DEVELOPMENT DIVISION
PLANNING COMMITTEE
FOR DECISION

20th May 2014

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 “NonDelegated” 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:

2014/0266

Paddle Ltd

Mulberry Homes Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Newbarns

Jason Hipkiss
01229 876485

02/04/2014
STATUTORY DATE:
27/05/2014

LOCATION:
Plots 45-49 (North Site), Flass Lane, Barrow-in-Furness
PROPOSAL:
Application for approval of details reserved by Condition No. 9 (cycle store and
disabled parking) of planning permission 2006/1257 (erection of 12 No. 2 bed flats and
car parking)
SAVED POLICIES OF THE
LOCAL PLAN:
No specific policy
SUMMARY OF MAIN ISSUES:
The application is for agreement of details set out by conditions attached to the 2006
consent
NON MATERIAL CONSIDERATIONS:
Verbal agreement between the developer and the objector.
REPRESENTATIONS:
The Occupiers, 1 Farnham Close, Barrow in Furness
“I am submitting an objection for the placement of the cycle store (B28/2014/0266) on the
following grounds.
1, The cycle store has already been constructed and its obvious that this structure sits
around 6 inches from the boundary fences of adjoining neighbours. This gap is not
sufficient for cleaning so will therefore collect rubbish and debris in this carvery between
wall and fence, creating a fire hazard and encourage vermin to nest. I have stated in
previous applications for this structure that I have a Patio up against the boundary fence
within 2 feet of this potential health risk and my family use this patio in the summer months
as our main eating area. Also I cannot gain access to the boundary fence for painting and
maintenance because the wall of the structure is so close to my fence?
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2,I bought my property 5 years ago from plan. I studied this in detail at that time. I asked
what the structure was going to be behind my property. I was told it was going to be a
lean-to cycle rack, a structure substantially smaller than the one that has been
constructed. If I had known that builders could change from the original plan I would not
have made the investment of approx.. £260,000 I have tied up in my property. This in turn
gives me no confidence to buy any future property from plan, as the plans could change at
the whim of the builders. This gives the buyers no confidence to buy. I would hope the
planning department reject this application on the above grounds especially in the current
climate when the government is actively encouraging people to buy new property. I feel it’s
a disgrace that builders can potentially get away with whatever they see fit just for profit.
When initial plans are agreed for building new estates they should be adhered to as this
affects the health and wellbeing of all the residents it affects, including my family who have
had to put up with the stress of this and the previous application for it to be a bin store,
with this hanging over my family for at least 6 months now”.
CONSULTATIONS:

OFFICERS REPORT:
1. SITE AND LOCALITY
The application relates to a block of apartments located adjacent to the northern boundary
of the Rating Village development, a substantial residential estate built upon the former
Listers Flass Lane site. Much of the site has been completed although a few units remain
under construction and several plots have yet to be started. This site consists of a single
block of 12 units with on-site parking and access from Sherborne Ave. The scheme also
required the provision of cycle storage, and suitable disabled driver parking with these
details Reserved for subsequent approval, and forming the application before you today.
2. PROPOSAL DETAILS
The application is retrospective. The cycle store is located in the south east corner
immediately adjacent to the boundary with numbers 1, 23, and 25 Farnham Close. It is
constructed in brick with contrasting quoin features, a design that replicates the flats, and
measures just less than 1.8m in height with an overall footprint of approximately 4.8m by
3.7m. Inside there are 5 secure stands that residents could attach their cycles to.
The approved car park layout indicated 1 space per unit with 2 visitor spaces but without
any disabled provision. In their consultation response, County Highways had requested 1
disabled driver space, and this is indicated on the latest submission, utilising the space
nearest to the building.
3. RELEVANT HISTORY
The overall site has a long history of residential approvals and subsequent amendments,
the initial outline consent being 1999/0367, followed by housing layouts granted by virtue
of consents 2001/1057 and 2003/0001. The final scheme was 2006/1259 whereby the flats
replaced the previously approved housing layout.
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4. RELEVANT POLICIES AND GUIDANCE
The approval in 2006 was agreed against the policy background of the Regional Strategy,
County Structure Plan and the Saved Local Plan, with the former two documents now
revoked and the latter having more limited relevance following publication of the National
Framework (NPPF).
5. PLANNING ISSUES
The parking layout raises no adverse issues as the indicated scheme is in keeping with
previous highway advice.
With reference to the cycle store, one representation has been received from the
occupiers of an adjacent house. In terms of the first point the location of the building is no
different from an outbuilding that could be built by a neighbour under the Permitted
Development regime. It is of an appropriate design and sufficiently remote from the
adjacent dwellings not to cause any issue of enclosure or overshadowing of habitable
rooms.
As regards the second point, the planning consent contained a valid condition for
subsequent agreement of the cycle store. In more general terms, the overall site remains
ongoing and current legislation recognises that developers should be able to react to
changes in the market and amend approved plans accordingly.
6. CONCLUSION
The submitted scheme is appropriate for its purpose and the location.
RECOMMENDATION:
I recommend that:
The details submitted as documents referenced FL/N110AAAAB and FL/N/2000 are
acceptable and Condition 9 attached to planning approval 2006/1259 is hereby
discharged.
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PLAN NUMBER:

APPLICANT:

AGENT:

2014/0199

Barrow Borough Council

Chris Bugler Architect Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Central

Charles Wilton
01229 876553

12/03/2014
STATUTORY DATE:
26/05/2014

LOCATION:
Town Hall, Duke Street, Barrow-in-Furness
PROPOSAL:
Listed Building Consent for the formation of new corridor involving two new openings
in internal masonry walls, removal of internal partitions including original partitions,
extension of existing mezzanine floor, installation of new partitions as part of revised
office layout, and rearranged toilets and kitchen.
SAVED POLICIES OF THE
LOCAL PLAN:
POLICY D18
Alterations and additions to a Listed Building or those properties affected by the Article
Four Direction will not be permitted if they adversely affect its character and setting or its
architectural or historic features. In particular, the following alterations are likely to be
unacceptable, particularly where they pose a conflict with the traditions of the building type
or the area;
a)

The use of non-traditional roofing materials;

b)

The use of uPVC or aluminium or other non-traditional materials or styles for
windows and doors;

c)

Pebble-dashing, or rendering of any type where this would result in the loss of
features such as stone-work or ornamental brickwork;

d)

The removal of any special features such as ornamental ironwork, carved
stonework or brickwork, etc; and

e)

The use of uPVC gutters and downspouts.

Page 7 of 20

PLANNING COMMITTEE
20th May 2014
National Planning Policy Framework
128. In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impact of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary.
Where a site on which development is proposed includes or has the potential to include
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a
field evaluation.
129. Local planning authorities should identify and assess the particular significance of
any heritage asset that may be affected by a proposal(including by development affecting
the setting of a heritage asset) taking account of the available evidence and any necessary
expertise. They should take this assessment into account when considering the impact of
a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.

SUMMARY OF MAIN ISSUES:
The majority of the alterations relate to modern stud partitioning and its removal will allow
for a better appreciation of the building. This is particularly relevant to the works at the
base of the main central staircase described under area 2 above. There will also be some
improvement in the area which once housed the Council’s finance division. The amount of
original fabric to be lost is minimal and relates to small sections of original stud partitions
and two openings formed in internal, masonry walls.

NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press.
No representations received.
CONSULTATIONS:
County Archaeologist
I am writing to thank you for consulting me on this application and to confirm that I do not
have any objection and not wish to make any comments or recommendations.
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English Heritage
“Thank you for your letter of 8 April 2014 notifying us of the application for listed
building consent relating to the above site. We do not wish to comment in detail, but
offer the following general observations.
English Heritage Advice
The Gothic Revival style town hall is one of the most prominent historic landmarks in
Barrow. The national significance of the town hall is recognised by its grade II* listed
status. The proposals relate to the interior of the building and largely involve the
removal of later partitions and alterations, with only minimal impact on the historic
fabric. The application is supported by a Statement of Significance. The Statement
does not provide the description of historic significance required by the National
Planning Policy Framework (paragraph 128), however the proposed plans represent a
limited intervention in the building and therefore further detailed advice is not
required.
Recommendation
We urge you to address the above issues, and recommend that this application be
determined in accordance with national and local policy guidance, and on the basis
your expert conservation advice. It is not necessary for us to be consulted again. If
you feel you need further advice, please let us know why.
Please re-consult us if there are material changes to the proposals beyond those
necessary to address the issues we have raised. We will then consider whether such
changes might lead us to object. If they do, and if your authority is minded to grant
consent, you should notify the Secretary of State of this application in accordance
with circular 08/2009”.
OFFICERS REPORT:
Introduction
The application relates to internal alterations to parts of the ground floor in order to
accommodate the Housing Department, currently located externally. Councils are
prevented from determining their own listed building consent applications, and subject to
your authorisation, will need to be referred to Government Office for determination.
Reference is made to photographs which are attached as appendix A. Reference is made
to office by number as annotated on drawing numbers 365/01D and 365/02D.
There are three fairly distinct parts of the ground floor which require alteration. One is the
suite of rooms which were until recently occupied by the Council’s Planning and Building
Control functions. The proposal involves the removal of existing partitions, mostly modern,
and the installation of new partitions to facilitate a revised office layout.
The second area begins adjacent to the bottom of the main stairs within an area originally
designed to be open but which was enclosed to form office/reception rooms (currently
occupied by the Tax Office). This second area extends through the strong room and a
modern kitchen through which a new public access corridor is proposed to be formed.
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The third area is located on the Market Street side of central reception and involves the
modest re-configuration of partitions.
It is a requirement of both national and local policies for the significance of the parts of a
heritage asset proposed to be altered, to be assessed both in terms of the impact on these
features and on the asset as a whole. As a consequence it is necessary to identify those
parts of the building proposed to be altered and to consider the significance of those
changes.
Area 1 (formerly occupied by Planning and Building Control functions)_
This area can be further divided into two, the larger being the main ‘banking’ hall (originally
accommodated the finance office) and the suite of offices which once accommodated the
Borough Treasurer and immediate staff. A notable feature of the hall are the two rows of
columns which run the length of the hall ( photos 1 and 2). The hall was intended to have
an open, spacious quality. This character has been eroded to some extent by the creation
of a mezzanine floor running along one side for most of its length, the enclosure of its

southern end (office 5 and kitchen), and the separation of the space beneath the
mezzanine to create a public access corridor (photo 8).
The proposals involve the removal of the public access corridor with the space used to
create a series of interview rooms. This fabric is less than 15 years old. The plywood
balustrade/infill panels to mezzanine (photo 2) to be replaced with glass panels. The early
20th Century, much altered, vertically boarded partition to room 5 (photo 1) to be removed
though with the mezzanine extended across.
The changes will have a modest benefit on the spacious character of the hall through
removal of partitions and use of glazing to mezzanine. The extension of the mezzanine
will have less impact on the quality of the space compared to the existing partition and
which is of little intrinsic merit. The mezzanine to be set away from the back pair of
columns to improve their setting (as compared to the existing partition), and from the
external wall to reduce any impact on external views.
The area at the northern end of the hall has had a more sub-divided character and is
currently occupied by offices 1, 2, 3 and Planning/Building Control reception. There are a
number of modern stud partitions proposed to be removed and which are of no intrinsic
merit. Three original partitions were initially proposed to be removed though one is now
shown to be retained (amended plans 365/01 D & 365/02 D received 07/05/14).
The original partition now shown to be retained along with two original doors separates
office 2 from reception and includes the modest return to office 1. The main section of
partition shown to be removed separates office 1 from office 3 (photo 4).
This incorporates a modest splay where it meets the external wall to avoid conflict with a
window. It is devoid of features including any doors. The partition is of limited significance
in its own right and its removal will create a more open plan layout. This will provide a
higher quality space allowing for better interpretation of the columns which form a
continuation of those located in the main hall.
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A further modest area of original partition is shown to be removed between offices 1 and 2.
A free standing 19th Century safe is located centrally within the petition and which is to be
retained. The partition itself is of little merit.
Changes to the interface between office 2/reception and the rate hall/annotated as
‘Liberata’ on drawing no . 365/01 D are also proposed. Photo 10 shows the current
arrangement with a plasterboard lower half and original timber frame with leaded lights
above. Intrusive investigations are being arranged to establish if any historic fabric exists
behind the plasterboard, and if so, will be retained/revealed as part of the alterations.
Area 2
The area adjacent to the main stairs has been enclosed to form a suite of offices currently
in use as a Tax Office. These relatively modern and light weight additions are to be
removed to re-establish the spacious qualities originally intended for this prominent and
public part of the building. Photo 19 shows the modern door and frame to be removed as
part of these works.
At the rear of this suite a new opening is proposed to be formed in a masonry wall (photo
20). This is a plasterboard wall with vertical timber boarding beneath dado.
A further opening is proposed in a second wall which separates the strong room (photo 18)
from a modern kitchen. While off-set the two new openings are part of a new public
access corridor to replace that lost under the mezzanine (photo 8). Relatively modern
kitchen and toilets are to be altered to suit.
The removal of the partitions at the base of the stairs will improve the spacious quality of
the stone arched area. Creation of the corridor will allow for better appreciation of this part
of the building. The new masonry openings affect areas of limited significance in their own
right.
Area 3
Modest works are proposed in two offices. The office adjoining central reception (General
Office 4) is to have modern glazed partitions removed (photos 14 and 15) and new
partitions erected in different partitions. The lower part of a substantial truss is
incorporated into the existing partition and this will be exposed to view as intended.
In General Office 3 a lobby area will be formed behind the existing original door. The door
was shown to be repositioned but this element of the design has been omitted.
In conclusion the majority of the alterations relate to modern stud partitioning and its
removal will allow for a better appreciation of the building. This is particularly relevant to
the works at the base of the main central staircase described under area 2 above. There
will also be some improvement in the area which once housed the Council’s finance
division. The amount of original fabric to be lost is minimal and relates to small sections of
original stud partitions and two openings formed in internal, masonry walls.
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RECOMMENDATION:
I recommend that committee resolves as follows:
A: To support the application
B: To authorise the forwarding of the application to Government Office for determination.
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PLAN NUMBER:

APPLICANT:

AGENT:

2014/0282

AAH Planning Consultants

M Gallie
AAH Planning Consultants

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Ormsgill

Barry Jesson
01229 876323

08/04/2014
STATUTORY DATE:
28/04/2014

LOCATION:
Sowerby Lodge Farm, Bank Lane, Barrow-in-Furness
PROPOSAL:
Town & Country Planning under regulation 5 (Environmental Impact Assessment)
Regulations 2011- Screening opinion in relation to a proposed 4-5 MW solar farm
SAVED POLICIES OF THE
LOCAL PLAN:

SUMMARY OF MAIN ISSUES:
Proposal is not considered to be EIA development as it is likely to have no environmental
impact of local significance.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:

CONSULTATIONS:
Natural England
“Thank you for your consultation which was received by Natural England on 16 April 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.
Environmental Impact Assessment
It is our advice, on the basis of the material supplied with the consultation, that, in so far as
statutory designated sites, landscapes and protected species are concerned, that there
are unlikely to be significant impacts.
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We have checked our records and based on the information provided, we can confirm that
the application site is either located in close proximity to the following sites:
Duddon Estuary Site of Special Scientific Interest (SSSI)
Morecambe Bay Special Area of Conservation (SAC),
Duddon Estuary Special Protection Area (SPA)
Duddon Estuary Ramsar Site
Based on the material provided it is our view that the proposed development is not likely to
significantly affect the interest features for which they are notified. However we do advise,
due to the proximity of the SPA and Ramsar, that an initial desktop assessment to
ascertain the use of the proposed site by SPA/Ramsar bird species be undertaken as we
do not hold specific information about the proposed site.
We would also recommend a minimum of a Phase 1 habitat survey to ascertain the use of
the proposed site by Great Crested Newts and Natterjack Toads, which are notified
features of the SAC and Ramsar respectively.
Natural England does not hold information on the location of significant populations of
protected species, so is unable to advise whether this proposal is likely to affect such
populations to an extent sufficient to require an EIA. It remains the case, however, that the
developer must provide information supporting this application sufficient for you to assess
whether protected species are likely to be affected and, if they are, whether sufficient
mitigation, avoidance or compensation measures will be put in place.
Notwithstanding this advice, Natural England does not routinely maintain locally specific
data on all potential environmental assets. As a result this application may raise
environmental issues that we have not identified on local or national biodiversity action
plan species and/or habitats, local wildlife sites or local landscape character that may be
sufficient to warrant an EIA.
We therefore recommend that advice is sought from your own ecological and/or landscape
advisers, local record centre, recording society or wildlife body on the local landscape,
geodiversity and biodiversity receptors that may be affected by this development before
determining whether an EIA is necessary.
Should you determine that an EIA is not required in this case, you should still ensure that
the application is supported by sufficient biodiversity and landscape information in order for
you to assess the weight to give these material considerations when determining the
application.
Please note that Natural England reserves the right to provide further comments on this
proposal beyond this EIA screening opinion, should your authority seek our views on the
planning application. This includes any third party appeal against any screening decision
you may make.
For any queries relating to the specific advice in this letter only please contact Camilla
Davidge on 0300 060 2376. For any new consultations, or to provide further information on
this consultation please send your correspondences to
consultations@naturalengland.org.uk”.
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OFFICERS REPORT:
Background
The Town and Country Planning (Environmental Impact Assessment) (England & Wales)
Regulations, also known as the EIA Regulations, and recently updated in 2011, form part
of the development control system in England and relate to certain types of development.
The Regulations evolved from a European Union Directive and give planning authorities a
means of ensuring that they can take account of the environmental implications of
individual developments in their decisions on planning applications. The Regulations also
place a number of responsibilities on planning authorities, which relate to the different
stages of the EIA process.
Only certain types of development are subject to the Regulations, and the process by
which this is determined is called 'screening'. A developer can ask the planning authority to
give a screening opinion prior to submitting their application, or the Authority can adopt a
screening procedure during the consideration of it. This is purely a technical exercise, and
there is no formal requirement to consult third parties.
The developer submits a basic outline of the project including a site plan, a brief
description of the scheme and its possible effects on the environment. Authorities have the
power to ask for additional information in order to adopt its screening position, which is
normally required within 3 weeks of receipt. The Regulations include two lists of different
types of development projects, Schedules 1 and 2.
Schedule 1 identifies major projects for which EIA is mandatory (e.g. integrated industrial
chemical plants, large scale thermal and nuclear power stations).
The second list, called Schedule 2, categorises the types of proposals for which EIA may
be required, and cites an area threshold for each category above which a screening
opinion should be carried out. Under this legislation, only a development in Schedule 2 that
exceeds the threshold and is likely to have ‘significant effects on the environment by virtue
of factors such as its size, nature or location’ would require the submission of an EIA.
Site
The development site comprises agricultural land linked to Sowerby Lodge Farm in
Hawcoat, with views possible towards the North End Marshes further west. The site sits
detached within land located north of the main farm. Whilst inherently agricultural, it is
located in the visual context of an industrial Mill further east, as well as a waste recycling
plant to the south east. 90m to the north of the proposed solar site is Sowerby Wood. The
site is a private holding and benefits from some hedgerow screening to the east and west.
A public right of way runs through the site, whilst vehicular access is off the A590, via a
bridge that crosses the train line that passes to the east of the site.
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The field indicated is approximately 10 acres in total and located adjacent (approximately
100m away) to a number of designated sites, namely the Duddon Estuary Site of Special
Scientific Interest (SSSI), Duddon Estuary Ramsar Site, Duddon Estuary Special
Protection Area (SPA) and the Morecambe Bay Special Area of Conservation (SAC). It is
rural in nature and sloping gradually down to the coast where, beyond the site boundaries,
the ground drops more sharply to the shore line. The closest residential property is to the
east, approximately 300m away and the other side of the mill and A590; whilst to the
southeast are dwellings some 700m away.
Proposal
Whilst no detailed plans are required at this stage, it is stated within the submission that
the development will comprise a ground mounted solar array (and likely a small number of
ancillary kiosks to house the electrics), with an export capacity of 4-5MW.
The submitted photomontages suggest the development will be characterised by the
construction of rows of Photovoltaic (PV) panels laid out in arrays running generally east to
west across the site. Each array will be mounted on a simple metal framework and would
have a maximum height above ground level of approximately 2.5m. The panels are fixed
in place and installed at approximately 20 to 30 degrees from the horizontal to maximise
solar irradiation gains. The rows of panels are spaced apart, the distance depending upon
the topography of the site, ensuring that there is no overshadowing from one row to
another.
Assessment
The development does not fall within Schedule 1 of the Regulations. The development is
schedule 2 development, falling within the description at part 3(a) of that schedule in the
Regulations. The proposed development does exceed the relevant indicative threshold in
column 2 of the table. The site area covered by the development is approximately 4ha;
larger than the 0.5ha threshold in the column 2, albeit part 3(a) is a general grouping of
projects under "Energy Industry".
The land type is abundant in supply relative to the scale of works. The land is not
unusually (DEFRA 1 or 2 class) high grade agricultural land. Hedgerows are present
primarily on the east and west boundaries. The installation may form a barrier to wildlife,
though the area is not a defined wildlife corridor, though is surrounded on 3 sides by a
wildlife corridor. The site has low visibility from surrounding areas due to the topography,
woods and intervening development. Visibility may be increased from the north end of
Walney, though the distance from the installation also increases.
The proposal will have no material effect in respect of the use of natural resources over
the life of the development and should produce negligible waste. There are no anticipated
pollution effects from this type of development (during operation) given its clean energy
process and outputs. Emissions and, equally any nuisance, will likely only extend to the
construction period interfering with land use (such as during undergrounding) but no
significant effects are anticipated.
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The site is in a rural and low population density area. Glint and glare from the panels may
arise during operation and will be subject to further assessment at the detailed stage due
to the presence of Walney Airfield, approximately 2.5km away. The development would
not be occupied intensively during the operational phase with likely only scheduled
maintenance required. There are no cumulative effects with similar schemes nearby
though a similar proposal has recently been ‘screened’ at Roanhead Farm, some 3km
away (a much larger site area, closer to the same designated sites – deemed not to be
EIA development). The arrangement of the panels is such that not all of the site area will
be covered by the development, with the remaining space available for habitat creation,
biodiversity improvement and agricultural use such as sheep grazing (in between panel
arrays) where appropriate. The developments lifespan is anticipated to be 25 years,
following which site restoration should be possible given the relatively simple construction
methods proposed.
Given the sensitivity of the adjacent designated sites to the west, consultation with Natural
England was carried out; they are of the opinion that it is not likely to cause any potential
significant impact. They do however suggest certain bird species assessments are carried
out, in addition to a phase 1 habitat survey. The applicant states a full Landscape and
visual Impact Assessment would be included in the submission.
RECOMMENDATION:
For the following reasons I consider that based upon the submitted information an
Environmental Impact Statement is not required for this development.
a. The site is not within a ‘sensitive area’ as defined in regulation 2(1) of The Town and
Country Planning (Environmental Impact Assessment) Regulations 2011
b. Whilst the development site area exceeds 0.5 hectares and is therefore Schedule 2
development, it is likely to only have an environmental impact of local significance. Should
the proposal be deemed acceptable in terms of national guidance and development plan
policies, these impacts could be addressed through suitable mitigation measures enforced
by either legal agreements or planning conditions.
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