DEVELOPMENT DIVISION
PLANNING COMMITTEE

PLANNING APPLICATIONS FOR DECISION

3rd December 2013

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:

2013/0450

RB And LJ Satterthwaite

WARD/PARISH:

CASE OFFICER:

Chris Ashton
Ashton Planning
DATE RECEIVED:

Dalton North Lindal and
Marton Parish Council

Jason Hipkiss
01229 876485

21/06/2013
STATUTORY DATE:
26/08/2013

LOCATION:
Land at Church Farm, The Green, Lindal-in-Furness
PROPOSAL:
Installation of a 50kw wind turbine mounted on a 24m high mast
SAVED POLICIES OF THE
LOCAL PLAN:
POLICY D1
The Borough’s countryside will be safeguarded for its own sake and non-renewable and
natural resources afforded protection. Development will be permitted in the countryside
only where there is a demonstrable need that cannot be met elsewhere. Where necessary
development is permitted any adverse effect on the rural character of the surroundings
should be minimised subject to the development’s operational requirements.
POLICY D45
Proposals for energy generation projects that rely on renewable resources will be
approved within the Local Plan area where they meet established best practice criteria and
the energy generation and other benefits outweigh the environmental impact, particularly if
they help to meet the Authority’s target for the proportion of its energy needs to be
generated from renewable sources.
POLICY D47
The acceptability of wind energy installations will be judged according to whether the
number, location, siting, size and design of proposals can be shown to satisfy the following
criteria:
a) An Environmental Impact Assessment is undertaken where the proposal is considered
by the Authority to be significant in relation to its environmental impact. This must be
adequate to assist the Authority to assess whether the energy contribution and other
benefits outweigh any significant adverse effect on;
1. The character and appearance of the landscape, nature conservation, archaeological or
geological interests;
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2. The amenity of residential properties by reason of visual impact, noise, shadow flicker or
reflected light;
b) The proposal would not unduly dominate the appearance or visual amenities or setting
of a settlement or part thereof, or intrude on the enjoyment of publicly accessible spaces
within it;
c) The proposal would not cause significant damage to a site of international, national or
local nature conservation importance;
d) Effective measures are available to overcome any significant electromagnetic
interference to transmitting or receiving equipment;
e) All associated power lines, both on-site and off-site, are placed underground or do not
appear prominent in the landscape;
f) Adequate access for construction traffic is available or could be provided without harm to
highway safety, visual amenity or nature conservation interests;
g) The proposal, when assessed in the context of existing, proposed or permitted wind
energy schemes, would not result in a cumulative visual effect which would have a
significant adverse impact on the character and appearance of the area; and
h) Realistic proposals are in place for the removal of redundant wind turbines and the
restoration of the site. In assessing the proposals against the requirements of this policy,
full account will be taken of proposed mitigating measures, and of the County-wide
Supplementary Planning Guidance “Wind Energy Development in Cumbria”.

SUMMARY OF MAIN ISSUES:
National guidance is heavily weighted in favour of renewal energy schemes hence the
main issues revolve around the local impacts and whether these are so severe as to
outweigh national guidance which encourages Planning Authorities to increase the level of
renewable energy capacity within their region.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The Occupiers, Whitriggs, Primrose Lane, Tytup, Dalton in Furness
“We object most strongly to this current rash of wind turbine applications in our area. The
landscape if being blighted by more and more of these obscenities that have very little (if
anything) to do with being “Green”. They are a very visible sign of greed on the part of the
landowners who apparently are only interested in availing themselves of the subsidies
provided by the government, which you and I then pay through our taxes and by our
grossly inflated electricity bills.
Should these applications be approved the impression given will be that the existing wind
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farms are “breeding”. The proliferation of turbines will shortly fill every view. The already
well documented nuisances and annoyances created by existing wind turbines (noise,
shadow flicker glinting and reflection) can only be increased to the detriment of the
residents.
We urge you to refuse these applications and allow residents some quality of life in an
area that is already oversubscribed with these useless monstrosities”.
The Occupiers, Goulters Mill, Nettleton
“We are alarmed at the plethora of applications for wind farms on the Furness Peninsular
which is transforming the area from one of beauty and unique character to an industrial
muddle dotted with random structures which cannot be disguised or softened; monuments
to the opportunism of a few although purporting to be for the benefit of the many.
This particular application is close to the site of a Grade II* listed house. If granted it would
damage for ever the outlook and presence of what stands to be part of our national
Heritage.”
CONSULTATIONS:
“Telefonica UK Limited
I’ve had a look at the proposed wind turbine above on behalf of CTIL EMF Enquiries, and
there are no issues with the site causing issues with the current or planned O2 Network.
Vodafone UK
“No objection.”
BBC
Please take a look at "Wind farms and interference to TV reception":
http://www.bbc.co.uk/reception/info/windfarms.shtml
This page includes a link to an online assessment tool that enables any
prospective applicant to evaluate whether their windfarm proposal is
likely to disrupt TV reception.
There are also links to Ofcom for further information.
Civil Aviation Authority
Request for Comment under the Town and Country Planning Act 1990 and the Town and
Country Planning (Scotland) Act 1997
There is currently a high demand for CAA comment on wind turbine applications which
exceeds the capacity of the available resource to respond to requests within the
timescales required by Local Planning Authorities. The CAA has no responsibilities for
safeguarding sites other than its own property, and a consultation by a Council is taken as
a request for clarification of procedural matters. Councils are reminded of their obligations
to consult in accordance with ODPM/DfT Circular 1/2003 or Scottish Government Circular
4 of 69

PLANNING COMMITTEE
3rd December 2013
2/2003, and in particular to consult with NATS and the Ministry of Defence as well as any
aerodromes listed in Annex 3 of the above documents, taking note of appropriate guidance
and policy documentation. Should the Council be minded to grant consent to an
application despite an objection from one of the bodies listed in the circular, then the
requisite notifications should be made.
Whilst the CAA recommends all aerodrome operators/license holders develop associated
safeguarding maps and lodge such maps with local planning authorities, the CAA
additionally encourages councils/planning authorities to undertake relevant consultation
with known local aerodromes regardless of status or the existence of any
aerodrome/council safeguarding agreement, including local emergency service Air Support
Units (e.g. Police Helicopter or Air Ambulance).
There is an international civil aviation requirement for all structures of 300 feet (91.4
metres)* or more to be charted on aeronautical charts. However, on behalf of other nonregulatory aviation stakeholders, in the interest of Aviation Safety, the CAA requests that
any feature/structure 70 feet in height, or greater, above ground level is notified to the
Defence Geographic Centre ICGDGC-ProdAISAFDb@mod.uk, including the location(s),
height(s)* and lighting status of the feature/structure, the estimated and actual dates of
construction and the maximum height of any construction equipment to be used, at least 6
weeks prior to the start of construction, to allow for the appropriate notification to the
relevant aviation communities.
Any structure of 150 metres* or more must be lit in accordance with the Air Navigation
Order and should be appropriately marked. Although if an aviation stakeholder (including
the MOD) made a request for lighting it is highly likely that the CAA would support such a
request, particularly if the request falls under Section 47 of the Aviation Act.
Cumulative effects of turbines may lead to unacceptable impacts in certain geographic
areas.
The Ministry of Defence will advise on all matters affecting military aviation.
Should the Council still have a specific query about a particular aspect of this application
the CAA will help in the clarification of aviation matters and regulatory requirements. Site
operators remain responsible for providing expert testimony as to any impact on their
operations and the lack of a statement of objection or support from the CAA should not be
taken to mean that there are no aviation issues, or that a comment from an operator lacks
weight.
Lindal & Marton Parish Council
“The Parish Council decline to support the proposal on the grounds that its prominence
would make it visually intrusive and that it was too close to residential properties”.
NATS Safeguarding
“The proposed development has been examined from a technical safeguarding aspect and
does not conflict with our safeguarding criteria. Accordingly, NATS (En Route) Public
Limited Company ("NERL") has no safeguarding objection to the proposal.
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However, please be aware that this response applies specifically to the above consultation
and only reflects the position of NERL (that is responsible for the management of en route
air traffic) based on the information supplied at the time of this application. This letter does
not provide any indication of the position of any other party, whether they be an airport,
airspace user or otherwise. It remains your responsibility to ensure that all the appropriate
consultees are properly consulted.
If any changes are proposed to the information supplied to NERL in regard to this
application which become the basis of a revised, amended or further application for
approval, then as a statutory consultee NERL requires that it be further consulted on any
such changes prior to any planning permission or any consent being granted”.
Natural England
Natural England’s comments in relation to this application are provided in the following
sections.
Statutory nature conservation sites – no objection
Based upon the information provided, Natural England advises the Council that the
proposal is unlikely to affect any statutorily protected sites or landscapes.
Protected species Bats and great crested newts
It is noted that a survey for European Protected Species has been undertaken in support
of this proposal. Natural England does not object to the proposed development. On the
basis of the information available to us, our advice is that the proposed development would
be unlikely to affect bats and great crested newts.
For clarity, this advice is based on the information currently available to us and is subject
to any material changes in circumstances, including changes to the proposals or further
information on the impacts to protected species.
We have not assessed the survey for badgers, barn owls and breeding birds1, water
voles, white-clawed crayfish or widespread reptiles. These are all species protected by
domestic legislation and you should use our protected species standing advice to assess
the adequacy of any surveys, the impacts that may results and the appropriateness of any
mitigation measures.
1 Unless protected by Schedule 1 of the Wildlife & Countryside Act 1981 (as amended).
The advice we are giving at the present time relates only to whether, in view of the
consultation materials presently before us (including with reference to any proposed
mitigation measures), the proposal is likely to be detrimental to the maintenance of the
species concerned at a favourable conservation status in their natural range (i.e. the
‘Favourable Conservation Status’ test). We have not considered whether the proposal
satisfies the three licensing tests or whether a licence would be issued for this proposal .
This advice is based on the information currently available to us and is subject to any
material changes in circumstances, including changes to the proposals or further
information on the protected species.
You may also wish to refer to the following Technical Information Note:
TIN051 - Bats and onshore wind turbines (Interim guidance)
http://publications.naturalengland.org.uk/publication/35010?category=34022
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Local wildlife sites
If the proposal site is on or adjacent to a local wildlife site, eg Site of Nature Conservation
Importance (SNCI) or Local Nature Reserve (LNR) the authority should ensure it has
sufficient information to fully understand the impact of the proposal on the local wildlife
site, and the importance of this in relation to development plan policies, before it
determines the application.
Biodiversity enhancements
This application may provide opportunities to incorporate features into the design which
are beneficial to wildlife, such as the incorporation of roosting opportunities for bats or the
installation of bird nest boxes. The authority should consider securing measures to
enhance the biodiversity of the site from the applicant, if it is minded to grant permission
for this application. This is in accordance with Paragraph 118 of the National Planning
Policy Framework. Additionally, we would draw your attention to Section 40 of the Natural
Environment and Rural Communities Act (2006) which states that ‘Every public authority
must, in exercising its functions, have regard, so far as is consistent with the proper
exercise of those functions, to the purpose of conserving biodiversity’. Section 40(3) of the
same Act also states that ‘conserving biodiversity includes, in relation to a living organism
or type of habitat, restoring or enhancing a population or habitat’.
Landscape enhancements
This application may provide opportunities to enhance the character and local
distinctiveness of the surrounding natural and built environment; use natural resources
more sustainably; and bring benefits for the local community, for example through green
space provision and access to and contact with nature. Landscape characterisation and
townscape assessments, and associated sensitivity and capacity assessments provide
tools for planners and developers to consider new development and ensure that it makes a
positive contribution in terms of design, form and location, to the character and functions of
the landscape and avoids any unacceptable impacts.
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.
Electricity North West
“We have considered the above planning application submitted on 3/7/13 and find it could
have an impact on our infrastructure.
The development is shown to be adjacent to or affect Electricity North West operational
land or electricity distribution assets. Where the development is adjacent to operational
land the applicant must ensure that the development does not encroach over either the
land or any ancillary rights of access or cable easements. If planning permission is granted
the applicant should verify such details by contacting Electricity North West, Estates and
Wayleaves, Frederick Road, Salford, Manchester M6 6QH.
The applicant should be advised that great care should be taken at all times to protect both
the electrical apparatus and any personnel working in its vicinity.
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The applicant should also be referred to two relevant documents produced by the Health
and Safety Executive, which are available from The Stationery Office Publications Centre
and The Stationery Office Bookshops, and advised to follow the guidance given.
The documents are as follows:HS(G)47 – Avoiding danger from underground services.
GS6 – Avoidance of danger from overhead electric lines.
The applicant should also be advised that, should there be a requirement to divert the
apparatus because of the proposed works, the cost of such a diversion would usually be
borne by the applicant. The applicant should be aware of our requirements for access to
inspect, maintain, adjust, repair, or alter any of our distribution equipment. This includes
carrying out works incidental to any of these purposes and this could require works at any
time of day or night. Our Electricity Services Desk (Tel No. 0800 048 1820) will advise on
any issues regarding diversions or modifications.
Electricity North West offers a fully supported mapping service at a modest cost for our
electricity assets. This is a service, which is constantly updated by our Data Management
Team (Tel No. 0800 195 4749) and I recommend that the applicant give early
consideration in project design as it is better value than traditional methods of data
gathering. It is, however, the applicant’s responsibility to demonstrate the exact
relationship on site between any assets that may cross the site and any proposed
development”.
Electricity North West Limited
“Could you please review this in light of the fact we have a protection link in the path,
license no JENWARS1”
Electricity North West Limited 24.10.13
“Further to our discussion this afternoon I would like to confirm that the potential impact is
one of safety during the construction of the LV cable from the wind turbine to the buildings
indicated on the site plan. The route for the LV cable goes under a live ENW 132kV
overhead line. It is prudent to point out that any works under the 132kV line should be
carried out with reference to the following HSE documents:- GS6 - Avoidance of danger from overhead electric lines.”
Walney Airfield
No objection. The proposed structure penetrates the Outer Horizontal safeguarded surface
by 6.7m but no objection is raised due to similar existing structures in the vicinity.
Ministry of Defence
“Thank you for consulting with the Ministry of Defence (MOD) about the above
planning application in your communication date 4 July 2013.
I am writing to tell you that the MOD has no objection to the proposal.
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The application is for 1 turbine at 34.3 metres to blade tip. This has been assessed using
the grid reference below as submitted in the planning application or in the developers’ proforma.
Turbine
1

100km Square
SD

Easting
24075

Northing
76202

The principal safeguarding concern of the MOD with respect to the development of wind
turbines relates to their potential to create a physical obstruction to air traffic movements
and cause interference to Air Traffic Control and Air Defence radar installations.
Defence Infrastructure Organisation Safeguarding wishes to be consulted and notified of
the progression of planning applications and submissions relating to this proposal to verify
that it will not adversely affect defence interests.
If planning permission is granted we would like to be advised of the following;
•
the date construction starts and ends;
•
the maximum height of construction equipment;
•
the latitude and longitude of every turbine.
This information is vital as it will be plotted on flying charts to make sure that military
aircraft avoid this area.
If the application is altered in any way we must be consulted again as even the slightest
change could unacceptably affect us.
I hope this adequately explains our position on the matter. If you require further
information or would like to discuss this matter further please do not hesitate to contact
me.
Further information about the effects of wind turbines on MOD interests can be obtained
from the following websites:
MOD:
http://www.mod.uk/DefenceInternet/MicroSite/DIO/WhatWeDo/Operations/ModSafeguardi
ng.htm”
Arqiva
“Thank you for your e-mail referring to the above wind turbine development. Arqiva is
responsible for providing the BBC and ITV's transmission network and is responsible for
ensuring the integrity of Re-Broadcast Links and also protect its microwave networks. We
have considered whether this development is likely to have an adverse affect on our
operations and have concluded that we have no objection to this application.”
Environmental Health
“Wind Turbine Noise Conditions
Condition 1: At any noise sensitive location, noise from the wind turbine(s) shall be limited
to 5dB(A) above the daytime background noise level, measured as the LA90,10mins, at wind
speeds up to 10m/s at 10m reference height, subject to a lower limit of 35dB(A). Between
the hours of 11:00pm and 7:00am noise from the wind turbine(s) shall not exceed 43dB
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LA90,10 Minutes at all operating wind speeds. Assessment of Noise from the wind turbines
shall be carried out in accordance with the ETSU-R-97 Guidance - The Assessment and
Rating of Noise from Wind Farms [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]
Conditions 2 & 3 (AM1 & AM2 plus Guidance Note 5)
AM1
Within 21 days of a written notification by the Local Planning Authority that a complaint has
been made to it about noise emissions from the wind turbines at any dwelling lawfully
existing or with planning permission at the date of this permission and that the Local
Planning Authority considers that Excess Amplitude Modulation (EAM) as defined in
Guidance Note 5 is present in said noise emissions and a reason for the complaint, the
wind farm operator shall appoint an independent consultant. The consultant shall
implement the procedures outlined in Guidance Note 5.
AM2
If EAM is determined and notified to the wind farm operator by the Local Planning
Authority to be present following the receipt by it of the opinion provided for in step (d) of
Guidance Note 5 the wind farm operator shall within 21 days of said notification submit a
scheme, for the written approval of the Local Planning Authority, providing for the
investigation and control of EAM. The Scheme shall be implemented as approved.
Guidance Note 5
Excess Amplitude Modulation ("EAM") is the modulation of aerodynamic noise produced at
the frequency at which a blade passes a fixed point and occurring in ways not anticipated
by "The Assessment and Rating of Noise from Wind Farms" (ETSU-R-97 at page 12).
The investigation of the complaint shall be undertaken as set out in the steps below:
(a)A written noise log shall be requested to be kept by the complainant indicating those
times at which EAM is deemed by them to be unreasonably intrusive. The noise log shall
be maintained until a period of not less than 5 separate such occurrences of EAM have
been recorded. Separate occurrences recorded in any one 24 hour period shall be
counted as a single incidence. The noise log shall also set out the location(s) (internal or
external to the property) where the EAM most affects the complainant(s).
If the complainant refuses to keep a written noise log then (unless the Local Planning
Authority takes such action itself) no further action shall be required of the wind farm
operator under conditions AM1 and AM2.
(b) Once the requirements of step (a) have been fulfilled and this has been notified by the
Local Planning Authority to the wind farm operator the consultant shall, within 7 working
days, provide the complainant(s) with a switchable audio recording system. The audio
recording system shall comprise a measurement system of EN 60651/BS EN 60804 Type
1, or BS EN 61672 Class 1 quality, or the equivalent UK adopted standard in force at the
time of the measurements, with the audio recording facility having a minimum 16 bit
resolution and 44kHz sample rate recording audio files in uncompressed format.
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The complainant shall initiate recordings of not less than 3 separate incidences of EAM.
Such recordings shall be undertaken at the worst affected location(s) identified by the
complainant in the noise log. Separate occurrences recorded in any one 24 hour period
shall be counted as a single incidence.
(c) If:
i. the noise log provided for under step (a) fails to identify 5 occurrences of EAM; or
ii. the equipment provided under step (b) fails to record 3 occurrences of EAM within a
single and contiguous period of 3 months within a total period of 6 months commencing
with the date such equipment is provided;
then the existence of EAM as a material contributor to the noise complaint shall be
excluded and no further action is necessary.
(d) If:
i. The noise log provided for under step (a) identifies at least 5 occurrences of EAM; and
ii. the equipment provided under step (b) records at least 3 such occurrences of EAM in
the period defined in step c(ii);
then the consultant shall give his written opinion to the Local Planning Authority as to
whether or not the existence of EAM is a material contributor to the noise complaint.
(e) When providing his written opinion under step (c) or (d) the consultant shall also
provide electronic copies of all recordings made and data obtained using the switchable
recording device”.
Joint Radio Company
“Cleared with respect to radio link infrastructure operated by:Electricity North West, National Grid Gas Networks and United Utilities(Water)
Please note that, as a result of further analysis, our earlier objection (23 July 2013) is now
withdrawn.
JRC analyses proposals for wind farms on behalf of the UK Fuel & Power Industry and the
Water Industry in north-west England. This is to assess their potential to interfere with
radio systems operated by utility companies in support of their regulatory operational
requirements.
In the case of this proposed wind energy development, JRC does not foresee any potential
problems based on known interference scenarios and the data you have provided.
However, if any details of the wind farm change, particularly the disposition or scale of any
turbine(s), it will be necessary to re-evaluate the proposal.
In making this judgement, JRC has used its best endeavours with the available data,
although we recognise that there may be effects which are as yet unknown or
inadequately predicted. JRC cannot therefore be held liable if subsequently problems arise
that we have not predicted.
It should be noted that this clearance pertains only to the date of its issue. As the use of
the spectrum is dynamic, the use of the band is changing on an ongoing basis and
consequently, developers are advised to seek re-coordination prior to considering any
design changes.”
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Telent
“Please find attached the desktop survey ref the proposed wind turbine @ Church Farm
The Green Lindal-in-Furness , produced by telent on behalf of Vodafone.
It shows that the nearest Vodafone link is approx 108m away from your proposal which
does not pose a threat to the VF ATP microwave network.
Please note that Vodafone specify a 100m minimum separation from turbine to link.
I have provided the link ends below so you can plot the microwave path.

OFFICERS REPORT:
BACKGROUND
The 2007 European Union Common Energy Policy includes a binding target of 20% of
overall energy to be produced from renewables by 2020 with a reduction in greenhouse
gases by up to 30%. The Climate Change Act 2008 set a legally binding target to reduce
greenhouse gas emissions by at least 80% by 2050 with reductions in CO² emissions of
some 26% by 2020 against a 1990 base.
In 2009, EU Directive 2009/28/EC set out a requirement of 20% of overall energy and 35%
of electricity is to be produced from renewables. This directive sets out the contribution
from each member state with the UK set to produce 15% of all energy from renewable
sources by 2020. The 2009 Renewable Energy Strategy (RES) highlighted a need to
radically increase the use of renewable electricity and noted that the 15% binding target
required a 7-fold increase in the share of renewables in less than a decade.
The global switch to renewable energy regeneration to which the government has
committed has resulted in several recent layers of new policy documents. Recent appeal
decisions indicate that, unless there are significant environmental and amenity impacts
affecting recognised designated sites such as those with SSSI status or national parks, the
likelihood is that the appeal will be allowed.
Following the 2008 Act, the government has produced a series of National Energy
Statements which form a framework upon which national significant schemes (e.g.
onshore wind > 50 MW) which would be dealt with by the Planning Inspectorate (PINS).
The Statements reiterate the key role renewable electricity production has in meeting the
15% target by 2020. They go on to confirm the government’s view that of all the renewable
energy sources, onshore wind is recognised as the most well established and most
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economically viable source of renewable electricity available for future large scale
deployment in the UK.
In January 2011 central government reaffirmed its commitment to green energy by
increasing the target from 3% to 20% by 2020. The potential use of renewable energy by
businesses including the agricultural sector is seen as a valuable contribution to this
target.
NATIONAL PLANNING POLICY
National Planning Policy Framework
At the heart of the NPPF is a presumption in favour of sustainable development, which
should be seen as a ‘golden thread’ running through both plan-making and decision-taking.
The key message is that sustainable development should be supported unless material
considerations dictate otherwise.
The NPPF sets out 12 core planning principles at paragraph 17, which are required to
underpin both plan-making and decision-taking. One of the twelve core planning principles
of the NPPF, as set out at paragraph 12, is that planning should support the transition to a
low carbon future in a changing climate, taking full account of flood risk and coastal
change, and encourage the reuse of existing resources, including conversion of existing
buildings, and encourage the use of renewable resources (for example, by the
development of renewable energy).
Chapter 10 of the NPPF, “Meeting the challenge of climate change, flooding and coastal
change”, states that planning plays a key role in supporting the delivery of renewable and
low carbon energy and associated infrastructure. It is stated that local planning authorities
should adopt proactive strategies to mitigate and adapt to climate change.
Paragraph 98 states that when determining planning applications, local planning
authorities should:
• Not require applicants for energy development to demonstrate the overall need for
renewable or low carbon energy and also recognise that even small-scale projects
provide a valuable contribution to cutting greenhouse gas emissions;
• Approve the application (unless material considerations indicate otherwise) if its
impacts are (or can be made) acceptable.
The NPPF requires that planning authorities should follow the approach set out in the
National Policy Statement for Renewable Energy Infrastructure (read with the relevant
sections of the Overarching National Policy Statement for Energy Infrastructure, including
that on aviation impacts) in assessing the likely impacts of potential wind energy
development,.
National Policy Statement for Energy (EN1) and National Policy Statement on Renewable
Energy Infrastructure (EN3)
The NPSs seek to speed up the transition of the UK to a low carbon economy in order to
help realise the UK’s global commitments and to improve the security of supply, by
reducing reliance upon international energy sources. There should be a diverse mix of
technologies, supply chains, and fuel sources, in order to avoid reliance on one sector.
The government is committed to “dramatically” increasing electricity generation from
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renewable resources. In the short term this will mainly be onshore/offshore wind, with
future input from biomass, wave and tidal sources. The process is considered to be urgent
as aged fossil fuelled power stations need to be closed due to their excessive carbon
generation in breach of government targets.
As part of this transitional process, the NPSs recognise that significant negative impacts
associated with new energy projects should be generally capable of being successfully
mitigated. In terms of onshore wind, the turbines can be sited to reduce any potential for
noise nuisance, shadow flicker, or ecological impacts, but other impacts upon landscape
and visual amenity will be harder to mitigate. However, there is considerable weight given
to the overriding public interests of diversifying the UK energy production base and
reducing the effects of climate change. Accordingly, the general policy inference is that
unless there are recognised issues of significant importance, such as residential amenities
or environmental assets that cannot be mitigated, then renewable energy schemes should
be supported.
Planning for Renewable Energy: A companion guide to PPS22
The NPPF replaced all previous PPG/PPS including PPS22 – Planning for Renewable
Energy. However the companion guide remains a material planning consideration.
DEVELOPMENT PLAN POLICY
The development plan comprises the saved policies in the Barrow Local Plan Review
(LPR). The Regional Spatial Strategy for the North West (RSS) and remaining saved
structure plan policies were revoked on the 20th May 2013 and therefore no longer form
part of the development plan.
Local Plan Review
A number of relevant policies have been “Saved” under the 2004 Act.
Policy D1 gives general guidance about aspects of rural based development, whilst
policies D2 County Landscape and D3 Local Landscapes are more specific with respect to
developments potentially affecting the allocated areas.
Policy D45 identifies the overarching stance for renewable energy projects. Best practise
must be employed and the benefits of the scheme should outweigh any potentially adverse
impacts particularly if the project helps in meeting local targets for renewable energy
generation.
Policy D47 gives the detailed criteria against which proposals will be judged. Whilst the
inference is towards the larger commercial wind schemes, these criteria can be equally
applied to single turbine projects such as this one.
NON-DEVELOPMENT PLAN DOCUMENTS
Cumbria Wind Energy Supplementary Planning Document (SPD)
The SPD has not been adopted by Barrow Borough Council to date, but will be considered
for adopting as part of the new Local Plan. The document covers parts of the Borough and
as such forms a material consideration in the determination of planning applications. The
guidance states that it is important to look favourably on wind energy development that
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does not cause unacceptable harm to the built and natural environment. The guidance
provides general advice on the range of issues that must be dealt with in relation to wind
energy proposals.
Part 2 of the document provides a landscape character assessment and aims to provide
an indication of the relative capacity of different landscapes within Cumbria to
accommodate wind energy development.
The application site stands just within an area identified in this document as sub type 5c
Lowland- Rolling Lowland. Within the document this is described as open undulating
topography dominated by pasture farming with an open nature on higher ground such as
the surrounding area. There is mention of the need to carefully site and design energy
related development such as pylons and turbines to “prevent this sub type becoming a
wind energy landscape. Prominent locations should be avoided and appropriate mitigation
should be included to minimise adverse effects.”
Location and Site
The applicant operates a dairy farm with some 300 head of cattle, and dairy farms are
recognised as large energy consumers due to the processes used in producing milk and in
the welfare of the animals. Whilst the applicant’s farm is adjacent to The Green Lindal, the
actual location of the turbine is on their farmland 0.95km to the north west of the village
centre. This is a remote upland location with a rolling topography consisting primarily of
fields divided by mixed hedgerows, and used for the production of silage and for the
grazing of sheep and cattle. The turbine is shown as being located on a level plateau that
is the highest point of a steep south west facing slope
The wider area is characterised by various scattered settlements and isolated dwellings,
which arise from the area’s iron ore mining heritage and its agricultural use. The nearest
dwellings are 1 and 2 Primrose Cottages which are located some 190 metres to the south
west. Marton lies 1km to the north.
A relevant feature of the area is the sites enclosure by two power lines on its north and
south sides, which converge immediately west of High Henning abattoir some 360 metres
to the south east.
PROPOSAL
The application relates to the installation of a three bladed wind turbine, (type Endurance
E-3210) on a monopole with a total height of 34.3 metres. This is broken down as 24.7m to
the hub centre and a blade length of 9.6m. External colours can vary between white to
various shades of grey and could be controlled via a suitable condition. The turbine
requires a 6m² concrete foundation, which is only partially exposed and a control box 2.2m
high at its base. An identical model was recently approved (2013/0449) on land at
Maidenlands Farm Tarn Flatt. There is an existing track to the field from which temporary
construction access would be gained.
ISSUES
General
Wind turbine applications can attract significant levels of public opposition. However
Members should now be aware that public opposition by itself is not sufficient to warrant
refusal. The planning system does not exist to protect the private interest of one person
against the activities of another, although private interests may coincide with the public
interest in some cases. Whilst the turbine may provide financial gain for the owner this is
15 of 69

PLANNING COMMITTEE
3rd December 2013
not material, but what must be considered is the level of contribution to meeting a
reduction in carbon based energy generation as supported in national policy guidance.
Furthermore, part of the assessment of this type of application is not whether a
development would cause financial loss to neighbouring owners, i.e. through potentially
reducing local property values, but whether it would have detrimental effects on the locality
generally. This may involve environmental reasons, or other amenities that ought to be
protected in the public interest, which are then balanced against the reduction in carbon
emissions.
Visual Impact
The proposal should be considered within the context of the surrounding landscape taking
account of natural and man-made features. The Structure Plan was supplemented by a
landscape assessment document, the Cumbria Landscape Character Guidance and
Toolkit (2011), and this document remains valid in the consideration of this application.
The application site stands just within an area identified in this document as sub type 5c
Lowland- Rolling Lowland. Within the document this is described as open undulating
topography dominated by pasture farming with an open nature on higher ground. There is
mention of the need to carefully site and design energy related development such as
pylons and turbines to “prevent this sub type becoming a wind energy landscape.
Prominent locations should be avoided and appropriate mitigation should be included to
minimise adverse effects.”
By their very nature turbines need to be positioned in locations that maximise their ability
to harness the prevailing wind and quite often this will involve a prominent location. In this
particular case the turbine would be seen to sit on the skyline from several viewpoints but
it would also appear against a backdrop of electricity pylons and over ground cables. This
level of visual clutter is a significant material consideration in the determination of this
application. In order to meet the guidance within the landscape assessment further
mitigation would be to change the colour of the structure to a neutral grey colour so that it
blends into the skyline in from more distant viewpoints.
Noise
The standard noise assessment methodology for wind turbines is ETSU-R-97, whereby
analysis of the existing background noise levels is taken and then factored into the
calculation of the turbine noise level. This produces a chart of noise levels at quoted wind
speeds likely to be experienced by occupiers of adjacent properties during various times of
the day and night, with particular focus on the nearest properties. An assessment was
carried out by consultants on behalf of the applicant, which incorporated a number of the
turbines in the surrounding area. The report concluded that there were no significant
issues associated with noise from the turbines at any of the tested dwellings and that the
proposal met with the ETSU-R-97 criteria. The Borough EHO has assessed the noise
report and his recommendations have been incorporated in the suggested standard
conditions below.
Shadow Flicker
Shadow flicker occurs under a special set of conditions when the sun passes behind the
hub of a wind turbine and casts a shadow over neighbouring properties. When the blades
rotate, shadows pass over the same point thus causing an effect called 'shadow flicker'. It
can be controlled initially by the careful positioning of the turbine, or operationally through
the use of sensors that stop the blades rotating during set times of the day when the sun
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drops and the turbine is pointing in a certain direction. It should be noted that shadow
flicker only occurs within 130 degrees either side of north. Following a report from DECC it
was recognised that the chances of shadow flicker occurring could be minimised by
ensuring turbines were positioned at a minimum distance of 10 times the length of the
blades, and the wind energy industry now accept this as good practise.
In this case, the scale of the turbine and its isolated position in relation to other dwellings
means that shadow flicker is not an issue due to orientation and the distances involved.
Public Safety
Ice throw from the blades is not considered to be a significant risk, due to the relatively low
altitude of the location at 135m aod where the likelihood of an accumulation of ice deposits
on the blades is low. The turbine is also positioned in a field devoid of public rights of way,
the nearest of which is some 330m to the northwest on the opposite side of the road.
Aviation Safety
In view of its position adjacent to taller man-made structures and the height of the structure
being less than 35 metres the turbine is not considered to be a hazard either to aircraft or
to radar operations and the local airfield manager has raised no objection.
Ecology
The application was supported by an ecological assessment. This report notes that the
turbine would be located within a field of managed grassland which has no recognised
ecological importance and that there would be no protected species affected. Nor does the
field offer a corridor between feeding habitats for any species of note.
Bat activity is very light in the area, as there are no recorded high quality foraging habitats
in the immediate area and the fragmented nature of the hedgerows reduces their potential
as feeding corridors. The adjacent hedgerows do have some potential for foraging and
feeding by common species of birds but the turbine would not unduly impact upon this
activity.
OBJECTIONS
One representation refers to the alleged proximity to a grade II* listed building. I consider
this to be a reference to Tytup Hall, which is located 0.55 km to the south west. The Hall
and its associated buildings, sits on the reverse side of a slope that rises a further 15m
before falling away towards the road. The land then rises sharply on the east side to the
application site. Such is the local topography and the nature of the natural screening
available, that there is no adverse impact upon the setting of the Hall.
The second representation is one that has been submitted previously for other turbines.
The aspects of visual impact, noise, and shadow flicker have been addressed in my report.
There was an initial objection from Electricity North West relating to potential interference
with their infrastructure. This was somewhat vague and has been clarified as relating to
the installation of the underground cabling which would run underneath one of the power
line routes. There are standardised work practises for such operations within established
Health & Safety legislation which does not require an additional planning condition.

CONCLUSION
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Whilst the location is somewhat prominent it is in close proximity to various pylons and
overhead power lines which create a significant amount of visual clutter within which the
turbine would stand and be seen in distance viewpoints. I consider that there is no conflict
with the County landscape assessment for this reason. The site has no proven ecological
value whilst the noise assessment has been found by the EHO to be robust and no
adverse impact upon residential amenity will accrue. Weighing up these issues against
national policy and other guidance which encourages greater use of renewable energy
resources, I find no reason to hold back consent. Subject to the suggested conditions I
consider that the application should be supported.
RECOMMENDATION:
I recommend that Planning Permission is GRANTED subject to the Standard Duration
Limit and the following conditions:
2. The development shall be carried out in all respects in accordance with the hereby
approved documents defined by this permission as listed below, except where varied by a
condition;
Ecological Appraisal by Envirotech ref 1600
Noise Assessment ref 20130604 6688 Ulverston WT rep (24th May 2013)
Elevational drawings V1 May 2013
Location Plan 90422/01/A
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The external finish of the turbine shall be non-reflective and shall be permanently
coloured Light Grey RAL 7035 unless details of an alternative colour are subject to prior
written approval by the Planning Authority.
Reason
To minimise the potential of the turbine to adversely impact upon visual amenities within
the landscape
4 At any noise sensitive location, noise from the wind turbine(s) shall be limited to 5dB(A)
above the daytime background noise level, measured as the LA90,10mins, at wind speeds
up to 10m/s at 10m reference height, subject to a lower limit of 35dB(A). Between the
hours of 11:00pm and 7:00am noise from the wind turbine(s) shall not exceed 43dB
LA90,10 Minutes at all operating wind speeds. Assessment of Noise from the wind turbines
shall be carried out in accordance with the ETSU-R-97 Guidance - The Assessment and
Rating of Noise from Wind Farms [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]
Reason
In order to minimise the potential for noise nuisance and thus ensure compliance with
Saved policy D47 of the Development Plan.
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5. Within 21 days of a written notification by the Local Planning Authority that a complaint
has been made to it about noise emissions from the wind turbines at any dwelling lawfully
existing or with planning permission at the date of this permission and that the Local
Planning Authority considers that Excess Amplitude Modulation (EAM) as defined in
Guidance Note 5 is present in said noise emissions and a reason for the complaint, the
wind farm operator shall appoint an independent consultant. The consultant shall
implement the procedures outlined in Guidance Note 5.
If EAM is determined and notified to the wind farm operator by the Local Planning
Authority to be present following the receipt by it of the opinion provided for in step (d) of
Guidance Note 5 the wind farm operator shall within 21 days of said notification submit a
scheme, for the written approval of the Local Planning Authority, providing for the
investigation and control of EAM. The Scheme shall be implemented as approved.
Guidance Note 5
Excess Amplitude Modulation ("EAM") is the modulation of aerodynamic noise produced at
the frequency at which a blade passes a fixed point and occurring in ways not anticipated
by "The Assessment and Rating of Noise from Wind Farms" (ETSU-R-97 at page 12).
The investigation of the complaint shall be undertaken as set out in the steps below:
(a)A written noise log shall be requested to be kept by the complainant indicating those
times at which EAM is deemed by them to be unreasonably intrusive. The noise log shall
be maintained until a period of not less than 5 separate such occurrences of EAM have
been recorded. Separate occurrences recorded in any one 24 hour period shall be
counted as a single incidence. The noise log shall also set out the location(s) (internal or
external to the property) where the EAM most affects the complainant(s).
If the complainant refuses to keep a written noise log then (unless the Local Planning
Authority takes such action itself) no further action shall be required of the wind farm
operator under conditions AM1 and AM2.
(b) Once the requirements of step (a) have been fulfilled and this has been notified by the
Local Planning Authority to the wind farm operator the consultant shall, within 7 working
days, provide the complainant(s) with a switchable audio recording system. The audio
recording system shall comprise a measurement system of EN 60651/BS EN 60804 Type
1, or BS EN 61672 Class 1 quality, or the equivalent UK adopted standard in force at the
time of the measurements, with the audio recording facility having a minimum 16 bit
resolution and 44kHz sample rate recording audio files in uncompressed format.
The complainant shall initiate recordings of not less than 3 separate incidences of EAM.
Such recordings shall be undertaken at the worst affected location(s) identified by the
complainant in the noise log. Separate occurrences recorded in any one 24 hour period
shall be counted as a single incidence.
(c) If:
i. the noise log provided for under step (a) fails to identify 5 occurrences of EAM; or
ii. the equipment provided under step (b) fails to record 3 occurrences of EAM within a
single and contiguous period of 3 months within a total period of 6 months commencing
with the date such equipment is provided;
then the existence of EAM as a material contributor to the noise complaint shall be
excluded and no further action is necessary.
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(d) If:
i. The noise log provided for under step (a) identifies at least 5 occurrences of EAM; and
ii. the equipment provided under step (b) records at least 3 such occurrences of EAM in
the period defined in step c(ii);
then the consultant shall give his written opinion to the Local Planning Authority as to
whether or not the existence of EAM is a material contributor to the noise complaint.
(e) When providing his written opinion under step (c) or (d) the consultant shall also
provide electronic copies of all recordings made and data obtained using the switchable
recording device”.
Reason
In order to minimise the potential for noise nuisance and thus ensure compliance with
Saved policy D47 of the Development Plan.
6. This consent is for a period not exceeding 20 years from the date that the development
is first connected to the electricity grid. The dates of (a) first connection to the grid and (b)
of the full operation of all the turbines shall be notified in writing to the Planning Authority
within 28 days of each of these 2 events occurring.
Reason
In recognition of the expected operational life of the development
7. No later than 4 months from the date that the planning permission hereby granted
expires, the turbine shall have been decommissioned and all related above ground
structures shall be removed from the site. Twelve months before the decommissioning
commences a scheme for the restoration of the site shall be submitted to the Planning
Authority for written approval. The scheme shall make provision for the removal of the
wind turbine and any associated ancillary equipment and foundations to a depth of at least
1m below ground. All decommissioning and restoration works shall be carried out in
accordance with the approved scheme.
Reason
In order to ensure the satisfactory restoration of the site and of its immediate surrounding
area.
8. All cabling associated with the development shall be permanently placed underground,
unless prior written approval has been granted by the Planning Authority
Reason
In order to minimise the visual impact of the proposal and thus ensure compliance with the
Development Plan.
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PLAN NUMBER:

APPLICANT:

AGENT:

2013/0680

Mullberry Homes Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Walney North

Charles Wilton
01229 876553

04/10/2013
STATUTORY DATE:
28/11/2013

LOCATION:
George Hotel, Central Drive, Barrow-in-Furness
PROPOSAL:
Demolition of existing public house and erection of 3 detached houses and 4 semidetached houses.
SAVED POLICIES OF THE
LOCAL PLAN:
POLICY B3
Applications for residential development on unallocated sites will be permitted where they
accord with the sequential approach of the Structure Plan and also satisfy the following
criteria:
i)

The site is located within the built up area of existing settlements or the
development cordons identified in Policy B13; and

ii)

The siting, scale, layout and design (in the materials and form of the buildings) of
the development is sensitive to the local environment, it promotes the principles of
‘Secure by Design’ and adequate parking provision is made; and

iii)

Adequate access arrangements can be provided, including servicing the site by
the public transport and by cycle routes; and

iv)

The development is laid out in a way that maximises energy efficiency; and

v)

The development will not result in the loss of land which has a recognised or
established nature conservation interest; and

vi)

The development must not cause an undue increase in traffic passing through
existing residential areas such as to be detrimental to residential amenity or
highway safety; and

vii)

Adequate water supplies, foul and surface water sewers and sewerage treatment
facilities exist or can be provided; and
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viii)

'A risk-based approach will be adopted for development in or affecting flood risk
areas to minimise the risk of flooding associated with the site and the potential
effect development of the site might have elsewhere through increased run off or
a reduction in the capacity of flood plains. This shall be in accordance with the
sequential characterisation of flood risk set out in Table 1 of Planning Policy
Guidance Note 25 'Development and Flood Risk; and

ix)

Where contamination is suspected, a desk study is undertaken and if necessary a
site investigation is undertaken and remediation strategy submitted.

POLICY B5
Within the urban boundaries of Barrow and Dalton applications for new dwellings or
conversions of existing buildings on suitable brownfield sites in residential areas or on the
peripheries thereof will be permitted provided the design, siting, layout and access
arrangements are satisfactory. This means that the development must also satisfy the
criteria of Policy B3. This Policy will also apply to land currently or last used for
employment purposes or with planning permission for employment use where the proposal
involves the provision of housing for which a specific need has been identified and where
the location is considered suitable by the Authority, or such housing is mixed with
employment uses, or the existing use is an un-neighbourly or non-conforming one by
reason of excessive traffic generation, noise or disturbance to local amenity.
POLICY C11
Applications for the change of use of retail outlets, post offices and public houses that
serve a recognised local need in rural areas and suburban residential neighbourhoods
must include evidence that the retail use is no longer viable. This would include the
premises being advertised, 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 on the open market at least four times in local media at roughly equal
periods over the year.
SUMMARY OF MAIN ISSUES:
Brownfield housing opportunity which meets saved policy and NPPF requirements.
NON MATERIAL CONSIDERATIONS:
Civil matters
REPRESENTATIONS:
Development advertised on site
The Occupiers of 62-72 (evens), 99 Central Drive, 1, 3 Fairways Drive, 32-42(evens)
Falmouth Street, Barrow in Furness all informed.

29 of 69

PLANNING COMMITTEE
3rd December 2013
The Occupier, 41 Flass Lane, Barrow in Furness
“I would like to register my objection to this planning application. The George Public House
is part of the fabric of Barrow. There are too many Pubs being closed down and the land
sold off for profit with little regard to the local community. The current tenants have
completely transformed the business which is now a thriving enterprise, much loved by the
residents of Walney. Barrow is not short of houses. There are hundreds for sale on the
local estate agents books. There are also many part built/new builds that remain unsold.
We don't need any more. If this application is approved it will be a travesty - another nail in
the coffin for the town”.
The Occupier, 10 Norfolk Road, Plymouth
“I personally do not live in Barrow any more but my family do and I visit often. I am
shocked and saddened that a beautiful building which is 100 years old next year can be
demolished for housing. Each time I visit Barrow I am saddened to find out another
beautiful building is being destroyed so that some builder can make a 'quick buck'.
Apparently the pub business was starting to improve and business was getting better yet it
is now to be demolished?! I hope that for once the council stands up to this. My parents
live in Keith Street and are not allowed double glazing due to planning restrictions yet you
can allow building like the George be destroyed. Shame on you......”
The Occupier, 100 Mill Lane, Barrow in Furness
“It’s disgraceful that this could be allowed, this is one of the last great pubs left in our town
and should not be pulled down.”
The Occupier, 22 Piel Street, Roa Island, Barrow in Furness
“Barrow and Walney used to have iconic buildings that people identified with. Look at the
ABC cinema, now demolished with a non description of a building taking it's place. The
Coluseum now a tramps rest..... The grammar schools scheduled for flattening! and for
what ?? Non descript housing, non descript land scape. Does Barrow actually need more
houses?? It needs character, it needs social places, NOT retail parks, not car parks.
Barrow will end up even MORE lacking in Identity than it does now. As a joke I posted on
an internet social media site that CCC had submitted plans to demolish Furness Abbey.
Some people thought I was serious, THAT's how stupid flattening iconic buildings is, and
to be replaced by what ?????”
The Occupier, 9 Promenade, Barrow in Furness
“Has the community been consulted about this proposal? As a Walney resident I am not
aware of this happening. It seems a great shame to see another of Barrow's and in
particular Vickerstown's historical and architecturally worthy buildings destroyed. Only to
be replaced with architecturally inferior and unnecessary housing. What efforts have been
made to ensure the re-use and preservation of the building? Although I accept that
sometimes, change is inevitable, I do believe that efforts should be made to preserve
historical and attractive buildings and this one is an important part of Vickerstown's
heritage. Once gone, it is gone forever and I would question whether these houses are
really necessary. The sad loss of Vickerstown school has already led to the creation of a
number of ugly new modern houses. Why must we endure further erosion of our heritage?
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I find it hard to believe that there is a housing shortage here when there are houses
currently for sale that have been on the market for literally years. Houses are already
available. If people are struggling to afford to buy then that is a different matter, and one
that will not be solved by building new houses alone”.
The Occupier, 44 Vengeance St, Barrow-in-Furness
“I would like to raise the following points.
If this was an application to demolish the King Alfred (elephant), then I'm 99% sure the
council wouldn't let it happen due to it being in the South Vickerstown Conservation Area?
The George was built in 1915, King Alfred was 1906, so roughly the same era, both iconic
Walney pubs / buildings, similar styling, both built for the local community / workforce. So
my point is I believe the George should be looked at in the same way as any other building
in the Vickerstown conservation area, a marine garden city?
(http://www.barrowbc.gov.uk/default.aspx?page=1696)
Has the planning department done a Public House Viability Test? Link here
http://www.camra.org.uk/viabilitytest
Has the land that the demolished Periscope was on, been made available to developers to
build homes on?
With regards to the plans, I believe the driveways onto central drive and southampton
street will result in a greater risk of a road traffic accident on a major road and bus route,
with drivers not following the
Reverse in drive out advice - https://www.gov.uk/using-the-road-159-to-203/reversing-200to-203.
If the pub is not viable as a business (might be in a few years time), then why demolish,
why not use the existing shell and turn it into apartments flats etc?”
The Occupier, 42 Falmouth Street, Walney
“I am writing to you concerning the proposal to demolish the George Hotel and build
houses App. No. B13/2013/0680.
My objections are:
1. Being overlooked by the new properties;
2. Having access to maintain my property (garage wall) which will be in the property of the
proposed house;
3. Loss of light due to the closeness of the proposed houses.
I would like some assurances over the access to my garage wall, thanks.”
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CONSULTATIONS:
Cumbria Highways
“Taking into account the existing use of the property and the information submitted, it is
considered that the proposal will be unlikely to have a material affect on existing highway
conditions. I can therefore confirm that the Highway Authority has no objection to the
proposal”.
United Utilities
“With reference to the above planning application.
Wastewater
We encourage the applicant to investigate the feasibility of draining surface water in line
with hierarchy outlined in Building Regulation H3 where surface water is drained in the
most sustainable manner. For example,
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;
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.
I will have no objection to the proposal provided that the following condition is met: This site must be drained on a separate system, with only foul drainage connected into the
foul sewer. Surface water should discharge to the soakaway/watercourse/surface water
sewer and may require the consent of the Local Authority. If surface water is allowed to be
discharged to the public surface water sewerage system we may require the flow to be
attenuated to a maximum discharge rate determined by United Utilities.
Water
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipework must comply with current water supply (water fittings) regulations 1999.
General
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 7462200 regarding connection to the water mains/public sewers.
United Utilities offer a fully supported mapping service at a modest cost for our water
mains and sewerage assets. This is a service, which is constantly updated by our Property
Searches Team (Tel No: 0870 7510101). It is the applicant's responsibility to demonstrate
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the exact relationship between any assets that may cross the site and any proposed
development .Please note, 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 Sue King email Waterwaterdeveloperservices@uuplc.co.uk to discuss the matter
further.”
Environmental Health
“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;
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;
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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”
Environmental Health - Contamination
“Thank you for your consultation on the above application.
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.
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,
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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 in writing by the Local
Planning Authority.
If you would like further clarification on this matter, please don’t hesitate to contact
me further”.
OFFICERS REPORT:
The application site comprises the George Hotel which has recently closed and is now
vacant. The application involves its demolition and re-development to form 7 houses.
These would comprise three detached houses fronting Central Drive with two pairs of
semi-detached houses on the Southampton Street return. This is a well established
residential area that contains a mix of houses and bungalows of varying ages and styles.
Issues
Loss of public house. Saved policy C11 seeks to protect facilities which serve a
recognised local need in rural or suburban areas. The policy requires applications to be
accompanied by evidence to show that the property has been advertised and that no
reasonable offer has been refused. Generally the policy has only been used in relation to
rural facilities and seldom in relation to public houses. This in recognition of the growing
trend towards pub closures, arising from changes in general social and leisure habits.
Recent cases where marketing have not been required include The Vulcan and Furness
Tavern, Askam, and the Friars, Friars Lane. The approach adopted in those cases was to
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point to other similar facilities in the reasonable vicinity. The argument being that the loss
would not lead to significant increases in travel to reach alternative facilities. This case
appears very similar to recently approved examples.
Principle of development
Saved policy B5 directs residential development to brownfield sites within the urban area in
preference to green field locations. The development benefits from this saved policy. A
number of detailed criteria are stated by saved policy B3 the main ones being:
i) Site to be located within built up area
Met
ii) Siting, scale layout sensitive to context with adequate parking
The three houses proposed on Central Drive have the main body of the proposed houses
aligned with the adjacent houses built on what had been the bowling green. They do
however have longer back gardens than these existing houses. The end plot (corner with
Southampton Street) is the largest of the three which provides 6 bedroomed
accommodation over three floors amounting to 180m2 floor area in total. This house type
was chosen by the applicant as it has some features in common with The George though
on a much reduced scale.
The semis like the detached also make use of the roof space to provide accommodation
over three floors. Materials are a combination of brick and render typical of the houses in
the vicinity. Roofing materials are to be agreed.
In terms of siting, scale and materials the proposed development appears to have taken
account of its location and can be considered sensitive to its context. Slightly more
distance has been provided between the rear of houses in Falmouth Street at my request
to better protect their aspect and day lighting.
All houses would be provided with off street parking with the detached houses also
provided with good sized garages.

iii) Adequate access arrangements can be provided.

The site has the advantage of being located on a bus route close to shops and other
facilities.
vii) Adequate water supply and sewers are available.
The site has the advantage of being served by a separate system of drainage allowing the
requirements of UU to be met.
A number of matters are raised in the representations and consultations which I can
further advise as follows (issues under lined, with my response below).
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Loss of Public House - Commented on above however this follows a national as well as a
local trend. The public house has now stopped trading and is currently vacant.
Too many houses in the Borough - The Council’s five year land supply target seeks to
ensure there is sufficient land to build 150 houses per year. This depends on windfall sites
such as this coming forward.
Loss of a building of historic and architectural worth - The building is not listed as being of
architectural or historic interest. Neither is it located within a conservation area. As a
consequence the Council cannot prevent demolition.
The accesses onto Central Drive and Southampton Street could pose a risk as vehicles
would be likely to reverse out from them - Very few houses have sufficient space to turn
around and leave in a forward gear. The existing properties on Central Drive do not have
such a facility for example. The highway authority have been consulted and raise no
objections.
Conversion to be preferred as opposed to new build - There is no policy base to support
this. Furthermore the Council cannot prevent demolition of an unlisted/non-conservation
area building.
Being over looked (Falmouth Street) The houses proposed on Central Drive would have
their rear elevations facing the rear of properties in Falmouth Street. However there is a
considerable distance between the two (in excess of 40m). The side elevation of the
proposed end semi would be much closer however this has only a wc window in its facing
side view. The distance across Central Drive is also well in excess of the 21m referred to
by saved policy. The separation between the semis and the rear of properties in Fairways
Drive is shown to be 21m.
Access to maintain garage wall (Falmouth Street) - This is a civil issue regardless of
whether access is across land privately owned as part of a public house (as at present) or
privately owned in the sense of a house garden.
Loss of light (Falmouth Street) - The nearest end semi would have its side elevation
located 13m to the north of the rear elevation of houses in Falmouth Street. This
represents a modest increase. At the increased distance and having regard to orientation
and guidance on day lighting standards this distance is now sufficient to meet national
guidance on day lighting.
RECOMMENDATION:
I recommend that planning permission be granted subject to the standard duration limit
and the following conditions
2. The development shall be carried out in accordance with the application dated
07/09/2013 as amended on the 18/11/2013 and the hereby approved plans reference
200A proposed site layout plan) and house type plans EE3S rev G, CC4 rev M and KK3S
rev AP except where varied by the conditions below.
Reason
To ensure the development is only carried out as approved.
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3. No demolition shall commence until a protected species survey in relation to the
building has been carried out and submitted to and approved in writing by the Planning
Authority. No demolition shall be carried out if protected species are found unless a
scheme of mitigation has been submitted to and approved in writing by the Planning
Authority in which case the demolition shall only be carried out in accordance with any
approved scheme of mitigation, if no protected species are found the demolition shall only
be carried out in accordance with any recommendations contained within the approved
report.
Reason
The presence of protected species needs to be properly addressed particularly in relation
to bats before demolition commences.
4. The distance between the side elevation of the house approved on plot 1 and the rear
boundary of the adjacent house in Falmouth Street shall not be less than 2.6m.
Reason
This is the minimum acceptable width for a parking space enclosed by a wall and to
ensure adequate separation between proposed development and existing houses.
5. Notwithstanding the plans hereby approved no roof covering shall be applied except in
accordance with further details to be submitted to and approved in writing by the Planning
Authority.
Reason
To ensure the proposed roofing material pays appropriate attention to achieving a suitable
fit with the roofing materials found within the immediate area and therefore respect the
established street scene.
6. The development shall be drained on the separate system with all foul waters directed
to the foul sewer and all surface water drains connected to the surface water sewer.
Reason
To avoid surface water having to be sent for unnecessary treatment and to prevent
pollution.
7. Notwithstanding the plans forming part of this permission all parking areas shall either
be constructed from permeable block paving or if constructed of an impervious material,
shall be permanently drained to a permeable area of the house curtilage, unless the
developer submits appropriate evidence that the site ground conditions are suitable.
Reason
To reduce the volume of surface water draining from the site.
8. No development shall take place until a Preliminary Investigation (desk study,
site reconnaissance and preliminary risk assessment), to investigate and assess the
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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 ensure any potential contamination is appropriately dealt with.
9. 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 ensure any potential contamination is appropriately dealt with.
10. 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 ensure any potential contamination is appropriately dealt with.
11. 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 ensure any potential contamination is appropriately dealt with.
12. 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 Planning Authority, remediation and verification schemes shall be submitted
to and approved in writing by the Planning Authority. These shall be implemented
prior to occupation of the development.
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Reason
To ensure any potential contamination is appropriately dealt with.
13. 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 in writing by the Local Planning Authority.
Reason
To ensure any potential contamination is appropriately dealt with.
14. No demolition shall begin until a Construction Management Method Statement has
been submitted to and approved in writing by the local planning authority and which shall
cover the following areas: Noise, dust and light management, traffic management ,hours of
working and deliveries and a written procedure for dealing with complaints regarding
construction or demolition.
Reason
To ensure the development is carried out in such a way that any adverse the impacts on
the amenities of the area are minimised.
15. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 as amended (or any order amending, revoking or re-enacting
that Order with or without modifications) no additional door or window openings to the
approved w.c. window shall be carried out in the south facing side elevation of the semidetached house approved on plot 1.
Reason
To protect the adjacent houses situated in Falmouth Street from being over looked.
16. The garages, parking spaces and access thereto must be reserved for the parking of
private motor vehicles and no permanent development, whether permitted by the Town
and Country Planning (General Permitted Development) Order, 1995 (or any Order
revoking and re-enacting that Order with or without modifications) or not, shall be carried
out on that area of land or in such position as to preclude vehicular access to the
development hereby permitted.
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Reason
To ensure that proper access and parking provision is made and retained for use
associated with the development hereby permitted.
17. The brick and render used on the development shall be of similar appearance to the
materials found in the immediate vicinity.
Reason
To ensure that the development respects its context
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PLAN NUMBER:

APPLICANT:

AGENT:

2013/0683

Mr Richard Rhodes
Police And Crime
Commissioner For Cumbria

Mr Jez Marvin
Unwin Jones Partnership

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Jason Hipkiss
01229 876485

10/10/2013
STATUTORY DATE:
08/01/2014

LOCATION:
Plot 4 Andrews Way, Barrow-in-Furness
PROPOSAL:
Approval of Reserved Matters (access, appearance, landscaping, layout and scale)
following Outline Permission B12/2012/0547 for the construction of a new police
station.
SAVED POLICIES OF THE
LOCAL PLAN:
Policy A1 Local Employment Sites
The following land is allocated for the development of local employment sites:
E9 Phoenix Road Barrow 4.3Ha Acceptable Use B1, B2.
Site 9: Landscaping and design shall be to the same standard as the rest of Furness
Business Park.
SUMMARY OF MAIN ISSUES:
Outline consent for the relocation of Barrow police station was granted in 2012. The
relocation was considered necessary due to changes in the policing structure in South
Cumbria whereby Barrow will become the area base. This submission of reserved matters
shows a multi-level curved design in a north to south orientation on the site with separate
public and operational accesses.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press.
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The Occupiers of nos.2, 4, 6, 8, 10, 12, 14, 16, 18 – 20 Andrews Way,1 – 5 Andrews
Court, Andrews Way, 2, 4, 6, 10, 12, 14 Forge Close, Rooms 2A, 3A, 4A, 5A, 6A, Rooms 3
– 16 inclusive,18 – 20 inclusive, 24, Phoenix Business Centre, and Phoenix Business
Centre, Phoenix Road, Barrow all informed.
CONSULTATIONS:
United Utilities
“With reference to the above planning application;
Wastewater
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 works details of the proposed surface water drainage
works shall be submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be fully implemented prior to the occupation of any of
the new police station hereby approved.

I would be grateful if you could forward a copy of the suggested conditions for our
comment.
Water
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipework must comply with current water supply (water fittings) regulations 1999.
General
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 7462200 regarding connection to the water mains/public sewers.
United Utilities offer a fully supported mapping service at a modest cost for our water
mains and sewerage assets. This is a service, which is constantly updated by our Property
Searches Team (Tel No: 0870 7510101). It is the applicant's responsibility to demonstrate
the exact relationship between any assets that may cross the site and any proposed
development .Please note, 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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Nuclear Safety Directorate
“ONR does not comment on any reserved matters applications.
The HSE’s website http://www.hse.gov.uk/nuclear/land-use-planning.htm will explain the
Consultation Criteria for developments around a Nuclear Installation.
If you have any queries about these arrangements, please contact Siting Strategy
Business Support team (details above). When referring applications please use the same
details”.
Environmental Health
“I have no comment to add to this application.”
Cumbria Highways
“I refer to the above consultation received and would inform you that the layout details
shown on the submitted plan are satisfactory from a highway point of view”.
Natural England
Thank you for re-consulting Natural England on the Reserved Matters for this application.
Natural England acknowledge the submission of a gull survey to assess the suitability of
the proposed site for nesting SPA gulls, and agree with its conclusion that the habitat and
disturbance factors make it unsuitable for breeding gulls.
In our previous response to the Outline application dated 15th October 2012 we also
requested that a surface water plan and waste disposal plan be conditioned as part of any
subsequent planning permission. It is assumed that these documents are still to be
submitted?
OFFICERS REPORT:
BACKGROUND
The application arises as a result of a major restructuring of the police service in
South Cumbria. Following a full appraisal, it was concluded that the existing site on Market
Street was considered obsolete for the purpose of an area base, and funding was secured
for a new police station on this site at the northern end of the former steelworks following a
lengthy programme of assessing alternative sites. Outline consent was granted in 2012
(2012/0547) subject to prior approval of the details and several conditions relating to
issues such as ground works (contamination), drainage, ecology, and construction
strategy.
The application before you today is seeking approval of the Reserved Matters. Due to the
sensitive nature of the use, a number of the submitted documents such as the internal
layout have been withheld from public view at the applicant’s request, and it is not my
intention to give a fully detailed assessment of the internal layout as a direct result of this.

51 of 69

PLANNING COMMITTEE
3rd December 2013
SITE LAYOUT
The submitted scheme shows the site laid out in a north-south orientation with three
distinct zones. At the front (north) of the site is the public entrance and visitor car park,
which offers 33 spaces, set in front of the main building. This will have a dedicated access
from St Andrews Way so as to maintain separation between visitors and operational
vehicles.
To the rear is an enclosed area that provides the supporting infrastructure such as staff
parking, police vehicle parking and other operational buildings such as the vehicle
workshop and a garaging facility. Other ancillary buildings located behind the main building
also include dog kennels, cycle parking and bin storage. The area is shown as utilising a
separate access arrangement down the west and east sides of the site using a one way
system. Security is provided by sliding gates at both the entrance and egress points which
are taken from spur roads off St Andrews Way.
The overall site is surrounded by a landscaped banking that was previously introduced as
part of the steelworks reclamation scheme and this is proposed to be retained. Additional
soft landscaping will be introduced around the public car park and alongside the main
entrance, but due to operational requirements additional planting is not considered suitable
for the enclosed area to the rear of the main building. The submitted landscaping scheme
shows a mix of low level shrubs plus various tree species set in a formal layout mainly
around the building frontage and the car park.
BUILDING DESIGN
The main building comprises of two sections, the front section being 2/3 storeys which
houses the main operational and office areas with a single storey rear annex forming the
custody suites. In the submitted design& access statement this approach is described as a
contemporary design that reflects Barrow’s maritime heritage;
“..Raking facades echo the lines of ships, curved steel columns will give the atrium the
ribbed industrial appearance of the inside of a ship’s hull and the sweeping intersecting
roofs will have a wave like effect, especially when the building is viewed from a distance”
The front has been designed as two curved sections arranged with a 3 storey frontage with
a sloping roof stepping down to 2 storeys behind. Externally, glazing is maximised on the
front north facing elevation and minimised on the flanks so as to offer better control over
potential solar heat gain, the angled facades also aiding this approach by creating large
overhangs to shade windows.
In keeping with the modern design approach the external materials are shown as a curtain
walling system that allows a mixture of glazed (clear and opaque) and solid panels to the
main elevation with off white render to the side and rear elevations. The roof is shown as
being of a standing seam metal construction.
To the rear the operational support buildings are shown as a simpler design with painted
render walls below a metal standing seam roof. Doors and windows have a grey finish.
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In general terms the internal design meets the operational needs of the various policing
functions expected to be carried out from the building. The layout features a central atrium
design with various operational areas along the sides, adopting a similar design approach
that was used for the police station in Carlisle. This area will be naturally lit by the use of
high level glazing that controls solar heat gain, whilst the width is varied so as to create
informal meeting and seating areas with some office areas directly open into this space.
The purpose of the atrium is that it is laid out in order to act like a central street with
walkways and galleries creating two distinct zones, a busy interactive central space and a
quieter location with increased privacy.
CONSULTEE RESPONSES
The Outline approval was subject to several conditions and these will need to be
discharged according to the indicated time scales, i.e. prior to development or prior to
beneficial occupation of the site. Further consultation was also carried out at the current
detailed stage and these responses are briefly outlined below.
CCC Highways have assessed the level of access to the site and the proposed level of
vehicle parking and raised no objection. The wider impact upon the highway network, in
conjunction with a Transport Assessment, was considered at the Outline stage whereby
one of the factors for choosing the location was the proximity to the A590.
The site is adjacent to Walney Channel which has several layers of ecological protection,
and at the outline stage Natural England required a condition that a nesting gull survey
was carried out. This has been carried out and submitted as a supporting document
although it is somewhat inconclusive as at the time of survey the site was subject to an
unauthorised traveller encampment and no evidence of gulls was found. However, should
nesting birds be found on site during construction they are protected by the Wildlife &
Countryside Act 1981 so an extra planning condition is unnecessary.
United Utilities have raised the matter of drainage, yet this remains an issue attached to an
outstanding condition issued with the outline approval and need not be repeated. Other
unresolved matters that require separate discharge via a condition include ground works,
the submission of a construction site method statement, and approval of a Travel Plan.
CONCLUSION
It is important that the design of the police station reflects its status as a modern public
building. The immediate area displays a variety of building types, albeit the majority are in
commercial use hence they are large scale in nature and of relatively modern materials.
The appearance of the police station is different to the surrounding business units but in
view of its function, a contemporary designed building of the scale proposed does not look
out of place.
The design brief indicates that energy efficiency was a major influence with a target of
meeting the Building Research Establishment Environmental Assessment Method
(BREEAM) rating of “Very Good” aspiring to “Excellent”. In this respect the indicated use of
sustainable materials incorporating highly efficient energy saving systems to control heat
loss, provide natural ventilation, and minimise solar gain all help to reaffirm this status. The
developments sustainability credentials are further reinforced by the use of a combined
heat & power (CHP) plant and also a system of rainwater harvesting whereby rain water
from the roof areas is filtered and used for functions such as wc flushing and vehicle
washing.
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Overall, I am satisfied that the proposal meets the indicated design criteria and is of an
appropriate scale for the site and location.
RECOMMENDATION:
I recommend that Reserved Matters approval is GRANTED subject to the following
conditions:
1. The development shall be carried out in accordance with the conditions set out in the
outline planning approval, reference B12/2012/0547.
Reason
To ensure that the development is carried out in accordance with the terms and conditions
of the Outline permission.
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as listed below and defined by this
permission, and notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order with
or without modification), there shall be no variation without the prior written consent of the
Planning Authority.
2594/BPS/PA/01 to 03 inclusive
2594/BPS/PA/05 to 15 inclusive
2594/BPS/PA/22 to 25 inclusive
Planting Design plan and attached schedule (Westwood landscape) dated 7/10/13
Paving Design Plan (Westwood landscape)
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
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