catering holiday accommodation within the urban
area of Barrow provided the design, siting, layout and access are satisfactory.
Policy G20 supports applications to provide additional good quality hotel/visitor
accommodation subject to a series of criteria. Whilst the proposal is in line with the spirit of
the policy, the details would be considered at reserved matters stage.
5. PLANNING ISSUES
The application has been submitted in outline format so all that is being considered at this
stage is whether the proposal is acceptable in principle. The detailed design and parking
considerations would be considered as part of any future reserved matters application.
Whilst an unusual mix of uses is proposed on the site each would be acceptable in
principle in their own right. Marketing of the site will confirm whether the proposals are
economically viable and this may result in changes at reserved matters stage.
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In terms of nature conservation, Natural England has confirmed that the proposal is
unlikely to have a significant effect on any European site and can be screened out from
any requirement for further assessment. The nearby Duddon Estuary SSSI does not
represent a constraint in determining the application.
In terms of parking, whilst objections were initially received from the Highway Authority, the
application is at outline stage only. Your officers have worked with the applicant to try and
obtain indicative parking layouts that would satisfy the Highway Authority that there is the
capacity to provide the required car parking on the site. The detailed design of the
development, including car parking, would be resolved at reserved matters stage. Since
the highway comments were received your officers have had discussions with the Highway
Authority and it has been agreed that there is capacity on the site to provide the required
car parking. There is also scope for additional parking within unused land at Premier Tiles
also within the applicant’s ownership. In addition, the proposal is well served by public
transport links which would reduce parking demand for the B1/B8 units.
The site has no specific Local Plan allocation but the submitted proposal helps the
expansion of the local economy and would meet the government’s aim to encourage
economic development, job creation and the efficient use of land. It also meets the NPPF
aim of encouraging business expansion.
The site would not be acceptable for permanent residential occupation due to the poor
level of amenity that would result, with the outlook directly onto the Premier Tiles
warehouse. A planning condition to restrict the occupation of the units to short let holiday
use only would be appropriate. In addition, given recent changes to the use classes
system which allows further changes of use by way of a prior approval system, it would be
appropriate to condition the business units and motel to the use applied for to give the
Planning Authority more control over future changes of use.
In addition, in terms of the positive ethos of the NPPF an effort has been made to ensure
that the United Utilities requirement of drainage going to a separate system could be
achieved on the site. It initially appeared from drainage records that the surface water
drain was some distance away; the applicant has subsequently provided further
information which indicates there is a surface water drain running along Ferry Beach
Road. This road is in Council ownership and further discussion would need to take place
with the Estates Department to resolve any legal matters, management of the works and
so on. However this is a separate issue rather than a planning consideration and I am
satisfied that the condition suggested by United Utilities can be imposed in terms of
separate drainage.
In terms of the comments received from the Sailing Club, no Highway objections have
been received regarding increased traffic at the junction. In addition, Environmental health
have not raised any noise concerns. It is frequently the case that modern hotel facilities
have very high specification glazing and non-opening windows to prevent noise
disturbance and again this aspect of the design can be covered at detailed design stage
and by Building Regulations.
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6. CONCLUSION
The proposal is considered to be acceptable in this mixed commercial/industrial area
subject to suitable conditions regarding detailing, landscaping and future changes of use.
The fine tuning of the scheme will take place as part of any future reserved matters
application but the principle of the proposal is acceptable and assists the expansion of the
local economy.
RECOMMENDATION:
1.
No development whatsoever shall take place until full details of the access,
appearance, landscaping, layout, and scale of the development have been submitted to
and approved by the Planning Authority and the development shall conform to such
approved details.
Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act
1990, as amended by Section 51 of the Planning & Compulsory Purchase Act 2004.
2.
Application for approval of Reserved Matters must be made not later that the
expiration of three years beginning with this permission and the development must be
begun not later than whichever is the later of the following dates:
a) The expiration of three years from the date of this permission;
or
b) expiration of two years from the final approval of the Reserved Matters or in the case of
approval on different dates, the final approval of the last such matter to be approved.
Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act
1990, as amended by Section 51 of the Planning & Compulsory Purchase Act 2004.
3.
The holiday units shall be used for short-term holiday lets and for no other purpose
(including any other purpose within Class C of the Schedule to the Town and Country
Planning (Use Classes) Order 1987, or in any provision equivalent to that class in any
statutory instrument revoking or re-enacting that Order with or without modification)
Reason
For the avoidance of doubt and in the interests of tourism and economic viability
4.
The self catering holiday units hereby permitted shall not be occupied by the same
person or persons for more than 28 days in any six month period.
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Reason
In the interests of tourism and economic viability and because the site is within a location
where permanent general residential development would not normally be permitted due to
conflict with national guidance and local development plan policies.
5.
Prior to the commencement of any development a landscape scheme for the site,
showing the trees, shrubs and hedgerows, including verges and other open spaces,
together with details of any phasing of such a scheme must be submitted to and approved
in writing by the Planning Authority. The scheme shall be submitted on a plan not greater
that 1:500 in scale and shall contain details of numbers, locations and species of plants to
be used. All planting and subsequent maintenance shall be to current British Standards.
The approved scheme must subsequently be implemented by the end of the first planting
season following initial beneficial occupation of the development or by such a programme
as may be agreed in writing. Any trees or shrubs removed, dying being severely damaged
or becoming seriously diseased within five years of planting shall be replaced by the
landowner with trees or shrubs of a similar size and species to those originally required to
be planted.
Reason
In the interests of the visual amenities of the area.
6.
No development shall take place until a Preliminary Investigation (desk study, site
reconnaissance and preliminary risk assessment), to investigate and assess the risk of
potential contamination, is submitted to and approved in writing by the Local Planning
Authority. This investigation must be undertaken by a suitably qualified contaminated land
practitioner, in accordance with established procedures (BS10175 (2011) Code of Practice
for the Investigation of Potentially Contaminated Sites and Model Procedures for the
Management of Land Contamination (CLR11)).
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land.
7.
If the Preliminary Investigation identifies potential unacceptable risks, a Field
Investigation and Risk Assessment, conducted in accordance with established procedures
(BS10175 (2011) Code of Practice for the Investigation of Potentially Contaminated Sites
and Model Procedures for the Management of Land Contamination (CLR11)), shall be
undertaken to determine the presence and degree of contamination and must be
undertaken by a suitably qualified contaminated land practitioner. The results of the Field
Investigation and Risk Assessment shall be submitted to and approved by the Local
Planning Authority before any development begins.
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land
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8.
Where contamination is found which poses unacceptable risks, no development
shall take place until a detailed Remediation Scheme has been submitted to and approved
in writing by the Local Planning Authority. The scheme must include an appraisal of
remedial options and proposal of the preferred option(s), all works to be undertaken,
proposed remediation objectives, remediation criteria and a verification plan. The scheme
must ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use.
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land
9.
The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Local Planning Authority, prior to occupation of
the development.
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land
10.
In the event that contamination is found at any time when carrying out the approved
development, that was not previously identified, it must be reported immediately to the
Local Planning Authority. Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local Planning Authority,
remediation and verification schemes shall be submitted to and approved in writing by the
Local Planning Authority. These shall be implemented prior to occupation of the
development.
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land
11.
No soil material is to be imported to the site until it has been tested for
contamination and assessed for its suitability for the proposed development. A suitable
methodology for testing this material should be submitted to and approved by the Local
Planning Authority prior to the soils being imported onto site. The methodology should
include the sampling frequency, testing schedules, criteria against which the analytical
results will be assessed (as determined by the risk assessment) and source material
information. The analysis shall then be carried out as per the agreed methodology with
verification of its completion submitted to and approved.”
Reason
To protect the environment and the health of the public from potential hazards that may
arise as a direct result of the redevelopment of the land
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12. No development approved by this planning permission (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), shall take
place until a scheme that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved, in
writing, by the local planning authority:
1) A preliminary risk assessment which has identified:
all previous uses
potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors
potentially unacceptable risks arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason
To protect the water environment.
13. Prior to the commencement of development a Construction Management Method
Statement shall be submitted to and approved in writing by the Planning Authority.
The method statement should cover all phases of the development and take account of
all contractors or sub-contractors. The Construction Management Method Statements
will be expected to include the following:
Details of phasing of the construction work including a programme of work for the
construction phase;
A Traffic Management Plan to include all traffic associated with the development,
including site and staff traffic;
Procedures to monitor and mitigate noise and vibration from the construction and to
monitor any properties at risk of damage from vibration, as well as taking into account
noise from plant, machinery, vehicles and deliveries, with reference to BS 5228 - Code of
practice for noise and vibration control on construction and open sites. All
measurements should make reference to BS 7445 - Description and measurement of
environmental noise;
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Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
A written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to
exceptional noisy incidents or dust-causing episodes. It should also be used to record the
results of routine site inspections;
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the generation
of dust.”
Reason
In order to have effective noise and dust emission control measures in place for every
activity carried out on site, not only to protect the health and safety of the on-site
workforce, but also local residents and members of the public in the locality.
14.
Prior to commencement of development, details for how foul and surface water
shall be drained on a separate system shall be submitted to the local planning authority
and approved in writing. The development shall be completed in accordance with the
approved details.
Reason
In order to ensure that the site is adequately drained and in order to control the potential
for pollution of the water environment
15.
Prior to the commencement of development, a scheme for surface water and foul
water drainage (inclusive of how the scheme shall be maintained and managed after
completion) shall be submitted to and approved in writing by the Local Planning Authority.
No part of the development shall be occupied until the drainage scheme has been
constructed in accordance with the approved details. For the avoidance of doubt, neither
surface water, land drainage, nor highway drainage shall connect into the public sewerage
system (directly or indirectly). The development shall be completed, maintained and
managed in accordance with the approved details.
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Reason
In order to ensure that the site is adequately drained and in order to control the potential
for pollution of the water environment.
16.
No development approved by this planning permission (or such other date or stage
in development as may be agreed in writing with the Local Planning Authority), shall take
place until a scheme that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved, in
writing, by the planning authority:
1) A preliminary risk assessment which has identified:
all previous uses potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors
potentially unacceptable risks arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason
To protect the water environment.
17.
The business units shall be used for light industrial and storage purposes only
and for no other purpose (including any other purpose in Class B of the Schedule to the
Town and Country Planning (Use Classes) Order, 1987 (as amended), or in any
provision equivalent to that Class in any Statutory Instrument revoking or re-enacting
that Order with or without modification).
Reason
To ensure that inappropriate uses do not take place on the site and to enable the Planning
Authority to assess the implications of any future changes of use on the character of the
area.
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Informatives
1. Rising Main
A critical rising main crosses this site and United utilities will not permit building over it.
They will require an access strip width of 6 metres, 3 metres either side of the centre line
of the sewer which is in accordance with the minimum distances specified in the current
issue of "Sewers for Adoption", for maintenance or replacement. This proposal will affect
the 6m Easement (Z1359) which protect this rising main. The area of the development
which would be problematic would be the proposed car park. United Utilities request that
the developer obtains a copy of the easement from their legal services department and
adheres to the provisions stated within the deed. Under no circumstances should the
easement be built over or anything to occur that would affect the integrity of the pipe or
United Utilities right to 24hr access.
Public sewer – A 675mm diameter public sewer crosses this site and United Utilities will
not permit building over it. United Utilities will require an access strip width of 7 metres, 3.5
metres either side of the centre line of the sewer which is in accordance with the minimum
distances specified in the current issue of "Sewers for Adoption", for maintenance or
replacement. Deep rooted shrubs and trees should not be planted in the vicinity of the
public sewer and overflow systems.
The applicant can discuss further details of the site drainage proposals with Josephine
Wong at wastewaterdevloperservices@uuplc.co.uk. Any further information regarding
Developer Services and Planning can be found on the United Utilities website at
http://www.unitedutilities.com/builders-developers.aspx
2. Water Comments
United Utilities have advised that a separate metered supply to each unit will be required
at the applicant's expense and all internal pipe work must comply with current water supply
(water fittings) regulations 1999.
The level of cover to the water mains and sewers must not be compromised either during
or after construction.
You are advised to contact United Utilities Service Enquiries on 0845 746 2200 regarding
connection to the water mains or public sewers.
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities assets and the proposed development. United Utilities offer a fully supported
mapping service and we recommend the applicant contact our Property Searches Team
on 0870 751 0101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.
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3. Office for Nuclear Regulation liaison
Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. It should be noted that the
proposed development is situated within 2km range of the site and in liaison with the site
operator and in liaison with the Office for Nuclear Regulation special arrangements are
made for residents/business premises in this area and particular attention is paid to
ensuring that people are aware of the appropriate action to take in the event of an incident
at the site. You are advised to liaise with the Cumbria County Council Resilience Unit to
allow for further discussion. They can be contacted at: Fire and Rescue Service HQ,
Carleton Avenue, Penrith, CA10 2FA
4. Flood Risk
The Environment Agency’s indicative flood map suggests that the extreme Northwest tip of
the site may be in Flood Zone 3 (high flood risk) whereas the rest of the site, including
building footprints appears to be in Flood Zone 1 (low flood risk).
It is recommended that the applicant obtains the latest flood level data from the
Environment Agency as this may influence the design of the development in terms of
raising the finished floor levels and/or the provision of flood resistance / resilience
measures.
Typically the Environment Agency would recommend that applicants consider potential
flood levels of the 1 in 200 year tidal flood event plus an allowance for climate change plus
an allowance of 600mm to allow for wave action / modelled uncertainty.
Flood level data can be obtained by submitting an information request to:nwinforequests@enviornment-agency.gov.uk
5. Ferry Beach Road is a private road owned by Barrow Borough Council. Access onto this
road and connection to the surface water highway drain will require the prior consent of the
Council as land owner.
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PLAN NUMBER:

APPLICANT:

AGENT:

2014/0601

Mr David Stoller, Stollers
Furniture World

Chris Bugler Architect Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Barry Jesson
01229 876323

01/09/2014
STATUTORY DATE:
23/11/2014

LOCATION:
Stollers Furniture World, Walney Road, Barrow-in-Furness
PROPOSAL:
Variation of condition 5 of planning permission 2013/0296 to allow Travel Agency to
increase floor space by 25sqm to giving a total floor space of 50sqm.
SAVED POLICIES OF THE
LOCAL PLAN:
POLICY C2
New retail development will be permitted in town centres. Where it is demonstrated to be
justified for any retail development to be located out of a town centre the first alternative
should be an edge of centre site, defined as within 300 metres of the town centre, with an
out of town site being the least preferred option. Any retail development outside the town
centre, whether it be edge of centre or out of centre, must be justified by the applicant on
grounds of need. In the case of Barrow an edge of centre area has been allocated under
Policy C4 although other edge-of-centre developments will be permitted provided they
comply with the criteria of Policy C3.
POLICY C3
Developments creating new retail floorspace (including conversions) outside the town
centres that do not serve a local need or a special one, such as vehicle sales, that cannot
be met in the town centre:
a)

Must be accompanied by a Retail Impact Assessment and a statement from the
proposed retail operator of that development stating their firm intention to occupy
that space subject to planning permission being granted;

b)

Will be refused if they appear likely to prejudice the vitality or viability of the town
centre as a whole; and
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c)

Subject to (b) will only be permitted if they are situated in a location which is, or can
be made accessible by a range of means of transport other than the private car and
which will not add excessively to the need to travel by private car, as well as
satisfying other planning requirements, particularly with regard to the protection of
residential amenity;

SUMMARY OF MAIN ISSUES:
The original approval was allowed due to the very small scale of the travel agency. The
proposed enlargement results in a size typical of a new centre unit. No sequential test has
been submitted to demonstrate it is not feasible to locate in the town centre, whilst the
statement of need submitted could be argued to apply to every existing town centre
business.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site, no representations have been received.

CONSULTATIONS:
Cumbria Highways
“I can confirm that the Highway Authority has no objections to the proposed development
as it is considered that the proposal does not affect the highway.”

OFFICERS REPORT:
1. SITE AND LOCALITY
Stollers Furniture World is a large furniture store located on the retail park shared with
Asda, amongst others, located off Walney Road/Holker Street. It is located outside the
town centre and is not an indicated edge of centre site.

2. PROPOSAL DETAILS
Variation of condition 5 of planning permission 2013/0296 to allow Travel Agency to
increase floor space by 25sqm, providing a total floor space of 50sqm.
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3. RELEVANT HISTORY
The original permission, 1994/0128 restricted the types of goods the store could sell to
‘bulky goods’ as an open A1 retail use would potentially harm the town centre. Stollers
have previously leased floorspace to ancillary traders, including Searle Audio, who have
since relocated. Previously these have fallen within the terms of the condition. However,
a proposal to locate a small scale travel agent did require consent in 2013, given this is an
A1 retail use, contrary to the bulky goods restriction of the wider store. This was granted
consent (2013/0296) on the basis it was not proposed to be a full scale travel agent, and
was limited to 25sqm.
4. RELEVANT POLICIES AND GUIDANCE
Travel agencies are an A1retail use. Retail development is identified in the NPPF,
Appendix 2, as a main town centre use.
Paragraph 24 of the NPPF says that a sequential test is required for retail uses outside
town centres. Paragraph 27 states that “Where an application fails to satisfy the sequential
test or is likely to have significant adverse impact on one or more of the above factors, it
should be refused.” This approach is in line with saved Local Plan policy C2. Policy C3
should also be considered as the proposal is creating new “non-bulky goods” floorspace,
though the NPPF now provides a threshold for the need of an impact assessment.
5. PLANNING ISSUES
The NPPF is clear that applications for main town centre uses should be located in the
town centre. There are circumstances where this is not feasible, usually either due to a
lack of floorspace for a larger store, or where there is a specific business case for the
proposed location. It is the latter the applicant has argued, though no sequential
information has been submitted, as it is clear the proposed use can be accommodated
within the town centre in one of the numerous vacant units. Indeed there is a choice of
potential locations, within the shopping core of Dalton Road & Portland Walk, or in the
other town centre areas running off the core. None of these have been investigated
individually by the applicant, rather a generalisation of the town centre location as a whole
forms part of the Design Statement, submitted at a late stage of the application process.
(Appendix 1).
It is commendable a local business has been established and is successful. However, the
original approval in 2013 was allowed specifically due to the small scale nature, taking into
account the difficulties an establishing business can encounter. There are other
considerations within the NPPF which require local authorities to be flexible and promote
sustainable economic development. The shared back office services and overheads of
the arrangement with Stollers mitigate against some of the costs of a larger town centre
unit, and as a result the business has been a success as the statement demonstrates. In
that sense the Council has been flexible with the initial approval. It has however outgrown
the unit it occupies.
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The 50sqm applied for is akin to a typical town centre unit. The justification for remaining
outside of the town centre appears to be more desirability than a specific business need.
Benefits such as free parking, Sunday trading and access to Stollers and the wider retail
park customer base are listed. Negatives such as higher rent of the town centre, limited
parking, quality of the retail experience and limited Sunday trading are cited for not
wanting to locate in the town centre. These arguments however could be applied to any
and every existing town centre retail business. Acceptance on these grounds alone could
effectively undermine the entire viability of the town centre and Council policy.
The application could be refused simply on the grounds that a sequential test has not been
carried out, as the NPPF specifically requires this. However, as it can be assumed there
are premises available in the town centre, consideration should be given to any genuine
need to locate outside of the town centre. Recent cases where A1 uses have been
permitted outside of the town centre are typically due to limited floorspace availability, such
as with Dunelm Mill, or to service a specific demand.
There has been a recent approval for 2 units on Hindpool Retail Park, indicated as being
occupied by Costa and Subway (2014/0276). These were permitted in the edge of centre
location without a sequential test being submitted, in part due to a recent court case,
Tesco Stores Ltd v Dundee City Council (2012). This case established that the sequential
test should apply to the specific proposal for which the applicant seeks permission. In the
Costa & Subway example, both currently have, and gave a firm intention to retain, a retail
presence within the town centre. These smaller units were specifically to cater for the
customers at the retail park. The sequential test would serve little purpose as they had no
intent to open second stores in the town centre.
This is seemingly the opposite of what is proposed here. The existing travel agent has the
appearance of a satellite office, one that would ordinarily be secondary to a main town
centre business. That in itself raises little issue, indeed it was approved planning
permission. However, to allow it to double in size and remain as its sole trading location
cannot be justified when equivalently sized town centre options have not been considered.
If agreed, further pressure from other traders to locate within Stollers, or any other large
retail units, could result. This would have a cumulative effect on both those stores by
reducing the trading space for the intended operation i.e. bulky goods, but also on the
town centre as businesses relocate outside of the town centre resulting in more vacant
units. This is contrary to saved policies C2 and C3.
It cannot simply be assumed that the business would fail in the town centre. The initial
start up constraints will not exist to the same degree now as a customer base and
reputation has been established, with customer’s reportedly queuing for the service. The
design statement makes it clear that it is the only independent travel agency this side of
Kendal; for some customers that is an attraction in its own right and they would use the
service wherever it was located. There is nothing preventing the existing Stollers unit
remaining as a secondary, satellite office in the event a town centre business is
established.
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6. CONCLUSION
The initial planning permission limited the size to 25sqm in order to prevent the use
expanding into effectively a town centre sized business given its out of town location. This
was a flexible approach from the authority in support of, albeit limited, sustainable
economic growth. However, the proposal to expand on the permitted 25sqm cannot be
considered sustainable, when anything larger can be accommodated in the town centre.
Both national and saved local policies seek to locate such uses in the town centre. Any
exceptions have to be fully justified with the submission of a sequential test to demonstrate
why this isn’t possible. This has not occurred, and there is not considered to be any other
material consideration or business case to override this requirement.

RECOMMENDATION:
I recommend that planning permission be REFUSED for the following reasons:
Approval of the proposal is contrary to Saved policies C2 and C3 of the Barrow Local Plan
Review, and NPPF Paragraph 24, which require both evidence of need and a sequential
test be carried out for proposed retail uses outside the town centre. As the application is
not accompanied by a sequential assessment there is no evidence that consideration has
been given to sites which may be in a sequentially preferable location relative to Barrow
Town Centre.
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Chris Bugler Architects Ltd

Design Statement

Project: Variation to Planning Condition
To Increase size of Travel Agency
Stollers Furniture World.

382/01

History
The owners of the business Claire Milby and Lisa Barnes began working in the travel
business with Barrow Travel and subsequently Co-op Travel. The company operated from
premises both in the Town Centre and also at Phoenix Road. Although Phoenix Road was
used mostly for telesales there was also an area that sold directly to the public. Co-op Travel
was taken over by Thomas Cook who subsequently moved the Cruise business to Accrington
and made all high street shop managers redundant including Claire and Lisa.
Claire and Lisa had each built up a substantial customer following whilst working for their
previous employer and saw the opportunity to realise the potential in the market for the
personal service they had always provided. The business is the only independent travel
agency this side of Kendal. The ethos is not to compete with the impersonal nature the
internet but instead to provide a face to face approach attracting customers back year after
year.
In August 2013 after obtaining permission to vary a condition to the original planning
permission for the furniture superstore Travel the Globe commenced trading within Stollers
furniture World
The amendment to the Condition permitted 25sqm of floor space to be used as a travel agency
and currently the business occupies 20sqm of the space available. The layout consists of three
desks for customer sales and surrounding walls for brochure display
Reasons for choosing Stollers Furniture World
Setting up the business within the furniture store had many advantages:
1) Instant high profile within an established retail centre
2) Easy access for previous and new customers including the valuable advantage of
convenient free parking
3) Immediate high level foot fall from the customer base frequenting Stollers Furniture
World, Asda, Matalan and Argos.
4) Customer experience enhanced with the ambient quality retail environment provided by
SFW including the use of the adjacent high quality café and wc facilities
5) Mutually beneficial relationship between SFW and Travel the Globe has brought spin off
custom for both parties.
6) Potential for productive seven days a week opening. The weekends are especially busy
days for a face to face approach because working couples, families, retirees etc can make
their choice of holiday together.
Difficulties associated with a Town Centre Location

Design Statement Rev C
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Claire and Lisa gave due consideration to a Town Centre location but could not envisage the
business being successful for the following reasons:
7) Initially the business was only looking for a max 25sqm of floor space in which to operate
and no small shop units in the Town Centre had sufficient profile or the retail environment
they knew their new business would need to survive. It was on this basis that planning
permission was granted for the current arrangement.
8) There is limited free parking within the town centre and most customers think twice
before paying to park especially if the car park is a substantial distance from the shop they
intend to visit.
9) No retail premises in the town centre can offer the quality of shopping experience
afforded within SFW.
10) The level of rent and rates within the Town Centre together with other essential overheads
would inhibit the chances of the business being successful.
11) Seven days a week opening is not viable with very limited retail activity in the Town
Centre on a Sunday.
12) Without the necessary retail environment the business would have had little chance of
survival and Claire and Lisa would not have risked investing their own redundancy money
into the venture.
Reasons for Expansion
13) By offering either a friendly face to face or personal telephone sales approach to both
regular and new customers the business has grown rapidly. In the first year the business
has already turned over twice that predicted in the initial business plan.
14) Through hard work and dedication to offering a highly personal service in a relaxed
environment the need for expansion has become evident if the business is to reach full
potential.
15) There is simply not enough space for the sales desks necessary to deal with the amount of
customers. Therefore two further desk positions are required with one being dedicated to
cruise travel and the setting up of a cruise club.
16) At peak times customers are waiting in a queue often 15 people long. Consequently part
of the extended floor space will be dedicated to providing seating for waiting customers
17) The required expansion will allow the business to optimise its operation and no further
requests for additional floor space will be made in the future. The total of 50sqm
represents the maximum requirement and would be used to encompass two new sales
desks, seating for waiting and brochure display.
Employment
17) Since opening with two full time staff (Claire and Lisa) the business now supports 3 full
time and 2 part time members of staff.
18) Mostly the employees including the owners have come from Co-op Travel after Thomas
Cook restructured the business. All of the employees live locally and when ever possible
future staff will also be sort locally.

Chris Bugler Architects Ltd

Company No 4460135
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19) Should the proposal be permitted then two more part time jobs will be created bringing
the business total to 3 full time and 4 part time secure jobs for local people.
20) The business has already attracted customers from outside of Barrow and thereby
contributing to bringing business into the area.
Community Asset
21) From the beginning the business has invested in the local community and is already
supporting the following clubs and causes:
Barrow Raiders Rugby Club
Ulverston Open Age Rugby Club
Dalton Under 10’s Football Team
Chetwynde School Football Team
Donation of a holiday prize in aid of The Paul Coulston Trust
Donation in aid of the Bring Leon Home Appeal.
Summary
Travel the Globe is a local success story in need of expansion to optimise its potential. It has
proven there is real demand for a locally run independent travel agency offering a trustworthy
and personal service to the people of Barrow and beyond.
Stollers Furniture World provides the ideal retail environment for the business to thrive
including the café, wc’s, high quality setting and free parking. Sadly this type of environment
is currently not available in the Town Centre. Already this approach has brought great success
with 5 jobs now secured and many satisfied local customers.
The basis of the application is to enable the business to expand its resources and create more
jobs by providing additional floor space sufficient for 2 more desks and a seating area for
waiting customers. Currently the business operates from 20sqm of the 25sqm available to it
and the request to take the floor area up to 50sqm will mean there will be no further
applications for additional floor space in the future.
This award winning business is looking to the Council for the support it needs to continue
growing after a very impressive first year of trading.
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2014/0504 Premier Business Park,
Ferry Beach Road, Barrowin-Furness

Erection of a 3 storey building containing 16
motel units over 8 commercial units (B1
and B8 use) and 5 family self catering holiday
units, all with car parking - outline with
all matters reserved.

31

2014/0601 Stollers Furniture World,
Walney Road, Barrow-inFurness

Variation of condition 5 of planning
permission 2013/0296 to allow Travel Agency
to increase floor space by 25sqm to giving a
total floor space of 50sqm.

