DEVELOPMENT DIVISION
PLANNING COMMITTEE

4th December 2012
PLANNING APPLICATIONS FOR DECISION

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:

2012/0581

Mrs M Middleton
Griffin Head Caravans

David Barrett Architects

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Roosecote

Charles Wilton
01229 876553

22/08/2012
STATUTORY DATE:
16/10/2012

LOCATION:
Beacon Point Caravan Park, St Michaels Road, Barrow-in-Furness
PROPOSAL:
Change of use to allow the siting of two static caravans
SAVED POLICIES OF THE
FORMER LOCAL PLAN:
POLICY G18
Proposals for permanent caravan sites will be permitted provided that;
a)

Suitable access is available from primary or district distributor roads and the
proposal would not result in harmful additional traffic generation;

b)

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

c)

The proposal would not result in unacceptable problems or nuisance to
neighbouring uses;

d)

No unacceptable access from a main road to the site; and

e)

A permanent on-site building supplies clean water, a sanitary disposal unit and
other essential facilities.

SUMMARY OF MAIN ISSUES:

NON MATERIAL CONSIDERATIONS:
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REPRESENTATIONS:
Development advertised on site
The Occupiers of 2-7 Concle Terrace, 3, Station Bungalow, Station House, Rampside, 7, 9
St Michaels Road, Barrow in Furness all informed.
The Occupier, 3 Rampside, Barrow in Furness
“At the moment we have 3 static caravans being sited more or less opposite Concle
Terrace, we objected to these Static caravan which was ignored, these caravan have had
to be raised to achieve sufficient height to take the Water/Sewage away, they now
overlook the houses in Concle terrace, if these 3 other Caravans are approved this mean
we will be surrounded/overlooked by caravans, also what about the sewage, how will the
drains take an extra 3 in progress & these 3 still to be approved. The fence at the back of
Concle Terrace has already been damaged by people using the lane as a short cut to get
onto the caravan site, why should I have to put up with additional noise that will come with
these caravans.
I strongly object to this application, there is sufficient caravans on the site without being
added to.”
The Occupier, 2 Concle Terrace, Barrow in Furness
“I am writing to you in reference to the neighbour notification letter dated 04/09/2012. I
have a couple of issues as your department will be aware residents of Concle Terrace
have been having issues with planning applications recently where three caravan bases
were added and had problems one being waste water as the workman had to be stopped
by United Utilities as they had no permission or qualifications to break into Concle Terrace
sewers to gain access to run the sewerage from these three caravans in the end I had to
get the police involved as they dug up our lane without any permission so they were
threatened to be prosecuted by the police for criminal damage if they did not stop and put
it back as it was, I have incident no. to back it up along with pc's name and number.
On these proposed plans it doesn’t show sewerage pipe work and where it intends to go,
another thing it shows the boundary line next to no. 7 Concle Terrace incorrect it shows
the line very close to the gable end which is not the cases I am enclosed a land registry
plan showing the Concle Terrace boundary it show my own area as it is in my plan at no.
2.
There has been a fence situated on this line for over 10 years as I have lived here since
1992 and by law if a fence has been there for more than 10 years without dispute it then
that piece of land fenced off belongs to the owner of 7 Concle Terrace anyway.
I think personally there is enough caravans sited on this site as the three new bases just
been done has only got one caravan sited the other two are empty,
We have also had problems with caravan owners using Concle terrace as a short cut
when coming out of the Concle Inn pub making noises and climbing over the fences rather
than walking around and down St. Michaels road which is the site entrance.
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We also have been told by the workers that Mrs. Middleton intends to build this boundary
wall as it shows on the plan and put a gate at the end for access this is not allowed as all
the time I have lived here and land registry and property searching shows or says that
there is not access to Beacon Point Caravan Park from Concle Terrace,
I have the backing of residents of Concle Terrace and also no.3 and no.5 Rampside which
are the bungalows either side of the Concle Terrace lane.
On another note the caravan site is not all year round and we know for a fact that people
stay right through including taxi drivers which Mrs Middleton reckons is ok as the sleep
through the day as they work nights, residents are getting sick of this and this year if
evidence is found that the people are still on when site is closed further action will be taken
by informing the right people.
Please can you get back to me with any of your answers
I have attached my plan for you to see and compare to the one on the application, please
let me know if you require more people to put there thoughts on emails to, I have also sent
a copy to our local councillor”
The Occupier, 3 Concle Terrace, Barrow in Furness
“I am opposing the planning app for three new caravans on beacon point because of
recent flouting of the rules of occupancy i.e. people stay onsite 12 months of the year and
ignore the 6 weeks over Christmas when the site should be closed for overnight sleeping,
mainly taxi drivers and also a few others who park in the main street and enter through
side door down the lane and some night shift workers who sleep through the day there.
Also the site has frequent visits from the police including an arrest and jailing of a
paedophile. Also two weeks ago two drunks smashed down the boundary fence adjacent
to Concle Terrace as means of a short cut home from the pub. The site has changed over
the years from being family friendly to short term home for contract workers and low life. I
think three more vans would only increase to the problem.”
The Occupier, 5 St Michaels Road, Barrow in Furness- dated 19.9.12
“I am writing to express my concerns over the further development of Beacon Hill
Caravan Park at Rampside, 3 extra caravan sites being added. As a resident of St
Michaels Road we already have the daily traffic passing our house to get to the site,
we also have car parked on St Michaels Road when people are visiting the site. I
realise this is a public road but the increase of traffic is a concern and the parked
cars often cause obstruction making it difficult to get safely in and out of driveways
and also onto the main road.
I also have concerns over the utilities, the water pressure is often very low- would
the extra 3 sites cause us further problems? Have the sewers and drains been
checked and passed by United Utilities to withstand the extra usage causes by the
increase in size of the caravan site, the site has recently added 3 more caravan
bases near Concle Terrace?
I have no objection to the extra bases being made on the site if we as residents are
not going to be affected by this.
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I am also aware that the residents of Concle Terrace are concerned that their
private lane will be used as access to the site. My property backs onto Concle
Terrace, in 2004/2005 I was going to apply for planning permission to build a
bungalow to the rear of my land. I was told that I would not be able to use Concle
Terrace for access as it is an unmade up lane and was only built for access to 5
dwellings, there are 6 dwellings on Concle Terrace so no further dwelling can use the
lane. The residents have already suffered with people using the lane as a shortcut
from the Concle Inn public house to get home to the caravan site, on one occasion
the fence to the end property was pushed over so access could be gained. I support
the residents of Concle Terrace should access tried to be obtained that way.”
The Occupiers, 9 St Michaels Road, Barrow in Furness – See attached as colour appendix
A.
CONSULTATIONS:
United Utilities – dated 12.9.12
“With reference to the above planning application, I have no objection to the proposed
development.
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 as stated in the planning
application 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.
A separate metered supply to each unit may be required at the applicant's expense and all
internal pipework must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 7462200 regarding connection to the water mains/public sewers”.
Natural England – dated 12.9.12
“Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development.
This application is in close proximity to the Morecambe Bay Site of Special Scientific
Interest (SSSI). However, given the nature and scale of this proposal, Natural England is
satisfied that there is not likely to be an adverse effect on this site as a result of the
proposal being carried out in strict accordance with the details of the application as
submitted. We therefore advise your authority that this SSSI does not represent a
constraint in determining this application. Should the details of this application change,
Natural England draws your attention to Section 28(I) of the Wildlife and Countryside Act
1981 (as amended), requiring your authority to re-consult Natural England.
Aside from the comments on designated sites above, we would expect the LPA to assess
and consider the other possible impacts resulting from this proposal on the following when
determining this application:
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Protected species
If the LPA is aware of, or representations from other parties highlight the possible
presence of a protected or Biodiversity Action Plan (BAP) species on the site, the
authority should request survey information from the applicant before determining the
application. The Government has provided advice1 on BAP and protected species
and their consideration in the planning system.
Natural England Standing Advice is available on our website to help local planning
authorities better understand the impact of development on protected or BAP species
should they be identified as an issue for particular developments. This also sets out,
when, following receipt of survey information, the authority should undertake further
consultation with Natural England.
Local wildlife sites
If the proposal site is on or adjacent to a local wildlife site, e.g. 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 before it determines the application.
Local landscape
Natural England does not hold information on local landscape character, however the
impact of this proposal on local landscape character (if any) is a material consideration
when determining this application. Your authority should therefore ensure that it has
had regard to any local landscape character assessment as may be appropriate, and
assessed the impacts of this development (if any) as part of the determination process.
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 NPPF. 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’.
Should the proposal be amended in a way which significantly affects its impact on the
natural environment then, in accordance with Section 4 of the Natural Environment and
Rural Communities Act 2006, Natural England should be consulted again.”
OFFICERS REPORT:
The application site comprises a plot of land extending to 0.05ha. It is located at the
northern end of Concle Terrace although it is accessed via St Michael’s Road through the
caravan site. Proposed is the change of use/construction of two bases to accommodate 2
static caravans. These would form an addition to the existing caravan site.
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The planning history for the site reveals that outline planning permission was granted in
1979 for one pair of semi-detached houses (79/0580). A further application for the same
development was approved in 1990 (1990/0875) though neither consent was
implemented. Both developments were shown to be accessed through the caravan site
and the permissions were conditioned accordingly.
Perhaps as a consequence of these decisions the plot was included within the residential
development cordon for Rampside in the 1991-1996 Local Plan. This gave a presumption
in favour of its residential development. This inclusion continued through to the Local Plan
Review 1996-2006 but was excluded by the Housing Chapter Alteration (2006). The effect
of this change is that the site is seen more as part of the adjacent caravan site rather than
forming part of the built up area of the village.
Saved policy G18 relates to applications for permanent caravan sites and which lists the
criteria proposals should meet. The policy can only be given limited weight as from the
supporting text it is clear it relates to applications for new sites rather than extensions to
existing ones. Its weight is also reduced by the introduction of the National Planning Policy
Framework (2011) and the Good Practice Guide on Planning for Tourism (2006).
The Good Practice Guide advises as follows:
New sites that are close to existing settlements and other services will generally be more
sustainable as some local services may be accessed by means other than by car.
Similarly caravan storage facilities that are close to existing settlements may have less
adverse impact and be more sustainable. However, there may be valid reasons for
extending or improving existing holiday parks that are not located close to existing
settlements by virtue of their support for successful local businesses and the provision of
employment. Authorities should also consider how the proposal will affect tourism in the
area, particularly in terms of its economic and environmental impacts (para. 22)
The National Planning Policy Framework advises as follows:
Planning policies should support economic growth in rural areas in order to create jobs and
prosperity by taking a positive approach to sustainable new development. To promote a
strong rural economy, local and neighbourhood plans should:
● ● support

the sustainable growth and expansion of all types of business and enterprise in
rural areas, both through conversion of existing buildings and well designed new buildings;
● ● promote

the development and diversification of agricultural and other land-based rural
businesses;
● ● support

sustainable rural tourism and leisure developments that benefit businesses in
rural areas, communities and visitors, and which respect the character of the countryside.
This should include supporting the provision and expansion of tourist and visitor facilities in
appropriate locations where identified needs are not met by existing facilities in rural
service centres;
and
● ● promote

the retention and development of local services and community facilities in
villages, such as local shops, meeting places, sports venues, cultural buildings, public
houses and places of worship. (Para. 28)
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Whilst the saved policy refers to access via a distributor road it is clear from the NPPF that
there is a presumption in favour of allowing rural businesses to expand. Furthermore, the
development accords with the location criteria of the Good Practice Guide.
The NPPF recognises that peoples living standards should be protected and which is also
a criterion (c) of the saved policy. The key issue is whether the proposal would result in an
unacceptable impact on the amenities of the neighbouring property.
Access to the site should raise no issues as the size of the proposal is modest in relation
to the scale of the existing caravan site. There should therefore be no appreciable
increase in traffic using St Michael’s Road. No access is proposed via Concle Terrace.
This can be conditioned.
With regards to the relationship with the existing dwellings, the original intention had been
to create 3 caravan bases. In order to achieve this, the side garden of 7 Concle Terrace
(also owned by the applicant) was to be incorporated into the site although this did not
form part of previous housing applications. This arrangement would have left 7 Concle
Terrace with a narrow path 1m wide along the side of its gable wall. I was concerned that
this relationship was likely to have an adverse effect on the amenities of future occupiers
of the house.
As a consequence the side garden of 7 Concle Terrace has been removed, and the site
now equates with that previously granted planning permission for housing. In the revised
form I am satisfied that the development will not impact adversely on Concle Terrace.
The caravans would be sited just beyond the end of the rear gardens of 7 and 9 St
Michaels Road. However the rear gardens of these properties are exceptionally long
(34m/110’). There are also existing caravans closer to No. 9. Given the distance involved
and the fact caravans are already such a feature of the area there is unlikely to be any
adverse impact upon the amenities of the neighbouring properties.
United Utilities and Natural England have both been consulted and have raised no
objections. The scheme involves connecting the new caravans to the existing drains
within the park and not the drains in Concle Terrace.
The reference in the representations is made to the recent installation of 3 caravans/bases
on an adjacent part of the site. These were approved on appeal under reference
1990/0874 in 1991 and as work commenced at the time the owner was unable to complete
the installation. With regard to the allegations of breeching the site licence, this has been
passed to the Environmental Health department for investigation.
RECOMMENDATION:
I recommend that planning permission is GRANTED subject to the Standard Duration Limit
and the following conditions:
2.

The development shall be implemented in accordance with the application dated
20.8.12 and the accompanying plans P1112 01C, 02 and 03a.
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Reason
To retain the development to within the form approved.
3.

No caravan shall be occupied between 16th November in any one year and 3rd
January in the succeeding year.

Reason
In order to ensure proper control of the occupation of the site by preventing the
establishment of permanent residency.
4.
Prior to their occupation the caravans shall be painted in one or more of the
following colours, as specified by British Standards BS 4800 1972 and must thereafter be
maintained in the same colours:

00 A 95
18 B 21
18 B 25
14 C 39
00 A 13
12 D 45
10 B 25
10 B 21

00 A 05
16 C 37
16 B 39
08 B 29
10 C 39
04 B 25
10 A 07
12 B 21

08 B 21
08 B 25
10 A 11
12 B 29
18 B 29
12 B 25
04 B 21

Reason
In order to protect the visual amenities of the area.
5.

All vehicular and pedestrian access to the caravans hereby approved shall be
through the existing caravan park via St Michael’s Road.

Reason
To protect the amenities of Concle Terrace.
6.

A screen fence 1.8m high shall be permanently retained along the application site
boundary which adjoins the side garden of 7 Concle Terrace.

Reason
In order to protect the amenities of the adjacent occupier and to ensure compliance with
condition no. 5 above.
7. The level of the concrete bases hereby approved shall not exceed the height of the
adjacent caravan bases.
Reason
To ensure that the heights of the caravans are not unduly high.
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8. Foul drainage shall be connected to the existing site drainage.
Reason
To avoid disruption to Concle Terrace.
Reason for Approval
That having regard to the provisions of Section 38(6) of the Planning and Compulsory
Purchase Act and all other material considerations, and subject to the proposed
conditions, the development as proposed by reason of its location, design and orientation,
will not have a detrimental impact upon the neighbouring properties or the visual amenities
of the area. As such, the proposal complies with the Development Plan for the area,
specifically Saved policies G18, and paragraph 28of the NPPF.
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PLAN NUMBER:

APPLICANT:

AGENT:

2011/0674
2011/0721

Frederic Robinson Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Dalton South Dalton and
Newton Parish Council

Charles Wilton
01229 876553

03/10/2011
STATUTORY DATE:
27/11/2011

LOCATION:
Cavendish Arms, Market Place, Dalton-in-Furness
PROPOSAL:
Planning Permission for the conversion of public house into 4 no. self contained flats
with parking provision. Listed Building Consent for the works associated with the
above.
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
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vii)

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

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 D15
Development within or affecting the setting of Conservation Areas will only be permitted
where it preserves or enhances the character or appearance of the Area. In particular it
should:
1.

Respect the character of existing architecture and any historical associations by
having due regard to positioning and grouping of buildings, form, scale, enclosure,
detailing and use of traditional materials;

2.

Respect existing hard and soft landscape features including open space, trees,
walls and surfacing;

3.

Respect traditional plot boundaries and frontage widths; and

4.

Respect significant views into or out of the Areas.

Applications for:
a)

Listed Building Consent; or

b)

Planning consent for alterations to un-listed buildings within Conservation Areas or
new buildings affecting the setting of a Listed Building

must show full details unless otherwise agreed with the Planning Authority.
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POLICY D17
Applications for the re-use of empty Listed Buildings or prominent buildings in
Conservation Areas will be given favourable consideration provided the redevelopment will
not result in the significant loss of the property’s special architectural details or its historic
fabric.
SUMMARY OF MAIN ISSUES:

NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press
The Occupiers of 1-7, Oakdene, The Bungalow, Ship Hill, Market Place, 2, 2A, 4, 6 White
Horse Inn, Market Street, 3-5 Spring Gardens, Dalton in Furness all informed.
The Occupier, 2 Market Place, Dalton
“As a resident of Market Place and immediate next door neighbour to the Cavendish Arms,
I would like to comment on the application to convert the building into residential
accommodation.
Firstly, I would like to point out that this large and very prominent building is at present
unoccupied and as such presents many risks to surrounding properties, for example the
increased risk of fire, pest infestation and unauthorised dwellers gaining access. Other
problems such as the risk of the building falling into a state of disrepair and ultimately a
dangerous condition should also be considered, as they would obviously have a
detrimental effect on the surrounding area.
Therefore in my opinion the application for change of use to residential accommodation is
a logical step.
Secondly, it should be noted that Robinsons have gone to great lengths in researching the
historical importance of this building and they should (alongside Mr. Wilton and his
colleagues in the Town Hall) be congratulated on the excellent work that has been done to
this end. Consideration has even been given to the impact of nearby Bat and wild Bird
populations and it seems that no stone has been left unturned when planning this
application.
However, it has to be noted that this development will comprise four two bedroom flats,
with each one designed for four persons. It follows then that the properties could in fact
become homes for young families or in fact any multiple of individuals totalling sixteen
persons (even more when visitors are present).
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The plans show parking provision for up to four vehicles along the West elevation (the
existing modern toilet block being demolished to make way), accessible through the
passageway in the North elevation. At exactly 84 inches wide, this is a very narrow access
way for a typical car to enter, with only approx six inches of free space each side; less for
wider vehicles. This presents a very high risk of collision with the building and the potential
for a worse accident if for example children were playing in the very narrow passageway.
Navigation during the hours of darkness or during inclement weather conditions would be
difficult.
In addition, there is no practical turning area for vehicles once they have entered the
parking area, presenting the need for difficult manoeuvres in order to make an exit.
On reflection, I would imagine that rather than make the rather awkward and possibly
hazardous trip down the passageway to the West elevation, residents of the new
development would instead favour to routinely park in the bays around Market Place.
Page 14 of the Design and Access Statement (attachment to plan) states that ‘existing
parking at the front of the building will serve as supplemented parking for visitors’. It should
be noted that this statement is potentially misleading in that this particular parking area
does not belong to the property; it is in fact a Public Highway and has been commonly
used by all residents of the Market Place area for many years.
The Residents of Market Place and the surrounding streets of Castle Street, Skelgate and
Church Street already suffer badly with parking constraints. There have recently been a
number of parking tickets issued for illegal parking on paved areas – some of which is
occurring through sheer frustration.
There is a widely held view that Market Place could be much better organised in terms of
the available parking as many of the old parking bays were lost in the redevelopment of
the Market Cross area a number of years ago. Cumbria Highways would be wise in
making a parking assessment before this application is considered and should perhaps be
consulting all local residents in the process.
There is no evidence of any health and safety considerations within the plans and it must
be assumed that full fire and rescue risk assessments have been completed in the
calculation of the proposed occupancy levels. Access to the rear properties could be a
problem for Emergency services.
The plans make no mention of access for less able bodied persons (for example
wheelchair users) and we must assume that work has been completed to satisfy current
regulations.
Furthermore, the plans contain no indications as to how the four properties will be
marketed or which demographic they will be aimed towards. For example would they be
sold outright or let / leased by the Brewery or sold to a Housing Association?
A method statement regarding how the development work would be carried out would
have been encouraging to see; detailing the anticipated duration of the whole project, the
hours of work per day and the level of material deliveries and waste removal.
A further point has to be raised regarding what seems to be a very limited circulation list of
Consultees, with no residents of Castle Street, Skelgate or Church Street being placed on
the register to receive letters of consultation. Evidently, the residents on the opposite side
of the street to the development have not been consulted. This seems bizarre given the
scope of the project, the level of expected disruption during building work and the existing
lack of parking in the area, which would almost certainly be exacerbated.”
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The Occupier, 2 Market Street, Dalton
“I work for a public service, whereby I work a range of shifts including late and night shifts.
My concern would be as to the time of morning the work would start, and indeed the noise
produced which would prevent me from sleeping during the day. I work 7 night shifts over
a 5 week rota finishing at 7am and 7 late shifts finishing at either midnight or 3am. I would
anticipate a significant amount of noise from a building project such as this, and if I am
unable to sleep during the day it would be detrimental to my health and affect my work. I
do not have an alternative location to sleep on these days”.
The Occupiers, 4 Market Place, Dalton
“We have looked at the planning application in detail on-line and have a few queries/
objections which we wish to explain and gain some feedback on. For ease of reading we
will bullet point these areas with full explanation of the area of concern.
1. Increasing the number of residential dwellings:
From standing at the front of the Former Cavendish arms many homes for sale signs can
be seen. Some of these properties have been for sale for some time now and varying
greatly in price range. Whilst I understand that this is a national trend at present It brings
me to question whether the addition of 4 dwellings within this small area is really needed.
(I understand that by creating 4 properties this increases the total number of residential
properties by 3 as the pub was previously also residential) . I then come to question
whether this development will assist community development and growth in any way. I
agree that the property as a pub does not appear viable (from the Design and Access
Document), however, I also feel that the addition of these properties will either create more
For Sale signs or indeed take away sales from long standing residents wishing to move
on. Has any investigation been done regarding this?
Also with the current national demographic changes we are expecting, i.e. I believe it is
predicted that by 2026 approx one third of households will be headed by someone aged
over 60, are these the types of properties which will be needed? Will they be accessible for
the people who may be looking for smaller, apartment type properties with adapted living
facilities?
2.Parking Issue:
As a resident of Market Place Parking is a daily issue which we need to contend with.
There is currently no provision for residents parking, we do not have permit parking as as
you can appreciate there are times when parking currently is a big issue. As a resident I
have no problem with this struggle when it comes to church events, events at the castle
and community events on the cross. However i feel again that the increase in dwellings will
undoubtedly increase this problem to a huge extent.
The Planning application shows the addition of 3 parking spaces for the 4, 2 bed-roomed
dwellings.
Currently the Cavendish shares the same parking as we do and the landlords have
previously shared parking as other residents.
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The Document titled Parking Guidelines in Cumbria details the number of parking spaces
needed per property. This states that for a 2 bed-roomed dwelling there should be 2
spaces per unit plus one visitor space per 5 units. This would suggest 9 spaces for a
building with 4, 2 bed-roomed apartments. The application is suggesting creating 3
spaces. this leaves an extra 6 spaces not accounted for and as i understand the
documents states that the preferred parking set up for a 2 bed-roomed unit is one space
which is in owners control and 1 in communal. Surely this communal parking needs to be
additional to what we currently have.
Also I would question the viability of parking alongside the properties. The gate into the
Cavendish property is narrow, therefore I would say that not all cars would be able to
access this "designated" parking and I also do not feel that the cars will have sufficient
space to turn around in the area which is currently the one storey building.
Although the gate which will be used is existing this has not been used so for a long time. I
feel the addition of further signs around the Market Place would be needed to reinforce
that the road is one way as this is a current issue which I feel will be worse with the
addition of another vehicle outlet onto Market Place itself. It can be difficult to see cars
pulling onto Market Place currently due to the cars parked on the old car park so I feel
some investigation into this may also be needed to increase safety. I currently live next
door to the Cavendish property and have 2 young children so this is an obvious concern of
mine regarding their safety as this will be almost creating a road next to our property.
My last comment regarding the use of the side area for cars would be the condition of the
roadway, as this currently has a one story building on it , is the surface of such
construction to sustain having cars driven along and parked etc. The driveway will be next
to our house walls and foundations, therefore we would like to know that this change of
use will not effect the structure of our property.
3.Overlooking/ Privacy.
The Cavendish is a long building which extends along to back of the residential gardens in
the area.
I again spent some time looking at the plans with regard to how this will effect out property
and the following is coming entirely from how this will effect our property.
Currently there are two small windows and a fire escape on the side of the property which
is facing ours. These are a kitchen window, a frosted bathroom window and the fire
escape which is only used for emergencies.
The proposed plans include 6 windows plus a set of French windows with Juliet Balustrade
(are any of these frosted?)
The addition of these windows will mean we will be overlooked from all angles not only in
the garden but also in the ground floor rooms.
The main concern I have is the addition of fully opening French doors with the Juliet
Balustrade. This is encouraging residents of the property to have these open widen as
this is their main living area, meaning that ourselves and our children have no privacy in
our garden at all, this will have a huge impact on our lifestyle and we will no longer have
the garden which we did when the house was purchased. We do not have the option of
additional hedging , fencing etc due to the layout of the properties or could we be expected
to install frosted glass into the windows which re overlooked.
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If this development does go ahead will there be planning conditions which will be imposed
to protect the needs of the community and current residents?
I also feel our privacy and childrens safety will be compromised due to the creation of the
front entrance to the properties being along the side of the property. This currently is the
side of the Pub and the only people who would have access to this would be landlords and
patrons using the beer garden, all of this which is under the control of the landlord. By
opening this side entrance as public access make the side of our house less private and
therefore less safe as it will be open access to all visitors etc and may lead to noise
disruption which we know from past experience travels easily into our property.
In conclusion , we are by no means opposed to development within this area of Dalton and
I feel that the property sitting empty in this area in such a waste, however i do not feel that
the needs of the community and current reisdents has been considered within this
application and would appreciate some feedback on the points raised above.
I hope you will read and consider our comments and Look forward to hearing from you”
The Occupiers, 5a Market Place, Dalton
“I am writing to object about the proposed Planning Application to the Cavendish Arms,
Dalton in Furness.
My first objection is that the windows/doors on the 2nd floor of the west elevation will be
overlooking my garden and therefore intruding on my privacy.
My second objection is that there is already insufficient parking for the existing properties.
I often struggle to get my car parked and have on occasion had parking tickets whilst
parked outside my own house whilst unloading shopping and waiting for a parking place.
This is often made worse as we are close to St Mary's Church where there are frequent
weddings, funerals, christenings and other events. We bought the property knowing this
but if the Cavendish is converted into 4 flats this will increase the parking problem. The
plans allow for 3 parking places to the side of the property but I believe these would not be
used as it is a narrow entry to get to these parking places and most cars would struggle to
get through.
I believe that as a home owner we should be issued with resident parking permits to
ensure we can get parked.
I am also concerned as to what disruption there would be whilst the conversion was taking
place. I'm sure there would be lots of vehicles and skips needed and this worries me as I
have two young children and it could be putting their safety at risk. There is also a
problem with the sign posting on this side of Market Place which is a one way street. This
is not clearly sign posted therefore cars often drive the wrong way along the street.
I pose the question as to whether there is any need for any more properties in this area as
there are already several unsold properties which have been on the market now for a long
time.”
The Occupiers, Ship Hill, Market Place, Dalton.
“I am concerned about the large proposed window on the south gable. This will overlook
our property and will be on a level with a bedroom and dormer windows.
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I also wish to point out that the already congested public car park on Market Place is
inadequate to take a possible 5 further vehicles. I say 5, as 4 flats with a possible 2 cars
per flat does not go into 3 car parking spaces allocated on the premises. I also doubt the
use of these allocated spaces as turning will be very difficult.
The area to the front of the building designated as extra parking for visitors is already used
for public parking and is already full.”
The Occupier, 6 Market Place, Dalton in Furness
“We have big concerns about the parking spaces around this dwelling. Parking is already
at a premium and four flats could lead to another 8 cars at least being added to the
problem. The residents might not choose to park in their space all the time or the
occupants might have more than one car per flat.
We are also concerned about who these flats are being built for. Will they be privately sold
or are they for letting purposes? This is a quiet residential area and we want to keep it like
this without any extra concerns about noise or security”.
CONSULTATIONS:
Planning Application - 11/0674
United Utilities
“This response is based on the details submitted on the planning application form; any
changes to the planning application will invalidate this response.
I will have no objection to the proposal.”
County Archaeologist
“I am writing to thank you for consulting me on this application and to confirm that I do not
wish to make and comments or recommendations.”
Dalton with Newton Town Council
“The Town Council have no objections in principle however given the significance of the
historic nature of the building the Council would expect a sympathetic conversion retaining
as many of the historic features as possible”.
Cumbria Highways
“The level of off-street parking proposed in this application is not adequate. Two spaces
per flat are required.
There is a lack of space in which to turn a vehicle and leave the site in a forward gear.
Given the above I would recommend that the application as submitted should be refused
for the following reasons:-
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1. Lack of Off-Street Parking
The proposed development does not make adequate provision for parking of
vehicles within the site and would therefore encourage parking on the highway, with
consequent risk of additional danger to all users of the road and interference with
the free flow of traffic.
To support Local Transport Plan Policy: LD7, LD8
2. Turning Space
The proposed development does not make adequate provision for the manoeuvring
of vehicles within the site and would therefore be likely to result in vehicles
reversing onto or manoeuvring on the highway with consequent risk of additional
danger to all users of the road.
To support Local Transport Plan Policy: LD7, LD8.”
Listed Building Consent – 2011/0721
The Victorian Society – dated 3.11.11
“We object to the application on a number of grounds.
Because of your local knowledge, we will leave it to the Council to determine whether or
not a residential conversion of this pub is acceptable in principle. We would only note that
such a conversion would be regrettable both for the loss of a public facility in the centre of
Dalton and because it would inevitably reduce the historic interest of the building, some of
which lies in its continuous use as a pub.
If a residential conversion is acceptable in principle, we would prefer the building to be
divided into a smaller number of units. Vertical subdivision at the point at which the
roofline of the rear extension increases in height could be simply achieved, and would
enable two self-contained family homes to be created, which could be sold freehold and
would be more likely to attract owners with the means to satisfactorily maintain a listed
building. This would also enable more of the internal walls to be retained, and would
necessitate less partitioning of the principal rooms.
We welcome the proposal to demolish the single storey toilet block. However, we have
serious concerns about the plan to use the yard thus created for car parking. The carriage
arch is extremely narrow, and its use for vehicle movement would almost certainly result in
regular damage to the building. The drawing of the north elevation as proposed shows
well just how little clearance there is. The yard should be restricted to pedestrian traffic.
We are concerned at the proposed external alterations to the rear wing of the building.
The approach of treating this wing as a rural barn conversion is illogical. This is not a rural
barn conversion, but an urban building in the heart of Furness’s major historic town. It has
obviously had many unsympathetic changes to its fenestration. However, the large gable
end window openings survive intact. Changes to the west elevation fenestration should be
guided by the examples of the end gable window openings (the top half of which have
been blocked up) and by surviving evidence in the building. The original window openings
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will become visible when plaster and render is removed, and are likely to be
straightforward to reconstruct. The proposed fenestration of the west and south elevations
of the rear wing is both historically inauthentic and architecturally incoherent, and would
damage the interest of the building.
The as proposed north elevation drawing appears to show a new overlight within the stone
door head (over the existing architrave overlight); this would be structurally unfeasible and
aesthetically disastrous. We would also like clarity on whether the sash windows on the
north elevation will be retained (as stated on the drawings) or replaced (as stated in the
design and access statement).
We are concerned to see that the chimney in the middle of the east elevation of the rear
wing, clearly visible in photo F of the design and access statement, is not shown in either
the existing or as proposed drawings. Chimneys are an important part of the character of
historic buildings, and this one should be retained.
Damage would inevitably be done to the character of this pub by residential conversion.
We suggest that the chimney at the west end of the front range’s ridge (currently capped)
be rebuilt to its full height, and the missing chimney a short distance to the east (placed
between bedrooms 5 & 6 on the as existing first floor plan; currently missing altogether
above roof level) be reinstated in mitigation for this damage.
In conclusion, this scheme as it stands would be damaging to the architectural interest of
the building; we suggest that you encourage the applicants to revise it.”
Victorian Society – dated 17.7.12
“Thank you for consulting the Victorian Society on this application. We have no objections
to the proposals in so far as they affect the Victorian parts of the building. However, we
urge you to seek the views of the Georgian Group concerning the treatment of the C18
southern range of the building, the former Sportsmen's Hall, which appears to be much
more interesting and important than it looks at first glance”.
The Georgian Group – dated 15.2.12
“Thank you for informing the Georgian Group of a proposal to convert the above GII listed
former public house into dwellings, and also for your email of the 9th of January. I must
apologize for our lengthy delay in replying to your consultation; it is only after reading the
historic building analysis that it has became clear that significant parts of the buildings
fabric belong to the Georgian period. We are grateful for this opportunity to forward the
following brief initial advice.
The former Cavendish Arms Public House presently has a very brief listing description
which suggests that behind its façade (dated 1855) a much earlier building may be
concealed. Recent analysis of the building’s historic fabric undertaken by Greenlane
Archaeology has indeed provided strong evidence that the building retains important
earlier fabric. This includes a pair of raised crucks of possible medieval date. The report
also provides evidence of the survival of the former ‘Sportsman’s Hall’ (also known as Lord
Stanley’s Hunting Rooms), a suite of function rooms of 1772 constructed in connection
with the annual festivities of the Dalton Hunt. Parts of its original internal decorative
scheme have also been discovered including a fine heavily moulded cornice. Purpose built
function rooms associated with hunts are relatively rare survivals.
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The Georgian Group does not wish to comment on the principle of changing the building’s
use from that of a public house to private dwellings. We do however have considerable
concerns regarding both the intensity of the subdivision proposed, and the potentially
damaging impact of a number of the proposed alterations to the building’s historic fabric.
Whilst we support the proposed demolition of the toilet block we must advise that the
proposed alterations to the fenestration of western (or courtyard) elevation of the rear wing
fail to respect the special architectural and historic interest of the listed building. We would
recommend that the designs be revised to better respect both the urban setting of the
building, and its former important social and recreational function. The importance of this
rear wing has only recently been identified. Where eighteenth century former openings
have been identified they should be preserved and if possible re-opened. Further evidence
of original openings will probably be found when areas of external render have been
removed. The removal of areas of render as an exploratory measure would therefore be
helpful in formulating a sympathetic design.
The staircase in room G8a should be preserved in situ together with any other early
fixtures or decorative finishes identified within the archaeological report provided.
The Group notes the detailed comments made by the Victorian Society in relation to the
chimney stacks, we wholeheartedly support their comments and recommend that their
advice is adopted in full. We also note their concerns regarding the proposed replacement
of window frames on the principal or northern elevation. Historic window frames should not
be replaced unless it can be clearly demonstrated to your authority that they are beyond
repair.
The Georgian Group must advise that these proposals would be damaging to the special
architectural and historic interest of the listed building. We would urge the applicants to
amend their proposals in the light of this and other advice, if they are unwilling to do so
then listed building consent should be refused.”
The Georgian Group dated 27.7.12
“Thank you for informing the Georgian Group of revised proposals for the
conversion of the above Gil listed former public house into dwellings. We are
grateful for this opportunity to forward the following advice.
Whilst the Group welcomes the revisions made to the scheme, we still have reservations
regarding the proposed conversion works to the rear range.
The former Cavendish Arms Public House presently has a very brief listing description
which suggests that behind its facade (dated 1855) a much earlier building may be
concealed. Recent analysis of the building's historic fabric undertaken by Greenlane
Archaeology has indeed provided strong evidence that the building retains important
earlier fabric. This includes a pair of raised crucks of possible medieval date. The
report also provides evidence of the survival of the former 'Sportsman's Hall' (also
known as Lord Stanley's Hunting Rooms), a suite of function rooms of 1772 constructed
in connection with the annual festivities of the Dalton Hunt.
The Group continues to have reservations regarding the level of subdivision proposed
for that part of the building which was constructed as the 'Sportsman's Hall. Parts of
its original internal decorative scheme have also been discovered during stripping out
24

PLANNING COMMITTEE
4th December 2012
works including a fine heavily moulded cornice. Purpose built function rooms
associated with hunts are now comparatively rare survivals. We would urge that the
proposed apartments in this part of the building be kept as 'open plan' as is
practicable; could for example, the kitchens form part of a general open-plan living
space?
We would advise your authority to explore with the applicants the practicality of
reducing the number of proposed internal partitions within this rear range, in order to
safeguard further the proportions of its eighteenth century interiors. I t is not however,
necessary to consult us again unless major revisions are proposed.”
English Heritage dated 30.7.12
“Thank you for your letter of 17 July 2012 notifying English Heritage of the scheme
relating to the above site. Our specialist staff have considered the information received
and we do not wish to offer any comments on this occasion.
Recommendation
This application should be determined in accordance with national and local policy
guidance, and on the basis of your expert conservation advice.
If you would like further advice on this application, please contact us to explain your
request. Please re-consult us if there are material changes to the proposals. We will
then consider whether such changes might lead us to object. If they do, and if your
authority is minded to grant consent, you should notify the Secretary of State of this
application in accordance with Circular 08/2009.”
OFFICERS REPORT:
The application site is a grade II listed public house situated within a conservation area.
This report is in two parts. The first deals with the planning application whereas the
second considers the listed building consent application.
Planning Application
The public house has been vacant for approximately 18 months with the applicants
proposing conversion to four flats. The property comprises the front section facing onto
Market Place and a substantial two storey wing at the rear of the property. Each section
would be converted into two flats.
Attached to the side elevation is a flat roofed extension which is a relatively modern
addition. This is to be demolished to enhance the setting of the building and to provide
three parking spaces. These would be accessed via the coach-way from Market Place.
Saved policy C11 seeks to protect local services including shops and public houses. The
policy refers to the need for applications involving the loss of such facilities to be
accompanied by details of the marketing of the property at a realistic price and for
evidence of such to be provided. However the policy is specific to ‘rural and suburban’
facilities. As such it does not relate to urban locations such as the application site where
there are similar facilities a short distance away.
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Furthermore saved policies B3 and B5 support the conversion of buildings within the built
up area to residential use. Saved policy D17 also states that applications for the re-use of
empty listed buildings will be given favourable consideration provided the re-development
will not result in significant loss of the building’s special interest.
A concern raised in the representations relates to parking. Reference is made to problems
which currently occur including when there are events at the Church or Castle. The
Highway Authority also object commenting that ‘the level of off-street parking proposed is
not adequate. Two spaces per flat are required’.
Parking concerns are frequently raised in relation to planning proposals however they are
seldom used as a reason for refusal. A reason for this is that Council’s have been
discouraged by national planning policy from resisting development on parking grounds
except where it would create a situation detrimental to safety (and which could not be
resolved through traffic regulations or enforcement.
The majority of national guidance on parking standards has been withdrawn with the
replacement of the relevant planning policy statements with the National Planning Policy
Framework (NPPF). This states as follows:
If setting local parking standards for residential and non-residential development, local
planning authorities should take into account:
● ● the

accessibility of the development;
type, mix and use of development;
● ● the availability of and opportunities for public transport;
● ● local car ownership levels; and
● ● an overall need to reduce the use of high emission vehicles (para. 39)
● ● the

The NPPF also supports sustainable development. Refusing development on parking
grounds and with it encouraging the use of the private motor car would be seen as
contrary to this.
Using the criteria above the site is also one where if local parking standards had been set
they could be expected to be low i.e. the sites accessibility (to shops, schools and public
transport).
Also the level of parking which could be reasonably expected to be generated by the
existing lawful use of the property is itself a material planning consideration (or any use it
could be used for without the need for planning permission). This includes restaurant,
cafe, retail or professional/financial services. The proposed use is likely to generate
significantly less parking than these other uses. As a consequence it would be inadvisable
to follow the advice of the highway authority which adopts a standard parking ratio without
having regard to the location, national planning policy or other material planning
considerations.
Reference is also made to the limited space available to manoeuvre. The space is so
limited it is likely that the spaces could only be used by the smallest of vehicles. However
given the current level of off street parking v parking demand from the current lawful use, I
do not consider that there are sufficient grounds to refuse the development on parking
grounds.
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Other concerns raised in the representations relate to impact on privacy from the
fenestration of the west elevation. This is the side elevation which consists mainly of the
rear wing (mainly two storeys) and which faces the side and rear of No. 4 Market Place.
The original scheme proposed a number of additional openings including at first floor level.
The new first floor openings included patio doors with a Juliet balcony arrangement. The
scheme has been amended such that no new openings are proposed to the side elevation
at first floor level. Issues in relation to the potential for overlooking have therefore been
resolved.
Listed Building Consent Application
The remaining issues relate to the building’s status as a listed building. The NPPF
requires that applications affecting heritage assets should describe the significance of the
asset affected in order that the potential impact of the proposal on that significance can be
properly understood. The description of the significance was provided by an
‘Archaeological Building Recording’ (ABR)¹. This identified a much older building than is
apparent from its Victorian facade. This is detailed below:
Prior the submission of a planning application for the conversion of the Cavendish
Arms public house into domestic dwellings, Barrow Borough Council recommended an
archaeological building recording be carried out. The building is Listed Grade II, and it
was considered necessary to better understand its historical development and
significance in order to inform any planning decision. Following the provision of a
project design by Greenlane Archaeology the work on site was carried out in July
2011.
Historical sources suggest that the Cavendish Arms has very early origins and was
formerly known as the Black Cock, although the evidence for either of these claims is
uncertain. It has certainly existed and been known by its current name since the
beginning of the 19t" century. It is also known to have been connected to a suite of
rooms known as the Sportsman's Hall, which were constructed in the late 18th century
for the use of those attending the annual Dalton Hunt. This is thought to have ceased
in 1792 and these rooms were subsequently connected to the neighbouring inn.
During the 19th and 20th centuries it is known to have undergone some alterations,
with a range added along the west side before 1967.
The building recording revealed that the initial phase of construction was indeed very
early, perhaps even medieval, with two raised cruck trusses remaining in situ; the core
of the building at this stage probably forming a much more basic three-bay structure
set side-on to the Market Place, possibly with a cross-passage on the ground floor.
The north-east part of the site may have formed an open passage at the time. Some
minor alterations were evidently made in the 18th century, including the insertion of a
chimney at the west end, but the most significant was the construction of a large block
extending to the south. This probably corresponds to the Sportsman's Hall,
constructed in 1772, which included a kitchen and probably the lower section at the
south end. In the early 19th century these two sections were joined together, and other
modifications were made, including the infilling of the north-east corner. Later in the
19t" century further alterations were made including the addition of the decorative
details to the front façade, perhaps corresponding to the date stone of 1855, and the
addition of a monopitch outshut in the south-west side. In the 20th century many of
the internal walls were knocked through to open up the ground floor, and a range of
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single-storey rooms were created along the west side, as well as new doorways
inserted and other alterations.
The building recording has revealed that the Cavendish Arms contains some
significant and rare historic fabric, in particular the cruck trusses. The large suite of
rooms to the south are also considered likely to correspond to the former Sportsman's
Hall, which was an important building in its own right within 18t" century Dalton. It is
recommended that as much of the historic fabric as possible be retained by any
subsequent development, although the full significance of the cruck trusses could only
be ascertained through more detailed investigation such as dendrochronological
dating.
¹ Greenlane Archaeology August 2011
While the ABR appears thorough, unfortunately the scheme as originally submitted failed
to have proper regards to the building’s special interest and the features it possesses.
This can be appreciated from the initial consultation replies from the National Amenity
Bodies (Victorian Society and Georgian Group). I am pleased to confirm that the scheme
has been amended to address the concerns over the loss of historic fabric including as
recently as 22.10.12. The applicant’s letter dated 18.10.12 confirms the latest changes as
follows:
“Further to our recent email exchanges regarding the above.
I now enclose 4no. copies of the following revised drawings:



Drawing AL(21)001 Revision C - Proposed Floor Plans and Roof Layout
Drawing AE(20)001 Revision D - Proposed Elevations

These substitute the plans and elevations of the same number previously issued.
The drawings have been revised as follows:
• In accordance with the comments from the Georgian Group, the layout of the dwelling
within the 'Sportsman's Hall' has been amended to reduce the level of subdivision to
the lowest practicable level. The layout of the unit is heavily dictated by the existing
window arrangement, as this determines the position of the bedrooms. These rooms
clearly require a degree of privacy and are partitioned off from the principal living area.
Beyond this, the remaining space is now shown as open plan.
• The existing ground floor window to the south elevation is now shown as being
retained.
•
The existing first floor windows to the south elevation are shown as being reinstated
to their full height as per your email of 29 September.
I believe we have now addressed all matters raised by both the Georgian Group and the
Victorian Society and trust that you are now able to recommend approval of both the
planning application and the application for Listed Building Consent”
I am satisfied that the listed building issues have been sufficiently addressed to allow a
conditional consent. This is to include a watching briefing and further recording as detailed
in the ABR as follows:
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5.3.1 In order to better understand the development and origins of the site it would be
necessary for a programme of dendrochronological dating to be carried out on the early
trusses. However, unless these are due to be removed or badly damaged as part of the
proposed development it is difficult to justify such work. However, it is likely that further
information of interest would be revealed inside the building following soft stripping of
internal fittings, if redevelopment was to go ahead. In addition, the proposed demolition
of the 20th century additions along the west side, while being of great benefit to the
setting of the historic fabric of the building, might also reveal remains of archaeological
interest below ground.
5.3.2 It is therefore recommended that, should the redevelopment of the property go
ahead, every effort should be made to retain and preserve certain key elements of the
historic fabric:
•
The original roof structures, in particular the two cruck trusses;
• The decorative cornice in the former `Sportsman's Hall' (above Rooms F9-F12) and
in the staircase (Room G8a);
• The panelled jambs in F8;
• The decorative window and door surrounds and other details in the front (north)
external elevation.
5.3.3 In addition, further recording should be carried out following a soft strip of the
interior, in order to identify further features of interest and better record those that are
already known. This would be particularly useful in order to identify the previously
recorded well(s) and possible passageway, should these be uncovered. Following or
during the demolition of the modern range along the west side further archaeological
monitoring should be carried out to record any remains of below-ground archaeological
interest that might be exposed. Should any further excavation be carried out in the
associated garden or grounds, this too should be archaeologically monitored by
watching brief.
RECOMMENDATION:
I recommend that:
A: 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
15/08/11 (as amended) and the hereby approved plans referenced:
AL(21)001 Revision C (floor plans and roof layout)
AE(20)001 Revision D (proposed elevations)
EL(21)001 (existing floor plans and roof layout)
EE(20)001 (existing elevations)
Reason
To retain the development in the form approved.
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3.
Prior to the beneficial occupation of any part of the development the parking area
shall have been completed in accordance with drawing no. AL(21) 001 revision A and shall
thereafter be permanently retained for the benefit of the development hereby approved.
Reason
To ensure that the proposed parking facilities are provided and retained.
Reason for granting planning permission.
That having regard to the provisions of Section 38(6) of the Planning and Compulsory
Purchase Act and all other material considerations, the development as proposed by
reason of its location, design and orientation, will not have a detrimental impact upon the
neighbouring properties or the visual amenities of the area. As such, the proposal
complies with the Development Plan for the area, specifically Saved policies B3, B5, D15,
D17 and paragraph(s) 14, 17, 49, 128, 129, 132, 134, 137 and 141 of the NPPF.
-----------------------------------------------B: That Listed Building Consent 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
15/08/11 (as amended) and the hereby approved plans referenced:
AL(21)001 Revision C (floor plans and roof layout)
AE(20)001 Revision D (proposed elevations)
EL(21)001 (existing floor plans and roof layout)
EE(20)001 (existing elevations)
as amended by the conditions below.
Reason
To retain the development in the form approved.
3.
Prior to the demolition of the flat roofed extension a programme of archaeological
work shall have been agreed in writing with the planning authority and the development
shall thereafter proceed in accordance with the agreed scheme of work.
Reason
The site may contain important below ground archaeology
4.
Following the demolition of the flat roofed extension and a soft strip of the public
house but prior to the works of conversion commencing a further recording to English
Heritage Level III (English Heritage 2006) shall have been carried out and submitted to
and approved in writing by the Planning Authority.
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Reason
The Archaeological Building Recording submitted with the application has identified the
potential for significant features to be discovered and which will need to be appropriately
recorded.
5.
Prior to any soft strip of the building or works of alteration or demolition a schedule
of those parts proposed to be removed or demolished shall be agreed in writing with the
Planning Authority and no other parts of the building or its fabric shall be removed or
demolished.
Reason
To minimise any loss of historic fabric.
6.
The chimneys identified under notes 21 & 22 on drawing no. AE(20) 001 shall have
been rebuilt in accordance with the said drawing prior to any beneficial occupation of the
development hereby approved.
Reason
In mitigation for the alterations required to facilitate conversion.
7.

New windows & doors shall be of timber and given a painted gloss finish.

Reason
In order to safeguard the special architectural or historic interest of the building.
8.
The new windows identified under notes 13, 14, 15 on dwg no. AE(20) 001 shall be
true sliding sash windows with sash weights & pulleys and which shall be constructed in
accordance with details of frame thickness and glazing to be agreed in writing with the
Planning Authority.
Reason
In order to safeguard the special architectural or historic interest of the building.
9.
Any works involved with any upgrade of the structure to meet Building Regulations
with respect to thermal and acoustic performance must also be agreed in writing with the
Planning Authority. The upgrade must thereafter be carried out in accordance with the
details agreed by the Planning Authority.
Reason
To ensure any upgrades take account of the building’s special interest.
10.

Rainwater goods shall be of cast iron.
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Reason
In order to safeguard the special architectural or historic interest of the building.
11.

Soil & vent pipes shall be internal.

Reason
To avoid the building being harmed by unsightly soil and vent pipes.
12.
All new windows & doors shall be set into the reveals by a minimum of 100mm
measured from the external face of the building.
Reason
In order to safeguard the special architectural or historic interest of the building.
Reason for Granting Listed Building Consent
In reaching the decision to grant Listed Building Consent subject to conditions, the
Borough Council have paid special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest it possesses and have
concluded that the decision accords with the development plan and national guidance.
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PLAN NUMBER:

APPLICANT:

AGENT:

2012/0547

Cumbria Police Authority

Mr M West
Cumbria Constabulary

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Jason Hipkiss
01229 876485

10/08/2012
STATUTORY DATE:
11/12/2012

LOCATION:
Plot 4, Andrews Way, Barrow-in-Furness
PROPOSAL:
Construction of new police station (Outline all matters reserved)
SAVED POLICIES OF THE
FORMER 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 B1, B2.
Site 9: Landscaping and design to the same standard as the rest of Furness Business
Park.
SUMMARY OF MAIN ISSUES:
The relocation of Barrow police station arises due to changes in the policing structure in S
Cumbria whereby the existing site is considered obsolete for the upgrading of the station
to an area base.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Supporting Statement
CHOICE OF SITES
The existing location at Market Street is not suitable with inadequate space for operational
transport. The existing building is not financially viable to maintain and the existing site
has insufficient space for the increased custody facilities, even if the adjacent site currently
occupied by Cumbria County Council became available the site would not provide
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sufficient space for the additional space requirements with the proposed reorganisation of
policing in South Cumbria. It would also not be possible to develop this location whilst
maintaining the existing police function.
By maintaining the existing local policing base in Dalton Road, Barrow a police presence in
the town centre will be maintained and some staff currently working from Market Street will
be deployed from this location and not from the proposed site. This will mirror the
arrangements that have worked very successfully over the past three years in Carlisle.
This base is jointly operated with Barrow Council and provides a single point of contact
within the town centre.
Within Barrow we will also maintain our local policing base at Hindpool together with our
use of the fire station at Walney Island to provide drop in facilities for the local community
based in these areas.
Operationally it is proposed to relocate the area support teams currently based at
Ulverston on to a single site. Therefore a major consideration has to be upon rapid access
to the neighbouring areas of South Lakeland District Council and in part the southern area
of Copeland. This would in indicate the best location for the facility to be on the western
outskirts of Ulverston providing rapid access to all operational areas however a
compromise would be to locate on the eastern side of Barrow.
Furthermore as the function of the new police station has now changed to provide more of
an area base than purely Barrow town centre the most important aspect for this building is
good road connections to the full South Cumbria policing area. Guidance and advice from
the Home office is now to locate this type of operational unit out with town / city centres on
the outskirts of the conurbation.
Taking all the above factors into account a number of alternative sites have been
considered in Barrow as outlined below.
Alfred Barrow School- This site is to become available but has been discounted because
of various reasons including, the high cost of enabling works and construction issues to
overcome existing ground levels. The site is not situated in the right location for
operational use as outlined above.
Ramsden Dock Road, Barrow Island – There are a number of sites of a suitable size on
Barrow Island that have been set aside for development. Operationally they are too far
from the Ulverston area and also because of the road infrastructure both locally to the site
locations and the restrictions / risks of the bridges being effected by traffic the sites are
unsuitable. Also these sites lack the proximity of local bus routes.
Sandscale Business Park – The land available in this location can only be accessed via a
single bridge over the railway line, this is unacceptable from an operational prospective.
The site also lacks access via public transport.
Bank Lane South (Land to the rear of County Coach Builders) – This site is not easily
developed and is considered to be located to close to domestic dwellings for what will be
an area policing base.
Hindpool Road (BAE land) – This site is not of sufficient size and the shape of the land
ruled it out.
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Other sites available within Barrow were of insufficient size or the constricted nature of the
site ruled them out.
The proposed site has good access via existing public roads and affords quick access to
both Barrow and all the other key policing areas in South Cumbria including Ulverston.
The location can be well signposted from the main road network. Within 200m of the site is
an existing bus stop thus providing good public transport links for both staff and the public.
The area around the site is relatively level thus there are no excess gradients to be
negotiated.
Being located very close to a major emergency partner and the local emergency planning
base is also a considerable advantage.
CONSULTATIONS:
Transport & Spatial Planning – dated 19.9.12
“I write to advise you that we do not consider the proposal to be a Category 1
Application and the County Council will not be responding from a strategic planning
perspective. The reason is that the site is part allocated as a Local Employment Site E9
in the adopted Barrow Local Plan Review 1996-2006 for B1/B2 office/commercial
industrial use. Hence, the strategic planning principles of the use of the site have
therefore already been demonstrated.
There may be value in you seeking a view from our individual service areas, such as from
Property Services, Waste Management and Transport and Highways. The Spatial
Planning Team would be happy to clarify if there are further responses from these
specific service areas, and we will be contacting our colleagues to see if they have any
comments to make on the current application. We will therefore provide a further reply
to you in due course, should any issues arise from our other service areas.
Electricity North West – dated 21.9.12
“We have considered the above planning application submitted on 19/9/12 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.
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.
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The documents are as follows:HS(G)47 – Avoiding danger from underground services.
GS6 – Avoidance of danger from overhead electric lines.
Other points, specific to this particular application are:There is an Electricity North West low voltage (400 volt) cable which runs across the
northern end of the site.
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”.
Emergency Planning – Cumbria County Council
“We have no objection from an emergency planning perspective. The area proposed is just
beyond any flooding that might be expected to occur in the event of a failure of Ormsgill
Reservoir and is also outside the BAE DEPZ”.
Environmental Health – dated 28.9.12
“The surrounding area is mainly commercial and therefore I do not perceive any
environmental noise issues arising from the development.
However, before the development is commenced, a scheme shall be submitted to and
approved in writing by the planning authority making provision for a Construction Method
Statement to control any adverse impact of the construction stage of the development
upon the amenity of the public and nearby occupiers.
The Construction Method statement shall include details of:
a) Dust management controls;
b) Measures for minimising the impact of noise and vibration arising from construction
activities;
The development shall thereafter be carried out in accordance with the approved scheme
and statement.
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Working Hours - Construction Phase:
Limited Hours of any piling operations to:
8:00am - 6:00pm Monday to Friday ONLY
Limited Hours of noisy construction works to:
7:00am - 7:00pm Monday to Friday
8:00am - 1:00pm Saturday
No noisy activities on Sunday or Bank Holidays.
'Noisy Construction' is defined as audible or perceived at any noise sensitive premises.”
David Catty - HSE
“ONR does not comment on any reserved matters applications.”
Environmental Health dated 24.9.12
“I have reviewed the Phase 1 Desk Study (ref. G12173; dated August 2012) prepared by
Geoinvestigate Ltd which has accompanied the application and find that satisfactory
information has been presented to determine the application.
Geoinvestigate has acknowledged that the site was subject to reclamation following the
former industrial use as a Iron and Steel Works; however, sufficient details of reclamation
and its effectiveness has not been provided and therefore it is recommended that further
intrusive investigation of the site is undertaken to confirm ground conditions.
I am in agreement with the above proposal and recommend that conditions are imposed to
establish risk from contamination, implementing Policies 120 and 121 of the National
Planning Policy Framework. Any conditions the Local Planning Authority impose should
achieve the following:
1.
A Field Investigation and Detailed Risk Assessment, conducted in
accordance with established procedures (BS10175 (2011) Code of Practice for the
Investigation of Potentially Contaminated Sites), 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 Detailed Risk
Assessment shall be submitted to and approved by the Local Planning Authority before
any development begins.
2.
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.
3.
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.
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4.
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.
5.
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.”
United Utilities - dated 8.10.12
“With reference to the above planning application,
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 (including attenuation measures to demonstrate no greater discharge rate
than that of its existing greenfield discharge rate) 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.
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.
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
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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
United Utilities, Sue Lowe, 01925 678773 to discuss the matter further.”
Environment Agency – dated 9.10.12
“Environment Agency position
The proposed development will be acceptable if the following measure(s) are implemented
and secured by way of planning conditions on any planning permission.
Condition
No development approved by this planning permission shall take place until a surface
water drainage strategy has been submitted to, and approved in writing by, the local
planning authority.
The scheme shall be fully implemented and subsequently maintained, in accordance with
the timing / phasing arrangements embodied within the scheme, or within any other period
as may subsequently be agreed, in writing, by the local planning authority.
Reason
To ensure flood risk is not increased elsewhere as a result of the development.
Sustainable Drainage Systems (SuDS) should be incorporated into the surface water
drainage strategy wherever practicable. It is understood from point 5.3 of the Flood
Risk Assessment that there is “a high probability of achieving a sustainable drainage
system on this site". Suitable SuDS elements may include swales, soakaways, rainwater
harvesting, permeable paving, storage ponds etc.
We consider that planning permission could be granted to the proposed development as
submitted if the following planning condition is included as set out below. Without this
condition, the proposed development on this site poses an unacceptable risk to the
environment and we would object to the application.
Condition
Prior to each phase of development approved by this planning permission no development
approved by this planning permission (or such other date or stage in development as may
be agreed in writing with the Local Planning Authority), shall take place until a scheme that
includes the following components to deal with the risks associated with contamination of
the site shall each be submitted to and approved, in writing, by the local planning authority:
1) A site investigation scheme, based on the desk study to provide information for a
detailed assessment of the risk to all receptors that may be affected, including those off
site.
2) The results of the site investigation and detailed risk assessment referred to in (1) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
3) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (2) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
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Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason
National Planning Policy Framework (NPPF) paragraph 109 states that the planning
system should contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at unacceptable risk
from, or being adversely affected by unacceptable levels of water pollution. Government
policy also states that planning policies and decisions should also ensure that adequate
site investigation information, prepared by a competent person, is presented (NPPF,
paragraph 121).
Condition
The development hereby permitted shall not be commenced until such time as a scheme
to dispose of foul drainage has been submitted to, and approved in writing by, the local
planning authority. The scheme shall be implemented as approved.
Reason
To prevent pollution of the water environment.
The FRA indicates that infiltration is an option under consideration for dealing with surface
water drainage. In all cases it will need to be ensured that sufficient water quality treatment
stages are incorporated into the design of the system prior to infiltration or soakaway.
We ask to be consulted on the details submitted for approval to your Authority to
discharge these conditions and on any subsequent amendments/alterations. Please
forward a copy of the decision notice to penrith.planning@environment-agency.gov.uk
Advice to LPA/applicant
Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for
surface water disposal, which encourages a SUDS approach. Under Approved Document
Part H the first option for surface water disposal should be the use of SUDS, which
encourages infiltration such as soakaways or infiltration trenches. In all cases, it should be
established that these options are feasible, can be adopted and properly maintained and
would not lead to any other environmental problems. For example, using soakaways or
other infiltration methods on contaminated land carries groundwater pollution risks and
may not work in areas with a high water table. Where the intention is to dispose to
soakaway, these should be shown to work through an appropriate assessment carried out
under Building Research Establishment (BRE) Digest 365.
Further information on SUDS can be found in;
- the CIRIA C697 document SUDS manual
- HR Wallingford SR 666 Use of SUDS in high density developments
- CIRIA C635 Designing for exceedance in urban drainage - good practice
- the Interim Code of Practice for Sustainable Drainage Systems. The Interim Code of
Practice provides advice on design, adoption and maintenance issues and a full overview
of other technical guidance on SUDS.
The Interim Code of Practice is available on our website at: www.environmentagency.gov.uk and CIRIA's website at www.ciria.org.uk
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Any facilities for the storage of oils, fuels or chemicals shall be provided with secondary
containment that is impermeable to both the oil, fuel or chemical and water, for example a
bund, details of which shall be submitted to the local planning authority for approval.
The minimum volume of the secondary containment should be at least equivalent to the
capacity of the tank plus 10%. If there is more than one tank in the secondary containment
the capacity of the containment should be at least the capacity of the largest tank plus
10% or 25% of the total tank capacity, whichever is greatest.
All fill points, vents, gauges and sight gauge must be located within the secondary
containment. The secondary containment shall have no opening used to drain the system.
Associated above ground pipe work should be protected from accidental damage. Below
ground pipe work should have no mechanical joints, except at inspection hatches and
either leak detection equipment installed or regular leak checks. All fill points and tank vent
pipe outlets should be detailed to discharge downwards into the bund.
This is a requirement of the Control of Pollution (Oil Storage) (England) Regulations 2001.
More information on the minimum legal requirements is available in 'Above ground oil
storage: PPG 2'.
Our comments are only in relation to environmental issues. Others may need to be
consulted with respect to Health and Safety or amenity issues.
Please forward a copy of the decision notice to penrith.planning@environmentagency.gov.uk”
Environment Agency dated 6.11.12
“Thank you for forwarding a copy of the Phase 1 Desk Study prepared by Geoinvestigate
Ltd referenced G12173 and dated August 2012 which was received on 19 October 2012.
We have reviewed this with in relation to the risks to controlled waters and would like to
make the following comments:
Given the previous use of the site with railway lines crossing the site and the presence of
spoil heaps from the nearby steel works and the location of the site close to a Walney
Channel we recommend the following conditions:
This condition has been recommended as we are satisfied that there are generic remedial
options available to deal with the risks to controlled waters posed by contamination at this
site. However, further details will be required in order to ensure that risks are appropriately
addressed prior to development commencing.
The Local Planning Authority must decide whether to obtain such information prior to
determining the application or as a condition of the permission. Should the Local Planning
Authority decide to obtain the necessary information under condition we would request that
this condition is applied.
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Environment Agency position
We consider that planning permission could be granted to the proposed development as
submitted if the following planning condition is included as set out below. Without this
condition, the proposed development on this site poses an unacceptable risk to the
environment and we would object to the application.
Condition
Prior to each phase of development approved by this planning permission no
development (or such other date or stage in development as may be agreed in writing
with the Local Planning Authority), shall take place until a scheme that includes the
following components to deal with the risks associated with contamination of the site shall
each be submitted to and approved, in writing, by the local planning authority:
1) A preliminary risk assessment which has identified:
all previous uses, potential contaminants associated with those uses, a conceptual model
of the site indicating sources, pathways and receptors, potentially unacceptable risks
arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reasons
To protect the adjacent surface watercourse.
National Planning Policy Framework (NPPF) paragraph 109 states that the planning
system should contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at unacceptable risk
from, or being adversely affected by unacceptable levels of water pollution. Government
policy also states that planning policies and decisions should also ensure that adequate
site investigation information, prepared by a competent person, is presented (NPPF,
paragraph 121).
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Condition
No occupation of each phase of development shall take place until a verification report
demonstrating completion of works set out in the approved remediation strategy and the
effectiveness of the remediation shall be submitted to and approved, in writing, by the local
planning authority. The report shall include results of sampling and monitoring carried out
in accordance with the approved verification plan to demonstrate that the site remediation
criteria have been met. It shall also include any plan (a "long-term monitoring and
maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification plan. The long-term
monitoring and maintenance plan shall be implemented as approved.
Reasons
To protect the adjacent surface watercourse.
National Planning Policy Framework (NPPF) paragraph 109 states that the planning
system should contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at unacceptable risk
from, or being adversely affected by unacceptable levels of water pollution. Government
policy also states that planning policies and decisions should ensure that adequate site
investigation information, prepared by a competent person, is presented (NPPF,
paragraph 121).
Condition
No development approved by this planning permission shall take place until a surface
water drainage strategy has been submitted to, and approved in writing by, the local
planning authority.
Sustainable Drainage Systems (SuDS) should be incorporated into the surface water
drainage strategy wherever practicable. It is understood from point 5.3 of the Flood
Risk Assessment that there is " a high probability of achieving a sustainable drainage
system on this site". Suitable SuDS elements may include swales, soakaways, rainwater
harvesting, permeable paving, storage ponds etc.
The scheme shall be fully implemented and subsequently maintained, in accordance with
the timing / phasing arrangements embodied within the scheme, or within any other period
as may subsequently be agreed, in writing, by the local planning authority.
Reason
To ensure flood risk is not increased elsewhere as a result of the development.
The FRA indicates that infiltration is an option under consideration for dealing with surface
water drainage. In all cases it will need to be ensured that sufficient water quality treatment
stages are incorporated into the design of the system prior to infiltration or soakaway.
Advice to LPA/applicant
Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for
surface water disposal, which encourages a SUDS approach. Under Approved Document
Part H the first option for surface water disposal should be the use of SUDS, which
encourages infiltration such as soakaways or infiltration trenches. In all cases, it should be
established that these options are feasible, can be adopted and properly maintained and
would not lead to any other environmental problems.
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For example, using soakaways or other infiltration methods on contaminated land carries
groundwater pollution risks and may not work in areas with a high water table. Where the
intention is to dispose to soakaway, these should be shown to work through an appropriate
assessment carried out under Building Research Establishment (BRE) Digest 365.
Further information on SUDS can be found in;
- the CIRIA C697 document SUDS manual
- HR Wallingford SR 666 Use of SUDS in high density developments
- CIRIA C635 Designing for exceedance in urban drainage - good practice
- the Interim Code of Practice for Sustainable Drainage Systems. The Interim Code of
Practice provides advice on design, adoption and maintenance issues and a full overview
of other technical guidance on SUDS.
The Interim Code of Practice is available on our website at: www.environmentagency.gov.uk and CIRIA's website at www.ciria.org.uk
We ask to be consulted on the details submitted for approval to your Authority to discharge
this condition and on any subsequent amendments/alterations.
Please forward a copy of the decision notice to penrith.planning@environmentagency.gov.uk”
Natural England - dated 16.10.12
“Thank you for your consultation on the above dated 19 September 2012.
Natural England is a non-departmental public body. Our statutory purpose is to ensure that
the natural environment is conserved, enhanced, and managed for the benefit of present
and future generations, thereby contributing to sustainable development.
This proposal lies close to Duddon Estuary Site of Special Scientific Interest (SSSI)1,
Special Protection Area (SPA)2, and Ramsar3 site; and Morecambe Bay Special Area of
Conservation (SAC)2.
Natura 2000 site – No objection
Natural England advises your authority that the proposal, if undertaken in strict accordance
with the details submitted, is not likely to have a significant effect on the interest features
for which the Duddon Estuary and Morecambe Bay have been classified. Natural England
therefore advises that your Authority is not required to undertake an Appropriate
Assessment to assess the implications of this proposal on the site’s conservation
objectives4.
SSSI - No objection – with conditions
This application is in close proximity to Duddon Estuary SSSI. However, given that the
proposed site is located in an already urbanised area, and due to its nature and scale,
Natural England is satisfied that there is not likely to be an adverse effect on this site. We
therefore advise your authority that this SSSI does not represent a constraint in
determining this application. Should the details of this application change, Natural England
draws your attention to Section 28(I) of the Wildlife and Countryside Act 1981 (as
amended), requiring your authority to re-consult Natural England.
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However as no ecological information has been submitted with the application at this
outline stage we request the following conditions be part of the consent, if granted:
Conditions
1. A pre-construction survey needs to be carried out to assess the use of the proposed site
by nesting gulls, which are an interest feature of the SPA. If gulls are found to be nesting
at the proposed site construction will need to avoid the nesting period from March to midJuly.
2. A surface water plan/method statement is required to describe surface water control
measures, during and post construction, in order to prevent contaminated water draining
into the designated sites. This should be agreed with the Local Planning Authority.
3. A waste disposal plan/ method statement is needed to outline how construction waste
will be disposed of in order to ensure no pollution of the designated site occurs. This
should be agreed with the Local Planning Authority.
These conditions are required to ensure that the development, as submitted, will not
impact upon the features of special interest for which the Duddon Estuary is notified.
If your Authority is minded to grant consent for this application without the conditions
recommended above, we refer you to Section 28I (6) of the Wildlife and Countryside Act
1981 (as amended), specifically the duty placed upon your authority, requiring that your
Authority;
Provide notice to Natural England of the permission, and of its terms, the notice to
include a statement of how (if at all) your authority has taken account of Natural England’s
advice; and
Shall not grant a permission which would allow the operations to start before the end of
a period of 21 days beginning with the date of that notice.
Other advice
We would expect the Local Planning Authority (LPA) to assess and consider the other
possible impacts resulting from this proposal on the following when determining this
application:
local sites (biodiversity and geodiversity)
local or national

biodiversity priority habitats and species.

Natural England does not hold locally specific information relating to the above. These
remain material considerations in the determination of this planning application and we
recommend that you seek further information from the appropriate bodies, such as the
Cumbria Biodiversity Data Centre in order to ensure the LPA has sufficient information to
fully understand the impact of the proposal before it determines the application. A more
comprehensive list of local groups can be found at Wildlife and Countryside link.
If the LPA is aware of, or representations from other parties highlight the possible
presence of a protected or Biodiversity Action Plan (BAP) species on the site, the authority
should request survey information from the applicant before determining the application.
The Government has provided advice5 on BAP and protected species and their
consideration in the planning system.
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Natural England Standing Advice for Protected Species is available on our website to help
local planning authorities better understand the impact of development on protected or
BAP species should they be identified as an issue at particular developments. This also
sets out when, following receipt of survey information, the authority should undertake
further consultation with Natural England.
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. For any queries relating to the
specific advice in this letter only please contact me on 0300 060 0067.
For any new consultations, or to provide further information on this consultation please
send your correspondences to consultations@naturalengland.org.uk.
1 - Designated under the Wildlife and Countryside Act 1981 (as amended)
2 - Designated under the Habitats Directive 1992 (92/43/EEC) and transposed in to UK
law through the Conservation of Habitats and Species Regulations 2010 (“Habitats
Regulations”) (as amended)
3- The UK Government has signed the Ramsar Convention (1971, and with subsequent
amendments), which committed us to protecting our wetlands of international importance.
The UK Government has stated that listed or proposed Ramsar sites should be given the
same level of protection as SPAs or SACs (Para 118 of the NPPF)
4- This reply comprises our statutory consultation response under provisions of Article 20
of the Town and Country Planning (Development Management Procedure) (England)
Order 2010 Regulation 61 (3) of the Conservation of Habitats and Species Regulations
2010 (The Conservation Regulations) and Section 28(I) of the Wildlife and Countryside Act
1981 (as amended) “
Cumbria Highways – dated 16.11.12
“I refer to the above consultation received here on 19/9/12 and comment as follows:TRANSPORT ASSESSMENT
The Transport Assessment has been reviewed by our Transport Modelling Officer who has
advised the following:-Existing site
The public transport section is a bit optimistic as service 3 is over 800 metres away
from the development, but this does not change the conclusion of the section.
The accident data analysis is vague. The accidents have not been plotted on a plan
to allow accident clusters to be spotted. In addition, some accidents on Walney
Road from before the introduction of the gyratory appear to have been included.
The accident analysis should be presented in a clearer format to enable a simple
check of the data.
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Operation of the highway network
Some parameters used in the PICADY assessment seem overly optimistic. The
visibility does not appear to have been measured from a 10 metre setback, nor from
a height of 1.05 metres (it seems to ignore a hedge). Similarly, the minor road width
seems overly optimistic. However, it is unlikely that correcting these factors would
result in the junction operating over capacity.
Proposed development
It is not clear how the proposed parking has been calculated. Whilst there are no
guidelines, the parking level should still be suitable for a development of this size. In
addition, no parking accumulation has been undertaken. For example, there are 60
staff bays, but it is stated that the most intensive shift has 55 police officers and 25
administrative staff. Assuming that the staff for the upcoming shift arrive before the
previous shift staff have left, it is likely that there will not be enough parking for this
changeover period, resulting in vehicles parking elsewhere (and presumably on the
highway).
In addition to this, the 34 spaces for visitors seem excessive as there are only
predicted to be 60 visitors per day.
Further details should therefore be provided regarding the accident analysis, parking and
junction capacity before the Transport Assessment can be considered acceptable and I
would suggest this be provided before a decision is made on this application.
TRAVEL PLAN
The proposed application has been reviewed by our Travel Plan Officer who has advised
the following:The development will require a Travel Plan. Since this is only an outline application I don’t
think it will be necessary for anything to be submitted at this stage. Given the nature of the
development and the relatively low number of staff that will be on site at any one time, I’m
happy that the Travel Plan can be secured through a planning condition rather than a
Section 106 Agreement.
I would therefore recommend the following condition:
Within 6 months of the development (or any part thereof) opening for business, the
developer shall prepare and submit to the Local Planning Authority for approval a
Travel Plan which shall identify the measures that will be undertaken by the
developer to encourage the achievement of a modal shift away from the use of
private cars to visit the development to sustainable transport modes. The measures
identified in the Travel Plan shall be implemented by the developer within 12
months of the development (or any part thereof) opening for business.
Reason:

To aid in the delivery of sustainable transport objectives. To support
Local Transport Plan Policies: WS1, LD4 and Structure Plan Policy
T31.
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GENERAL ISSUES
Please be aware that the following issues need to be resolved prior to submitting a
detailed planning application:1. Although Andrews Way is not adopted highway, the applicant should be made
aware there is a 2m wide service verge at the rear of the existing footway that
would need to be included in any future adoption of Andrews Way. The proposals
need to be amended to avoid interference with this service strip.
2. There should be no surface water run-off onto Andrews Way.
3. The echelon visitor parking bays are not acceptable, these parking bays should be
re-arranged so they are perpendicular to Andrews Way.
4. In order to help ensure vehicles do not arrive at the exit from the Police Station,
signs need to be provided directing visitors to the vehicle entrance
5. The entry radius to the Police Station is too tight and the entry arrangement to the
visitor parking is unclear.
6. Paragraph 4.6 of the Transport Assessment indicates the initial part of the access
into the site is a two way road, but the plan does not indicate this and needs to do
so.
7. It is unclear what some of the lines on the car parking areas represent.
8. The vehicle swept paths provided for operational and staff car parking areas appear
too tight.
9. The vehicle swept paths into the vehicle dock area need to be checked.”
OFFICERS REPORT:
Background
The application has been accompanied by supporting information which provides the
background to the submission. The principle behind the submission is that the Police
Authority wishes to bring together various elements of the S Cumbria service together onto
one site including the area support teams currently based at Ulverston. The function of the
new police station would be to provide more of an area base for S Cumbria rather than
purely a Barrow town centre facility. An assessment of the current site identifies that the
existing building is not financially viable to maintain, whilst the location at Market Street is
not suitable with inadequate space for operational transport and for the increased facilities
arising from the merging of the various service elements.
In choosing the application site, the Police Authority examined a variety of options,
including obtaining the adjacent social services building, together with a number of
alternative sites within and adjacent to the town centre. These sites included the former
Alfred Barrow School, Ramsden Business Park, Sandscale Park, and the MOD land
opposite the B&Q scheme. These sites were all discounted on the basis that they would
not provide sufficient space for the additional operational requirements arising from the
proposed reorganization. In addition, they are not considered to have suitable access to
the main roads that are deemed necessary for a rapid response to the wider Furness area.
Site and Location
Formerly part of the Barrow Ironworks complex, the site has remained vacant since it was
remediated as part of the wider scheme of reclamation of the Ironworks site.
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The site stands west of Phoenix Road and south of Andrews Way, from which it gains
immediate access, and it is also close to the A590.
The nearest neighbouring uses are a series of modern business units to the north and
immediately to the east, whilst beyond its western boundary lies Walney Channel, part of
the Duddon Estuary SSSI. The site retains an open aspect except for its southern and
western boundaries which are defined by landscaped bunding.
Proposal
Online government tender documents indicate a build cost of up to £6.5 million, so this
would be a significant inward investment into the Borough by the Police Authority. The
application is in outline only, but an illustrative layout indicates an L shaped building set to
the northern part of the side with staff parking to the south, visitor parking along the
northern boundary and operational parking to the front. These figures are shown as 60, 34,
and 26 spaces respectively, which are based upon the anticipated requirements as there
is no County guidance for this type of use. A one way circulation system for vehicles
allows access from the northern end of the site around the rear of the building with egress
at the front using the existing spur road. Whilst the level of parking has been queried by
the County officer, I am satisfied that these details can be addressed as part of the
Reserved Matters application. A comment has also been made about the method of
presenting the TA information, but there has been no formal objection to the principle of
development or to inadequacies within the highway network that would prevent the
development going ahead.
Other general details indicate that there is a need for a public reception area; it is intended
to provide a public counter service during 0800-24.00 hours. A principle feature is the
identified need for a custody complex of 14 cells, but the exact internal layouts are not yet
finalised. It is anticipated that the number of employees would total 270 although a three
shifts system means about 60 would be on site at any one time during normal office hours.
There are no elevational drawings to suggest what the appearance or massing could be,
but the design and access statement indicates that a building of up to 8 metres in height
may be employed, with a total floor area of around 3200m². As this area is characterised
by large format buildings I have no objection to the principle of this scale of development,
but more detailed design matters can be dealt with through the Reserved Matters stage.
The NPPF states that good design will remain a mainstay of government policy and this
application offers an opportunity to raise the quality of architecture in an area dominated
by industrial structures.
However, on a cautionary note, the site lies within an area where structures higher than
15m may be considered to be detrimental to the safety of Walney airfield, and this can be
attached as an informative for the applicant.
Policy
The National Planning Policy Framework (NPPF) is a material consideration in the
determination of applications. Its broad mantra is that there is a presumption in favour of
sustainable development and that where development policies are obsolete planning
permission should be granted unless adverse impacts outweigh the benefits.
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Reference is made in the document to require good design that contributes positively to
“making places better for people” (para 56), and this can be examined at the Reserved
Matters stage. Further reference is also made in the NPPF (para 24) to the need for
sequential testing of certain town centre uses.
Whilst the Regional strategy (RSS) remains on the statute books, it now has limited
material weight compared to the NPPF, but essentially the document refers to promoting
sustainable development within recognised settlement cordons by making use of existing
brownfield sites that are well connected to existing transport systems. Barrow is
recognised as a Key Service Centre to which development should be directed.
These principles of sustainable development are also reproduced in the Saved policies of
the Joint Structure Plan together with policies which seek to encourage less use of private
transport by directing development to locations in urban areas with good transport links.
The Saved policies of the Barrow local plan specifically identify the site as part of an
employment site (policy A1; site ref E9, 4.3 Ha suitable for B1 and B2 use). More general
policies provide guidance on issues such as parking provision, landscaping, and ecology.
Issues
The sustainable agenda encourages the town centre as the preferred location for certain
uses where public accessibility is a significant factor. Historically, the traditional police
station has been part of the town centre but as policing operations have evolved and
diversified the requirements on space have changed and the current building has been
identified as obsolete.
The choice of this site is explained in the supporting material. In the search for appropriate
locations, the Police Authority examined a number of sites within the central and edge of
centre areas, which were all discounted for operational reasons. These were principally
because the development will be an area base, rather than a traditional town centre
station. An example of this area role is the proposed relocation of some support teams
from Ulverston to the new station. The supporting statement identifies that as a
consequence the station needs a site which has rapid access to the neighbouring
Boroughs of Copeland and S Lakeland. Good connections to the entire S Cumbria policing
area are also required, the cumulative effects of which set this location aside from the
central sites that were also considered.
The supporting statement does, however, confirm that the service will retain a unit on
Dalton Road as a drop in point for the public, with some staff operating from this address
rather than the new station. The statement also confirms that the policing bases in
Hindpool and at Walney fire station will remain operational, in accordance with Home
Office guidance that recommends the use of satellite offices where the main facility is
located on the urban fringe.
At present, the potential reuse of the existing site remains a little unclear, but it is likely that
the Police Authority would wish to expedite its disposal to obtain a capital receipt. I would
support this approach as the site occupies a prominent position within the town centre and
remaining vacant for any length of time would not be in the best interests of the locality.
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The location forms part of the former Barrow Iron and Steelworks site, which was subject
to a remediation scheme administered by the County Council. However, when the
Borough Council developed the adjacent sites there were a further number of issues that
arose which related to ground conditions, and these matters have emerged again during
this determination process. The applicants were made aware of this in the initial
discussions and they have carried out a series of investigative studies to explore the
matter. The EA have suggested a series of conditions and these have been attached as
part of my recommendation.
The site is allocated for employment use, specifically industrial B1 or B2 operations. A
police station is a ”sui generis” use i.e. it exhibits no dominant use but is a mix of several
activities. There is no major conflict with the Plan allocation as it would employ significantly
more people than a corresponding B1 or B2 operation, nor is there any tangible need to
protect the site from an alternative use as other industrial sites remain vacant in the
current economic climate.
The site is close to Walney Channel, which has several layers of ecological designation.
Accordingly, advice from Natural England indicates that measures are required to be taken
to assess the potential impact of the construction stage, and the end use, upon the
ecological interests of the Channel. This scenario has previously been raised on adjacent
developments and standard conditions can be used, to ensure that any potential impact
upon the ecological interests of the Channel are minimised.
For operational reasons the site needs to be close to the main arterial road network, and
as such it is accessible for car and cycle borne employees. In addition, bus route #4 links
Hollywood Park with the town centre, and there are stops within 10 minutes walk, whilst
routes #7 and 7A (Barrow – Askam – Haverigg), route X6 (Whitehaven –Barrow) and #3
(Newbarns - town centre - Ormsgill) use Phoenix Road with a 2 minute walk to the stops.
Barrow train station is 1km away. Due to the distance from residential areas, the chosen
location has limited access for employees walking to work although there are suitable
footways and crossing points on the surrounding network.
The application was accompanied by a Transport Assessment (TA) which is being
considered by Cumbria CC Highways. The parameters of the study had been previously
agreed with the County, and worked on a 10 year time frame (i.e. to 2022) to examine the
impact upon road and key junctions. The document identifies that the 3 shift pattern
employed at the station would not overload the surrounding network either during the shift
changeovers or as a result of the combined vehicle flows generated over a 24 hour period
arising from routine operational traffic and visitors.
RECOMMENDATION:
I recommend that Outline Planning Permission is GRANTED, subject to the Standard
Duration Limit and the following conditions:
Condition No. 2
No development whatsoever shall take place until full details of the access, appearance,
landscaping, layout, and scale of the development have been submitted to and approved
by the Planning Authority and the development shall conform to such approved details.
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Reason
Required to be imposed pursuant to Section 92 of the Town and Country Planning Act
1990, as amended by Section 51 of the Planning & Compulsory Purchase Act 2004.
Condition No. 3
The development hereby permitted 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 attached to this consent:
DRW -001
DRW -002
Desk Study G12173 by GeoInvestigate Ltd
Reason
The condition is required so as to enable the Planning Authority to exercise sufficient
control over the development in order to meet policy objectives, and for the avoidance of
doubt.
Condition No. 4
No development shall take place until the developer has completed a Field Investigation
and Detailed Risk Assessment, conducted in accordance with established procedures
(BS10175 (2011) Code of Practice for the Investigation of Potentially Contaminated Sites),
which 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 Detailed Risk Assessment shall be submitted to and approved
in writing by the Planning Authority before any development begins.
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 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 report. 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. The approved
Remediation Scheme shall be implemented in accordance with the approved scheme.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Saved policy D56 of the Barrow Local Plan Review 1996-2006 and paragraph 109 of the
NPPF.
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Condition No. 5
No occupation of each phase of development shall take place until a verification report,
demonstrating completion of the works set out in the approved remediation strategy, and
the effectiveness of the remediation shall be submitted to and approved, in writing, by the
local planning authority. The report shall include results of sampling and monitoring carried
out in accordance with the approved verification plan to demonstrate that the site
remediation criteria have been met. It shall also include any plan (a "long-term monitoring
and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification plan. The long-term
monitoring and maintenance plan shall be implemented as approved.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Saved policy D56 of the Barrow Local Plan Review 1996-2006 and paragraph 109 of the
NPPF.
Condition No. 6
No development shall take place until a surface water drainage strategy has been
submitted to, and approved in writing by, the Planning Authority. The strategy shall
incorporate permanent control methods to ensure that no contaminated water shall drain
into Walney Channel. Sustainable Drainage Systems (SuDS) should be incorporated into
the surface water drainage strategy wherever practicable. (Suitable SuDS elements may
include swales, soakaways, rainwater harvesting, permeable paving, and storage ponds.)
The scheme shall incorporate measures for both the construction phase and the end user
operational phase of the development, and shall be fully implemented and subsequently
maintained in accordance with the timing / phasing arrangements embodied within the
scheme.
Reason
In order to ensure that flood risk is not increased elsewhere as a result of the
development.
Condition No. 7
No development shall commence until a survey for the presence of any nesting gulls at the
site has been carried out by a suitably qualified person, and has been submitted to the
Planning Authority for prior written approval. If any evidence of nesting gulls is found, then
the report shall include measures for their protection during development. These approved
measures shall be permanently implemented in strict accordance with the approved
details, unless the Planning Authority gives prior written approval for any variation.
Reason
To protect the wildlife species which are an important nature interest feature of the Duddon
Estuary SPA.
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Condition No. 8
Prior to the commencement of any development, the developer shall submit to the
Planning Authority for prior approval, written details of a Construction Method Statement
and Management Strategy, which shall address the following issues;







The use of cranes or other tall structures in proximity to Walney airfield
The design of temporary lighting
Control and disposal of waste
Control of dust and noise
the location of car parking and turning facilities for site personnel and construction
vehicles
any lorry waiting facilities

Where appropriate the developer shall employ recognised best practise in accordance with
any relevant British Standard. The development shall be carried out in accordance with the
approved details.
Reason
In the interests of public safety and in order to minimise any potentially adverse impact
upon the occupiers of adjacent sites, and upon the ecological interests of Walney Channel.
Condition No. 9
Within 6 months of the beneficial occupation of the development (or any part thereof), the
applicant shall prepare and submit to the Planning Authority for approval a Travel Plan
which shall identify the measures that will be undertaken by the developer to encourage
the achievement of a modal shift away from the use of private cars by employees to
sustainable transport modes. The measures identified in the Travel Plan shall be
implemented by the applicant within 12 months of the development (or any part thereof)
being occupied.
Reason
To aid in the delivery of sustainable transport objectives, and in order to support Local
Transport Plan Policies WS1, LD4, and Saved Structure Plan policy T31.
Condition No.10
Any facilities for the storage of fuels, oil or chemicals shall be sited on impervious bases
and surrounded by impervious bund walls, prior details of which shall be submitted to the
Planning Authority for approval. The volume of the bunded compound should be at least
equivalent to the capacity of the tank plus 10%. If there are multiple tankages, the
compound should be at least equivalent to 110% of the capacity of the largest tank, or
25% of the total combined capacity of the interconnected tanks whichever is the greatest.
All filling points, vents, gauges and sight glasses must be located within the bund. The
drainage system of the bund shall be sealed with no discharge to any watercourse, land or
underground strata. Associated pipework should be located above ground and protected
from accidental damage. All filling points and tank overflow pipe outlets should be detailed
to discharge downwards into the bund.
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Reason
In order to minimise the potential discharge of contaminated drainage, or accidental
spillages, to underground strata or to surface waters.
Condition No. 11
During the construction phase any piling operations shall be limited to the time frames of:
8:00am - 6:00pm Monday to Friday only. Any noisy construction works shall only take
place during the time frame of: 7:00am - 7:00pm Monday to Friday and 8:00am - 1:00pm
Saturday. There shall be no noisy activities on Sunday or Bank Holidays. 'Noisy
Construction' is defined as audible or perceived at any noise sensitive premises.
Reason
In order to minimise the potential for noise pollution and thereby conforming to Saved
Barrow Local Plan policy D58.
Reason for Granting Consent
The development did not accord with the Development Plan for the area, specifically
Saved Policy A1; Local Employment Sites. However, there were material considerations
that made the proposal acceptable, as listed below. The Planning Authority considered
that these material considerations outweighed the policy and therefore the proposal was
acceptable.
Material Considerations;
The proposed use would employ a significant number of people,
The site has been vacant for several years.
Informative
The applicant is reminded that the site lies within an airfield safeguarding area where
structures above 15m metres in height may compromise aircraft safety.
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APPLICANT:

AGENT:

2012/0674

J N Murray Ltd

Craig & Green Architects

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Barry Jesson
01229 876323

10/10/2012
STATUTORY DATE:
08/01/2013

LOCATION:
Former Kwik Save, Holker Street, Barrow-in-Furness
PROPOSAL:
Application for a new planning permission to replace an extant planning permission
B12/2009/1652 Alteration and conversion of supermarket (A1) to community
surgery/health centre and pharmacy, (D1) with associated pharmacy distribution and
storage.
SAVED POLICIES OF THE
FORMER LOCAL PLAN:
POLICY F2
Health centres, welfare buildings and doctors, dentists and other surgeries should be
located within, or on the edge, of town, neighbourhood or village centres. They will only be
allowed in residential areas if;
a)

They occupy large properties or former commercial properties which are not
capable of being readily converted to residential use and which have been vacant
and on the market for at least a year; and

b)

They provide adequate on-site parking space or there is adequate on-street space
in the immediate area without their use causing undue congestion or loss of
amenity; and

c)

Their hours of use will not cause a significant loss of residential amenity.

SUMMARY OF MAIN ISSUES:
The proposed renewal of an existing consent is still in accordance with local and national
policy.
NON MATERIAL CONSIDERATIONS:
Competition
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REPRESENTATIONS:
Development advertised on site.
Coward Pharmacy, 52 Hartington Street, Barrow in Furness
“I am a member of the family who have run 'Coward Pharmacy' in Hartington Street,
Hindpool, since 1962. We are the last independent pharmacy in the town of Barrow. I am
lodging this objection on behalf of my family who are the shareholders of the business.
Our initial objection is that Hindpool already has a long established pharmacy which serves
the people. We have a good tradition for development and change to suit the demands of
the times. We would welcome the opportunity to be a part of any discussion with the PCT
of any new health centre.
To be blunt, if this proposal is passed it will be the end of our business and we feel very
strongly that this application is, at best, speculative and, at worst, manipulative of the PCT.
We welcome an opportunity to participate in the consultation process”.
CONSULTATIONS:
County Highways - 22.10.12
“I refer to the above consultation received here on 16/10/12 and can confirm our position
remains as per our response to the original planning application (see copy of letter dated
24/9/09 attached):
I refer to the above consultation received on 21/09/09 and would inform you
that there are no objections to the proposal from a highway point of view.
Details of the proposed gating/barrier arrangements will need to be agreed
to ensure cars do not queue out onto the highway.”
Cumbria Constabulary - 20.11.12
“In relation to the above application, I would like to make some observations from a
community safety perspective.
The proposed site is the former supermarket on Holker Street, Hindpool ward.
It appears the existing site layout will remain unchanged.
Car Park
Free parking availability in the town centre is at a premium and historically this has led to
the supermarket car park being used by non customers. There may be potential problems
for the surgery/chemist clients having to park elsewhere nearby and causing problems for
the surrounding neighbourhood streets. I would therefore recommend a restricted period of
time vehicles can be left in the car park and that there is a system in place to monitor this.
Out of hours, the car park is highly likely to be used as a gathering place for young drivers.
A bollard system or robust anti vandal barriers would be highly recommended to prevent
this misuse.
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Landscaping
The Design and Access Statement states the premises enjoy a high level of mature soft
landscaping to all boundaries. It is proposed to manage the existing and supplement it
where appropriate to enhance the new accommodation. Whilst the building has not been
used, the landscaping became overgrown and was a ‘crime generator’ which increased
the fear of crime for nearby residents requiring it to be cut back.
Overgrown landscaping can cause shadowing and obstruction for CCTV cameras as well
as limiting surveillance opportunities for the car park.
Natural surveillance opportunities will be lost from Holker Street passersby if landscaping
is allowed to grow higher than 1 metre and trees have foliage lower than two metres.
Future maintenance requirements must be adequately considered at the design stage and
management programmes should be put in place to ensure that the maintenance will be
properly carried out.
The correct use of spiny or thorny shrubs can help prevent graffiti and loitering and create
or enhance perimeter security.
This is particularly true of the side and rear of the building. The rear of the services unit is
very vulnerable due to it being completely out of sight.
Lighting
The building and car park will require good white lighting to create a safe environment and
enhance CCTV coverage. It should not create shadowing areas which may generate a
fear of crime for users of the centre.
CCTV
A system should be installed both internally and externally, and to cover the car park and
cycle stand.
An ‘identification’ standard camera should be installed at the shared main entrance to the
building. Additional cameras should be installed in the communal areas and in the
pharmacy to help deter criminal activity and identify offenders.
The service area should also be covered by CCTV as this will be at increased risk from
burglary due to poor surveillance opportunities.
Alarms
Such community buildings are often targeted for damage, youths loitering in
doorways/under canopies (anti social behaviour), burglary (drugs/pharmacy
products/money) therefore an alarm is essential. To comply with Police requirements, the
alarm should be monitored by an Alarm Receiving Centre and not ‘bells only’. The police
policy requires all new installations to be fitted with the means to pass confirmed
messages i.e. confirmed technology. There are currently 3 acceptable types: Sequential:
Means that the first alarm activation will be key holder response only. If the alarm activates
a second time in a different area and within a designated time period this would be
identified as confirmed and the police would be called. Audio: The alarm opens up
microphones allowing the alarm receiving centre to listen for criminal activity. Visual: The
alarm activates cameras allowing the alarm receiving centre to look for any criminal
activity.”
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OFFICERS REPORT:
The application is for a new planning permission to replace an extant planning permission
in order to extend the time limit for implementation. Consent was originally granted in
October 2009 for the alteration and conversion of the former Kwik Save supermarket to a
community surgery/health centre and pharmacy with associated pharmacy distribution and
storage. Work never commenced and the aim of this submission is to prevent the consent
from expiring.
Since approval, national policy has been subject to a complete overhaul resulting in a
single document, the National Planning Policy Framework (NPPF). The NPPF has an
overriding aim of delivering sustainable development, including building a strong
competitive economy. Paragraph 19 states that “The Government is committed to
ensuring that the planning system does everything it can to support sustainable economic
growth. Planning should operate to encourage and not act as an impediment to
sustainable growth. Therefore significant weight should be placed on the need to support
economic growth through the planning system.”
Paragraph 22 goes on to say “Planning policies should avoid the long term protection of
sites allocated for employment use where there is no reasonable prospect of a site being
used for that purpose.”
In this sense, the new policies still support the re-use of vacant buildings as it will provide
economic growth. Since closure in 2007 the supermarket has remained empty whilst
Tesco have commenced work on two new stores, one in close proximity on the corner of
Abbey Road & Rawlinson Street. As such there seems little sense in retaining the building
for a retail use given the lack of demand to utilise it, and the renewal of the planning
permission should be approved.
As the scheme remains as originally approved, my original report follows:
“The site stands on the periphery of the town centre but adjacent to older terraced
housing, a site characteristic which is typical of Barrow’s central area. Immediately south is
Emlyn Hughes house, which is a new office scheme and opposite, on the former Pye
garage site, a sheltered housing block. Holker St is a busy distributor road, whilst the site
is close to several bus routes and the railway station. On street parking is also available,
although the side streets are subject to a Residents Only scheme.
Constructed in 1993, the Kwik Save store was built on a former school site and closed in
2007 following the failure of the company nationally. It has been vacant ever since. The
building is single storey and stands at the SE corner of the site, the remainder consisting
of customer car parking and also has the service bay located on the western gable. To the
rear [west] there is a 3 metre high brick wall screening properties on Shakespeare St, the
remaining boundaries featuring a low 0.8m wall with landscaping around the edges. The
site is landscaped, although this requires some maintenance. The store is constructed in
red brick with a dark coloured sheeted roof, and with the exception of the customer
entrance on the eastern corner, displays blank walls to the Holker and Dryden St
elevations. Access is from Holker St.
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The proposal is to convert the property to a series of surgeries and a pharmacy, together
with a pharmaceutical storage and distribution facility for the applicant’s shops. Site layout
remains unchanged. Some alterations to the building exterior are proposed but these are
not yet finalised [nor is the exact interior layout] and could be subject to a condition. The
Design and Access Statement includes reference to landscape improvements and a
condition can be attached as the existing soft landscaping is in need of serious attention.”
Following recent consultation, Cumbria Constabulary has listed a number of suggestions
for the improved security of the site. Aside from the landscaping requirements, the
provision of CCTV/alarms etc is a site management issue for the occupants. An objection
has been received from a nearby pharmacy, Cowards Ltd, but as it relates solely to
‘competition’ which is not a material planning consideration. As such it should not be
considered, but under the existing delegation agreement a delegated decision could not be
issued as a result.
RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the standard duration limit
and the following conditions:
Condition 2
The development shall be carried out in all respects in accordance with the hereby
approved documents defined by this permission as listed below, and notwithstanding the
provisions of the Town and Country Planning (General Permitted Development)
(Amendment) (No 2) (England) Order, 2008 (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. The documents to which this consent refers are as
follows:
The application form
The Design & Access Statement 3010 dated September 2009
Site layouts 3010/01 and 3010/02 dated August 2009 produced by Craig & Green
Architects.
Reason
To enable the Planning Authority to exercise sufficient control over the development, in the
interests of meeting policy objectives, and for the avoidance of doubt.
Condition 3
The use approved must only take place within the hours of 0700-23.00 Mondays to
Fridays, 0800-20.00 on Saturdays and 09.00-18.00 hours on Sundays and Public
Holidays.
Reason
In order to protect the residential amenities of the area due to the proximity to
neighbouring houses.
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Condition 4
There shall be no deliveries to, or dispatches from the site, nor shall any delivery vehicle
access the site outside of the following hours; 0800-1800 Mondays to Saturdays, and
10.00-16.00 hours on Sundays and Public Holidays.
Reason
In order to protect the residential amenities of the area due to the proximity to
neighbouring houses.
Condition 5
There shall be no open air storage of any waste materials, except within purpose built
receptacles located within a screened enclosure, the full details of which shall be
submitted to and approved in writing by the Planning Authority prior to the beneficial
occupation of the premises. The premises shall thereafter be operated in accordance with
the approved scheme.
Reason
In the interests of environmental amenity by ensuring that there is a suitable provision of
refuse storage on the site, and in the interests of residential amenity due to the proximity to
neighbouring housing.
Condition 6
Prior to the commencement of any development, details of the external alterations to the
building shall be submitted to, and approved in writing by, the Planning Authority. The
development shall thereafter be carried out in accordance with the approved documents.
Reason
To ensure a satisfactory appearance to the development, and in order to minimise its
impact upon the surrounding area.
Condition 7
Prior to the beneficial occupation of any part of the development, a landscape scheme for
the site, showing the proposed trees and shrubs, together with details of any phasing of
such a scheme must be submitted to and approved in writing by the Planning Authority.
The scheme shall be submitted on a plan not greater that 1:500 in scale and shall contain
details of numbers, locations and species of plants to be used. All planting and subsequent
maintenance shall be to current British Standards. The approved scheme must
subsequently be implemented by the end of the first planting season following initial
beneficial occupation of the development or by such a programme as may be agreed in
writing. Any trees or shrubs removed, dying being severely damaged or becoming
seriously diseased within five years of planting shall be replaced by the landowner with
trees or shrubs of a similar size and species to those originally required to be planted
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Reason
In the interests of the visual amenities of the area.
Reason for Approval
That having regard to the provisions of Section 38(6) of the Planning and Compulsory
Purchase Act and all other material considerations, the development as proposed by
reason of its location, design and orientation, will not have a detrimental impact upon the
neighbouring properties or the visual amenities of the area. As such, the proposal
complies with the Development Plan for the area, specifically Saved Policy F2, and
paragraph(s) 19 & 22 of the NPPF.
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PLAN NUMBER:

APPLICANT:

AGENT:

2012/0649

Mr Munur Kaya

Ms Ozlem Ipek

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Barry Jesson
01229 876323

26/09/2012
STATUTORY DATE:
20/11/2012

LOCATION:
36 Cavendish Street, Barrow-in-Furness
PROPOSAL:
Change of use from A2 office to A5 take away and installation of extractor fan/ducting.
SAVED POLICIES OF THE
FORMER LOCAL PLAN:
POLICY C6
On the ground floors of premises within the other Barrow Town Centre Shopping Areas
only retail uses in Class A1, A2 and A3 will be permitted. Conversion of upper floors to
residential use will be allowed where this will assist the regeneration of the area and will
bring back into use a vacant property, subject to the application of the criteria contained in
Policy B5 and the site being capable of providing an acceptable residential environment for
future occupiers.
POLICY C13
Within the Barrow Shopping Core and Other Barrow Town Centre Shopping Areas, as
allocated under Policies C5 and C6, applications for hot food take-aways and restaurants
will be subject to a requirement that their opening hours be restricted to 0600 to midnight.
SUMMARY OF MAIN ISSUES:
Local and national policy directs takeaways to town centre locations. Following an appeal
decision in 2006, subsequent applications have been permitted to open until 3am, in line
with advice from Cumbria Constabulary.
NON MATERIAL CONSIDERATIONS:
Competition
REPRESENTATIONS:
Development advertised on site
The Occupiers of nos. 30, 38-42, 43, 45-53, 55 Cavendish Street all informed.
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The Residents of Cartmel Crescent
“We would like to object to the planning permission for 36 Cavendish Street as a hot food
takeaway.
We are worried about the degradation of our living conditions i.e. the noise, litter, smells
and urination in the back street”.
Signed by 16 people.
Barrow & Districts Society for the Blind Ltd – dated 12.11.12
“I understand the above premises has been granted a licence to trade as a takeaway,
opening hours 11.00pm to 5.00am.
I must express my grave concerns that should planning approval be granted it will be
another nail in the retail trade of the town centre in general and Cavendish Street in
particular. Poor trading for many of the town's retailers is causing enormous concern and
threatening the livelihood of many families. A premise closed during normal trading
hours discourages shoppers.
I urge you to give very careful consideration to the application submitted. It must be
refused”.
Barrow Traders Association
“I write to you on behalf of the, "Barrow Traders Association" the majority of our
members have grave concern about the increasing number of late night food
establishments being granted in the street.
The following effects have been noted;
Residents housed in close proximity to the applications location. Children are housed in
the nearby streets. In if offering an increased variety of food outlets that conduct
business past the reasonable hours that restaurants keep. There is an increased
potential for people to loiter while feeding.
Demographic impact on Cavendish streets daytime economy. Cavendish Street has long
been a mix of independent retailers, national retailers and daytime food outlets. There is
a strong argument that allowing increasing numbers of Carry Out outlets to open will
decrease the footfall of the daytime economy.
Increase of the concentration of already problematic seagulls and other vermin living
from the spoils.
Increase of potential for vandalism.
Increase of littering.
The Barrow Traders Association would ask the planning committee to treat the aforementioned with diligent consideration”.
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Richard Haynes Opticians, 61 Cavendish Street, Barrow in Furness
I wish to object to the change of use of the above property to a take-away.
1. Pollution in the surrounding streets will increase both as far as litter and vomit etc. is
concerned. I already have a problem with the foul smells coming from food
preparation seeping into my business.
2. The noise and anti social behavior in the early morning is not acceptable to local
residents.
3. The property is a retail shop. The Council must decide if it wants a vibrant shopping
centre with a range of independent businesses or for the town to degenerate further.
4. To combat the risk of damage to property all businesses will have to have metal shutters.
I appeal to the council to consider the wide effects of this planning request prioritise the needs
and views of the local population and to reject the application”.
Reef, 65 Cavendish Street, Barrow in Furness
“I write to strongly oppose the numerous applications in Cavendish Street for take away
food outlets. I find it ridiculous you are even giving consideration to such establishments
within close proximity to each other. We are a retail street with varied independent shops
and pride ourselves on the diversity of the shopping experience, not just for locals but
visiting shoppers. I for one do not wish to see a line of takeaway establishments where a
retail business should sit, and neither do shoppers!
Please take into consideration the efforts that have been made recently by the Council
spending millions to improve the town centre and generate footfall for our businesses to
survive. Allowing empty shops to be filled this way is a backward step. You wouldn’t see
the applications being entertained by any other small town that took pride in shopping
areas. Please think about the businesses surrounding the applications. We already have
to deal with damage to property and rubbish generated by Manhattans at ‘throwing out’
time! We were promised when Mr Lucas was granted a licence that this would not
happen”.
R Forrest Ltd, 56 Cavendish Street, Barrow in Furness
“I wish to object to the use of the above property to a take away.
1. Problem with litter and people being sick.
2. Noise and anti-social behaviour.
3. Planning and Council must make up minds if they want retail premises or the whole
street of takeaways”.
Wedding Daze, 44 Cavendish Street, Barrow in Furness
“We would like to object to the planning permission and ask you to deny this to the
Marmaris Grill Hot Takeaway.
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Before giving our reasons for this we accept that as a planning committee you are faced
with a difficult position in the town centre, on the one hand you would like all shops to be
utilised to help bring vitality to the town and Council Tax revenues, but on the other there is
a fine line to be drawn in attracting too much of the same type of business, stifling variety
out of the area and generally putting off other types of enterprise to the area.
The above enterprise in Cavendish Street being such a case, we would submit that
Cavendish Street has reached saturation with cafes, takeaways and fast food outlets.
If you look at our drawing of the street there are already 7/8 of these outlets and you are
putting other businesses in the street in a difficult position at a time when small businesses
(Independent Traders) are finding it hard to survive because of the recession.
Town people are using Cavendish Street just to get a meal rather than to get a variety of
goods and services and less and less people are using it as such.
Having had conversations with residents of Grange and Cartmel Crescent they are
extremely worried about the deterioration of their living conditions i.e. the nose, smells and
urination in the streets.
Can I now refer you to the Barrow Borough Council Local Plan Review 1996-2006 4.13.4
where it states “These areas are intended to give flexibility in the growth of the Town
Centre without harming other amenities and encourage regeneration”, also policy C7
where it states shopping does not adversely affect immediate residential neighbours and
meets normal planning standards.
It is our opinion based on our own experience and with discussions with fellow
shopkeepers and residents of Grange and Cartmel Crescent that Cavendish Street has
reached saturation point with fast food outlets. Not only does it affect trading conditions for
retail shops it also deters other similar businesses, considering Cavendish Street is a
viable trading proposition. Can I draw the Planning Committee to one last point, having
attended the Licensing Committee meeting on 8th October 2012 where the above
applicants did not attend, but were granted permission to trade between the hours 11pm5am at the next meeting of 8.11.12 ,could you explain how this is possible when your
planning guidelines clearly state Part 17 - 4.17.1 unfortunately due to the smells, fumes
and late night demand it can be particularly anti-social when in close proximity to
residential properties, and policy 14 that their opening hours be restricted 0700 – 2300
hours. An exception will be made to Cornwallis Street. Also is it normal practise for a
licence to be granted before planning permission.
Finally we know other fast food outlets are in the planning pipeline and we know you are in
a difficult position in trying to revive the town-centre, but we ask you to take a longer view
in the case of Cavendish Street. Sometimes the quick fix turns out to be unwise in the
long run. We as traders are trying very hard to make Barrow a place to be proud of, to
create more jobs and make it a pleasant shopping experience. We ask that you say no to
this planning application to help us in this endeavour”.
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CONSULTATIONS:
Environmental Health - 3.10.12
“Details supplied with application, Std conditions apply.
1) All emissions from cooking processes must be extracted through a properly designed
and constructed exhaust ventilation system, adequately filtered and discharged vertically
at sufficient height (at least 1 metre above eaves level) to prevent cooking odours being
observed at any neighbouring properties. The exhaust gas flow must not be restricted by
any plate etc at the outlet which might affect dispersion.
2) Noise from the development must not exceed Noise Rating Curve NR 30 in daytime
hours (0700 - 2300) and NR 25 in night time hours (2300 - 0700) in any noise sensitive
property.”
Cumbria Constabulary - 25.10.12
“In relation to the above application, I would like to make some observations from a
community safety perspective.
Within the area of Dalkeith Street, Cavendish Street and Duke Street there are ten
takeaway establishments and ten licensed premises.
These three streets are classed as a 'hot spot' problem location with Barrow town centre
for Barrow Police. For example, over the period 1st September 2010 and 31st August 2012
there have been 422 recorded crimes linked directly to licensed premises/ takeaways and
711 anti social behaviour incidents in those streets alone during night time economy hours.
Offences of' actual bodily harm' and 'other injury' are the highest crimes committed in
licensed premises/ takeaways in Barrow town centre.
Such a saturation of licensed premises in the town centre is in direct conflict with
community safety and the four licensing objectives. It is envisaged that demands will
increase on police, health and local services as customer numbers, mostly having
consumed alcohol, increase in such a concentrated area. Dispersal times are also
increased to move revellers on and out of the area.
In addition to this is the potential increase of anti social behaviour, litter and other
associated offences for nearby residents. During the main night time economy hours, the
junction of Dalkeith Street and Cavendish Street becomes busy with large numbers of
revellers walking onto the road and vehicles parked up on double yellow lines outside
takeaways. This street then becomes dangerously narrow with reduced visibility for both
pedestrians and drivers.
In light of these points raised, Barrow Police would not support this application.”
United Utilities – 2.10.12
“With regard to the above planning application, I have no objection to the proposed
development provided the developer installs and maintains grease traps”.
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OFFICERS REPORT:
Proposal
The application is for a change of use from a vacant office to a hot food takeaway
(A2>A5). No opening hours are stated by the applicant.
The site is located in the “Other Barrow Town Centre Area” as allocated under saved
policy C6 of the Local Plan Review, which generally permits takeaways. The adjoining
properties and those opposite are commercial, including two other takeaways, a nightclub
and a restaurant. To the rear of the shops opposite is the first residential area in the form
of flats, namely Grange & Cartmel Crescent.
External alterations are limited to the provision of the necessary extraction equipment,
which are sited on the rear elevation, out of view from the main public vantage points.
Planning history for this address is limited to the change of use from retail to an office and
changes to the frontage. However, a recent application on the opposite side of Cavendish
Street for a takeaway was approved (2009/0707) with a 3am closure.
Policy
The National Planning Policy Framework (NPPF) has an overriding aim of delivering
sustainable development, including building a strong competitive economy. Paragraph 19
states that “The Government is committed to ensuring that the planning system does
everything it can to support sustainable economic growth. Planning should operate to
encourage and not act as an impediment to sustainable growth. Therefore significant
weight should be placed on the need to support economic growth through the planning
system.”
Paragraph 22 goes on to say “Planning policies should avoid the long term protection of
sites allocated for employment use where there is no reasonable prospect of a site being
used for that purpose.”
Saved policy C6 states, “On the ground floors of premises within the other Barrow Town
Centre Shopping Areas only retail uses in Class A1, A2 and A3 will be permitted.”
At the time of drafting the Local Plan hot food takeaways were classed as A3 in the Use
Classes Order. This is reflected in Saved Policy C13 which specifically names takeaways,
“Within the Barrow Shopping Core and Other Barrow Town Centre Shopping Areas, as
allocated under Policies C5 and C6, applications for hot food take-aways and restaurants
will be subject to a requirement that their opening hours be restricted to 0600 to midnight.”
This policy aimed to restrict such uses to a midnight closure to protect residential amenity.
However, the policy has since been undermined at appeal. When dealing with an appeal
for an extension to the opening hours at Marmaris Grill, Duke Street, the Inspector granted
consent for the premises to open until 3am (ref: APP/W0910/A/06/2025135) on the basis
of existing night time activity and support from Cumbria Constabulary. Since then new
planning permissions for town centre takeaways have been subject to a 3am limit,
regardless of the stated opening hours.
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Issues
Amenity
A large number of objections have been received from residents, including a petition, and
from Cumbria Constabulary. However, the general principal of the use in this location is
not in question – policy has consistently directed takeaways to the town centre rather than
the suburban, residential areas. There are no immediate residential neighbours, the
closest being some 50m away with other takeaways in between. The previous opening
restrictions of saved policy C13 are no longer relevant following the appeal decision above
which has allowed other business to open beyond midnight.
Night time activity already exists in this area due to the presence of Manhattans night club
opposite. Noise from customers leaving/entering the premises, particularly during the
evening, should not be significantly higher than existing background levels given that the
site is located on a busy road featuring several other late night uses. The extraction
equipment proposed should prevent significant odour nuisance. The takeaways are not
attractions in their own right at this time of night; rather they service existing custom from
the nearby pubs and clubs.
Parking
Limited on-street parking is available on Cavendish Street and the surrounding areas and
off-street parking is available within short walking distance of the site. Cumbria
Constabulary have identified that vehicles already park on double yellow lines outside of
takeaways, making the road dangerously narrow for both pedestrians and drivers.
Existing legislation allows the Police to issue a Fixed Penalty Notice if any vehicle is
causing an obstruction.
Policing
Cumbria Constabulary has stated that there are ten takeaway establishments and ten
licensed premises in the area of Dalkeith Street, Cavendish Street & Duke Street, and that
such saturation of licensed premises in the town centre is in direct conflict with community
safety and the four licensing objectives. Competition between businesses is not a
planning issue, and planning policy directs takeaways to the town centre. The town can
only sustain so many night time businesses before the demand is spread too thin and
become financially unviable. In this sense they will find their own level. However, it is not
the role of planning to determine this level solely on competition grounds.
Competition and demand aside, community safety is an important consideration.
However, the comments received regarding the “saturation of licensed premises” being “in
conflict with community safety” are in direct contradiction with the Constabulary’s position
in 2006 regarding the above mentioned appeal case at Duke Street. In their consultation
response it was stated that both the Constabulary and the CDRP Violent Crime Task
Group were concerned at the lack of facilities for people who wished to purchase food
after the various pubs and clubs had closed. This caused public disorder due to the
demands being put on the one establishment that could open late at that time.
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Rather than object, the Police were encouraging more establishments to open later to
spread the demand rather than have large congregations in one establishment. This was
one of the contributory factors in the appeal being allowed, and as a result undermined the
council’s policy of midnight closures. As such, the saturation now referred to, and the late
night opening times were both propagated by the Police in order to reduce crime and
disorder. It is reasonable to assume that the majority of incidents are alcohol related,
rather than directly related to the takeaway service. Again the Police have sufficient
powers to deal with alcohol related incidents inside and outside of licensed premises,
together with powers to control how such premises are managed.
In addition, the night time economy continues to evolve. With the closure of the ‘Princess
Selandia’ and other clubs on Cornwallis Street, and the subsequent opening of
‘Manhattans’, the focus of activity has shifted. This is reflected with the demand for
takeaways in areas such as this. As a result Police resources are already required in this
location.
Viability
A number of letters refer to the loss of a retail unit and the impact this may have on the
town centre. The last use was non-retail – an estate agents. Whilst the Use Class Order
1987 (as amended) allows for a permitted change to A1 retail, this has not occurred and
the unit remains vacant, in addition to numerous other town centre units. There is
therefore no demonstrable demand to retain this unit for retail; especially as it is outside of
the defined shopping core which has a greater level of protection for A1 retail units. The
NPPF states significant weight should be given to support economic growth. Assuming it
is acceptable on all other grounds, approval is the difference between an office remaining
vacant and a business being permitted to trade and create jobs.
Conclusion
The proposed takeaway is located in the town centre where such uses are directed by
both the Local Plan Review and NPPF. Cumbria Constabulary has driven the current
situation by previously requesting more takeaways which open later into the night, in turn
requiring police resources in this location. It is very difficult to bring back the midnight
restriction following this approach. In order to be consistent, a condition requiring the
takeaway to close at 3am has been attached.
However, in light of the current situation the takeaway is not isolated and will not
significantly increase existing noise levels or activity and cause no further harm to
residential amenity. The late night economy is important in its own right by providing both
a service and employment. This proposal will service existing levels of custom in this
area, not attract it. Finally, it conforms to local policy by virtue of its location and national
policy.
RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the Standard Duration
Limit and the following conditions:
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Condition No. 2
The development must be carried out in accordance with the plans (drawing numbers
ICBC – SP1, SP2 & SP3) hereby approved as submitted with the application dated
20.09.12.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
Condition No. 3
All emissions from cooking processes must be extracted through a properly designed and
constructed exhaust ventilation system, adequately filtered and discharged vertically at
sufficient height (at least 1 metre above eaves level) to prevent cooking odours being
observed at any neighbouring properties. The exhaust gas flow must not be restricted by
any plate etc at the outlet which might affect dispersion.
Reason
In the interests of the amenities of the occupants of neighbouring properties.
Condition No. 4
Noise from the development must not exceed Noise Rating Curve NR 30 in daytime hours
(0700 - 2300) and NR 25 in night time hours (2300 - 0700) in any noise sensitive property.
Reason
To ensure that the development does not prejudice the residential amenities of
neighbouring properties.
Condition No. 5
The premises shall not be open to the public between the hours of 03.00 and 06.00.
Reason
To ensure that the development does not prejudice the residential amenities of
neighbouring properties.
Condition No. 6
Any delivery service operating from the premise shall not take place between the hours of
03.00 and 06.00.
Reason
To ensure that the development does not prejudice the residential amenities of
neighbouring properties.
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Condition No. 7
Prior to the beneficial use of the takeaway hereby approved, grease traps must be fitted to
and maintained on all food outlets and producers installed in the takeaway.
Reason
In order to protect the receiving public sewers and prevent blockage.
Reason for approval
The decision by virtue of condition no.5 is contrary to the Development Plan for the area,
specifically Saved policy C13 of the Barrow-in-Furness Borough Council Local Plan
Review 1996-2006. However, there were material considerations that made the proposal
acceptable, namely an appeal decision (ref: APP/W0910/A/06/2025135) and subsequent
approvals for similar development. The proposal is also in keeping with guidance found in
the NPPF. The Planning Authority considered that these material considerations
outweighed the policy and therefore the proposal was acceptable.
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PLAN NUMBER:

APPLICANT:

AGENT:

2012/0489

Mr & Mrs D Greaves

Coates Associates

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Dalton North Askam and
Ireleth Parish Council

Charles Wilton
01229 876553

13/07/2012
STATUTORY DATE:
06/09/2012

LOCATION:
Park Knott Smallholding, Dalton Road, Askam-in-Furness
PROPOSAL:
Change of use of land to siting of caravans with private package treatment plant.
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 G18
Proposals for permanent caravan sites will be permitted provided that;
a)

Suitable access is available from primary or district distributor roads and the
proposal would not result in harmful additional traffic generation;

b)

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

c)

The proposal would not result in unacceptable problems or nuisance to
neighbouring uses;

d)

No unacceptable access from a main road to the site; and
e) A permanent on-site building supplies clean water, a sanitary disposal unit and
other essential facilities.
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SAVED STRUCTURE PLAN POLICY
Policy E37
Development and land use change should be compatible with the distinctive
characteristics and features of Cumbria’s landscape types and sub types. Proposals willbe
assessed in relation to:
1. locally distinctive natural or built features,
2. visual intrusion or impact,
3. scale in relation to the landscape and features,
4. the character of the built environment,
5. public access and community value of the landscape,
6. historic patterns and attributes,
7. biodiversity features, ecological networks and semi-natural habitats, and
8. openness, remoteness and tranquillity.
SUMMARY OF MAIN ISSUES:

NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site.
The Occupiers of Furness Brick and Tile Company, Dalton Road, Park Knott Smallholding,
Dalton Road, Combe View, Greenscoe Lodge, Jarl, Ascombe Garth and Greenscoe Farm,
Greenscoe all informed.
The Occupier, Ascombe Garth, Greenscoe, Askam.- dated 24.7.12
“I am against this change of use of land to siting of caravans. The A595 road is already
dangerous with a speed limit of 60mph. Nineteen caravans all having cars/vans will create
a serious problem onto the A595”.
The Occupiers, Greenscoe Lodge, Greenscoe, Askam – dated 26.7 12
“this is a note that we do not agree to the proposed planning as this is not a business site.
it will affect the country side adversely and will be seen as an ugly spot in the area.”
The Occupier, 5 Greenscoe, Askam– dated 12.8.12
Question: - re possible increase in traffic on A595
Advises: - not a problem as entry not directly onto the A595
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May I point out that the brickworks slip road joins the A595 at the most dangerous point.
The 3 lane hatched area allows traffic to turn into the brickworks and Greenscoe hamlet
and quarry. This is also an invitation to many drivers to speed and overtake. Turning right
from Dalton is a nightmare for residents of Greenscoe. An accident waiting to happen.
A traffic island or bollards may solve this problem and help the local residents, who pay the
Council tax. Will the caravan dwellers contribute?
We still need a bus-stop in this area.”
The Occupier, 5 Greenscoe, Askam – dated 22.10.12
“The A595 is already a very dangerous road, with heavy traffic at peak times: boy racers &
motorbikes travelling at well over the speed limit, heavy lorries from the brickworks &
Greenscoe Quarries. All this makes turning into Greenscoe hamlet a nightmare. The
A595 is considered too dangerous for a well needed bus stop for the locals. The extra
‘residents’ & casual visitors to the proposed caravan park will make the situation worse.”
The Occupier, Greenscoe Farm, Greenscoe, Askam – dated 6.8.12
“I understand the reasons why Mr. & Mrs Greaves would want to go ahead with this
permission but I think there is a limit to the intrusion on the green belt at this situation. One
of the other reasons for objecting to this application is that the Main Road is extremely
dangerous at this point with cars often doing above 70mph or even 80mph and above.
Using this road every day I know how dangerous it is. This development would only cause
even greater danger”.
The Occupiers, Jarl, Greenscoe, Askam.
“Please find attached a list of points that we would like you to take into account when
discussing the planning application for the Caravan Site at Park Knott Smallholding,
Askam in Furness.
Comments re Proposed Caravan Park, Park Knott Smallholdings, Greenscoe
1. Trains
The agents report refers to the train/railway nearby, but does not mention the
Sellafield Nuclear trains which pass on a regular basis (at least twice a day and up to four
a day on occasion).
2. Brickworks
There are the staff vehicles, the large delivery/transport wagons, the wagons
bringing shale from the quarry opposite; also to consider is the Public Footpath and Cycle
track to Dalton.
3. Quarry
Again there is a lot of traffic to and from the Quarry site. The traffic starts early
morning, approx 5.30 am, and is non-stop until approx 6-6.30 pm; there are many large
lorries/wagons that use this road to utilize the Weigh Station; and there is also a recycling
plant located at the same site. Part of the cycle path, also utilizes the original A595 part of
the road adjacent to the main road.
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4. A595
This is a very busy main road, being the main route from Barrow/Dalton up the coast to
Millom, Whitehaven, etc as well as access to the main villages along the way, ie Askam in
Furness, lreleth, Kirby in Furness; A lot of the traffic that uses this road are large wagons,
the school buses. There are also concerns regarding the speed of the traffic along this
road; as it is a wide, open road many cars exceed the 60 mph limit and some dangerously
use the turning accesses for Greenscoe and the Brickworks that are marked by chevrons,
as an overtaking lane. There have been a few accidents along this stretch and many more
near misses.
5. Greenscoe Entry Road
As well as the aforementioned quarry traffic that uses this route, there are the
residents of Greenscoe itself. There are 17 properties located at Greenscoe.
6. Photographs
The photographs shown in the report are taken from many differing angles that do not truly
reflect what can be seen from the neighbouring properties, in particular Greenscoe Lodge,
and also what would be seen on the approach from Dalton travelling towards Askam. Also
all of these photos have been taken during the summer months when all of the
trees/hedgerows are in full bloom, once the Autumn/Winter arrives this site will be much
more visible.
7. Parking
There is also mention of parking spaces for 25 cars and 76 cycles, which for the number of
vans proposed is not excessive, but this is quite a large addition to the volume of traffic
that uses this road for access to the brickworks.”
The Occupiers, Coombe View, Greenscoe, Askam.
“We object to the planning application For Park Knott Smallholding Dalton Rd
Askam in Furness No.B20/2012/0489
The site is not suitable for a caravan site.
1/ It is a wet field the owner himself has been stuck with a tractor at one end.
2/ It has a Busy Road on one side and a working Brick works at one end with regular
wagons entering and leaving the works past the entrance to the proposed caravan site.
3/ The railway line running alongside the site carries nuclear flasks on a regular basis
which could be hazardous if anything was to get on the line
4/ It will reduce the Value of our property as there will be more Caravans than Greenscoe
has houses we are a quiet community.”
The Occupiers, Greenscoe House, Greenscoe.
“MAIN CONCERNS
1. The situation of the site - Greenbelt land
2. Spoiling of the landscape
3. Disturbing the bird/wildlife
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4. Too close to the residents of Greenscoe
5. Noise and lights affecting the residents of Greenscoe
6. Could affect the house prices at Greenscoe
SAFETY ASPECTS OF THE SITE
1. Too close to an extremely busy/fast A595 road
2. Next to the Askam Brickworks
3. Trucks in and out collecting the bricks
4. VERY busy in and out when delivering the shale from the quarry across the A595 road
5. Too near to the Railway
6. Children/Pets could easily get knocked down or get onto the Railway tracks.
7. Concerned that there isn't a play area for children
We note that at the meeting it was stipulated there wouldn't be children at the site. Does
this mean it is only for childless/retired people? Even then they would probably have
visitors (grandchildren) on the site.
INCONVENIENCES FOR THE SITE RESIDENTS
1. There would be noise almost 24hr/7 from the Brickworks.
2.Noise and Dust from the trucks collecting the bricks and delivering the shale.
3. Noise from the Railway.
4. Noise from the A595 road.
5. Lights from the traffic at night.
NOTES
Who would really want to holiday/live in a static caravan at the proposed site anyway? I
am sure couples/families would prefer to be close to a beach, e.g. Earnsie Bay or in the
countryside, e.g. Flookburgh Caravan Park - away from an INDUSTRIAL area with road
and rail traffic.
Twice planning permission has been turned down for a caravan park in the vicinity –
Greenscoe Quarry and Near Park Farm.
If plans did go ahead, in a few years time proposals for another Caravan Park - across on
the the other side of Lots Road could be given. Great !!
Also,
Did we miss a meeting regarding a static already occupied and in use on this land?
And,
Did we miss a meeting regarding "Change of Use of land - Park Knott Smallholding, Dalton
Road, Askam in Furness" from Stables to a Dairy which is now being used for storing and
delivery of milk?
We trust all of these points will be seriously considered when making your decision as this
really would dramatically change the whole of the area and cause problems to the
residents.”
Applicant’s Supporting Statement (Coates Associates) – Appendix B attached).
Applicant’s ‘Response to 3rd Party Comments’ (Coates Associates) – Appendix C
attached.
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CONSULTATIONS:
Environmental Health – no response received.
County Archaeologist
“I am writing to thank you for consulting me on this application and to confirm that I do not
have any objections and not wish to make any comments or recommendations.”
United Utilities
“With reference to the above planning application, I have no objection to the proposed
development.
A separate metered supply to each unit may be required at the applicant's expense and all
internal pipework must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact our Service
Enquiries on 0845 7462200 regarding connection to the water mains/public sewers.”
Cumbria Highways
“I can confirm that the Highway Authority has no objection to the proposed development as
it is considered that the proposal will not have an adverse affect on the highway.”
Environment Agency
“We have no objections to the proposed development provided that the following condition
is applied to any permission:
Condition
No development shall take place until a scheme for the provision and management of a
5 metre wide buffer zone alongside Blea Beck shall be submitted to and agreed in writing
by the local planning authority. Thereafter the development shall be carried out in
accordance with the approved scheme and any subsequent amendments shall be agreed
in writing with the local planning authority. The buffer zone scheme shall be free from built
development including lighting, domestic gardens and formal landscaping; and could form
a vital part of green infrastructure provision. The schemes shall include:






plans showing the extent and layout of the buffer zone
details of any proposed planting scheme (for example, native species)
details demonstrating how the buffer zone will be protected during development and
managed/maintained over the longer term including adequate financial provision
and named body responsible for management plus production of detailed
management plan
details of any proposed footpaths, fencing, lighting etc.

Reasons
Development that encroaches on a watercourse has a potentially severe impact on their
ecological value. Land alongside watercourses is particularly valuable for wildlife and it is
essential this is protected.
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This condition is supported by the National Planning Policy Framework (NPPF), paragraph
109 which recognises that the planning system should aim to conserve and enhance the
natural and local environment by minimising impacts on biodiversity and providing net
gains in biodiversity where possible, contributing to the Government's commitment to halt
the overall decline in biodiversity, including by establishing coherent ecological networks
that are more resilient to current and future pressures.
Paragraph 118 of the NPPF also states that opportunities to incorporate biodiversity in and
around developments should be encouraged.
Informative:
There may be culverted watercourses within the site boundary. If this is the case we would
encourage the applicant to consider opening these culverts and restoring the natural
watercourse.
Information:
You should satisfy yourselves that the applicant has complied with Circular 3/99: Planning
requirement in respect of the Use of Non-Mains Sewerage incorporating Septic Tanks in
New Development.
Advice to applicant:
The foul drainage discharge associated with this development will require an
Environmental Permit under the Environmental Permitting Regulations 2010, from the
Environment Agency, unless an exemption applies. The applicant is advised to contact
the Environment Agency on 08708 506 506 for further advice and to discuss the issues
likely to be raised. You should be aware that the permit may not be granted.
Additional ‘Environmental Permitting Guidance’ can be accessed via our main website (
http://www.environment-agency.gov.uk ).
Informative
Blea Beck runs through the East of the site and is classed as an 'Ordinary Watercourse'. If
any works are proposed which affect the flow of an ordinary watercourse then Flood
Defence Consent would be required from the Lead Local Flood Authority which in this
instance is Cumbria County Council. Contact details below
In addition to Blea Beck there may also be other watercourses within the site boundary
which are culverted for some length. The applicant should ensure they know the structural
integrity of any culverts and their alignment. We recommend that no permanent structure
should be built over a culvert and that the structural integrity of a culvert be considered in
respect to any loading on it, eg transportation of heavy loads onto site.”
Askam & Ireleth Parish Council
“A meeting of Askam and Ireleth Parish Council took place on Tuesday 7 August to
discuss planning issues. Application B20/2012/0489 was on the agenda. Members of the
public and the Parish Councillors were able to ask questions of Mr Greaves (the applicant)
and his advisor who attended the meeting.
Discussions took place and the following are comments from this meeting which the Parish
Council would like to be considered.
91

PLANNING COMMITTEE
4th December 2012
1) Need assurances that the tree and hedge planting will be mature specimens and that
this will be a planning condition. A time limit should be put on this planting.
2) Need assurances that the matter of drainage on the site is a planning condition.
3) Need clarification as to the purpose of the caravans – this is not clear in the application
for or any of the accompanying documents. Seasonal use of caravans, outright purchase?
This is something which was not made clear at the meeting.
The Chairman of the Parish Council advised members of the public to put their concerns
and comments directly to the Planning Officer at Barrow Borough Council as soon as
possible.”
Network Rail
“Network Rail has no objection in principle to the above – but due to the proposal being
next to Network Rail land and infrastructure and to ensure that no part of the development
adversely impacts the safety, operation and integrity of the operational railway we would
request that the following are issued as conditions to the applicant in the decision notice,
should the proposal be granted. The applicant should be made aware of the proposal’s
potential to impact seriously and negatively upon the operational railway and as such
including the following comments as conditions in the decision notice would ensure that no
works could take place on site without the conditions being discharged and thus prevent
any adverse impact upon Network Rail land.
All commercial developments within 10m of the operational railway line and Network Rail
land should be flagged up to Network Rail by the applicant. The proposal will need to be
reviewed and approved by the Network Rail Asset Protection Engineers before works can
commence on site.
Network Rail recognises that conditions are imposed for a planning purpose, and that they
are fairly and reasonably related to the development and not be manifestly unreasonable.
We believe that the comments included in this email are indeed fair and reasonable and
relate to Network Rail’s need to ameliorate the impacts that might otherwise flow from the
development.
FENCING
If not already in place, the Developer must provide, at their own expense, a suitable
trespass proof steel palisade fence of at least 1.8m in height adjacent to Network Rail’s
boundary and make provision for its future maintenance and renewal without
encroachment upon or over-sailing of Network Rail land. Network Rail’s existing fencing /
wall must not be removed or damaged and at no point either during construction or after
works are completed on site should the foundations of the fencing or wall or any
embankment therein be damaged, undermined or compromised in any way. Any
vegetation on Network Rail land and within Network Rail’s boundary must also not be
disturbed. Any existing Network Rail fencing at the site has been erected to take account
of the risk posed at the time the fencing was erected and not to take into account any
presumed future use of the site, where increased numbers of people and minors may be
using the site. Therefore, any proposed residential development imports a risk of trespass
onto the operational railway, which we would remind the council, is a criminal offence (s55
British Transport Commission Act 1949). As the applicant has chosen to develop a
proposal next to the operational railway they must provide a suitable trespass proof fence
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to mitigate any risks they have imported. Any fencing installed by the applicant must not
prevent Network Rail from maintaining its own fencing/boundary treatment. As Network
Rail is a publicly funded organisation with a regulated remit it would not be
reasonable to require Network Rail to fund boundary works, fencing and boundary
enhancements necessitated by third party commercial development. Network Rail’s
Asset Protection Engineer will need to review the fencing to ensure that no works to
the foundations undermine or destabilise Network Rail land, or encroach onto
Network Rail land.
The applicant is reminded that any works close to the Network Rail boundary, and any
excavation works are also covered by the Party Wall Act of 1996. Should any foundations,
any excavations or any part of the building encroachment onto Network Rail land then the
applicant would need to serve notice on Network Rail and they would be liable for costs.
An applicant cannot access Network Rail land without permission (via the Asset Protection
Team) and in addition to any costs under the Party Wall Act, the applicant would also be
liable for all Network Rail site supervision costs whilst works are undertaken. No works in
these circumstances are to commence without the approval of the Network Rail Asset
Protection Engineer.
ENCROACHMENT
The developer/applicant must ensure that their proposal, both during construction, and
after completion of works on site, does not affect the safety, operation or integrity of the
operational railway, Network Rail and its infrastructure or undermine or damage or
adversely affect any railway land and structures. There must be no physical encroachment
of the proposal onto Network Rail land, no over-sailing into Network Rail air-space and no
encroachment of foundations onto Network Rail land and soil. There must be no physical
encroachment of any foundations onto Network Rail land. Any future maintenance must be
conducted solely within the applicant’s land ownership.
DRAINAGE
Soakaways, as a means of storm/surface water disposal must not be constructed
near/within 10 metres of Network Rail’s boundary or at any point which could adversely
affect the stability of Network Rail’s property. Storm/surface water must not be discharged
onto Network Rail’s property or into Network Rail’s culverts or drains. Suitable drainage or
other works must be provided and maintained by the Developer to prevent surface water
flows or run-off onto Network Rail’s property. Proper provision must be made to accept
and continue drainage discharging from Network Rail’s property. Suitable foul drainage
must be provided separate from Network Rail’s existing drainage. Once water enters a
pipe it becomes a controlled source and as such no water should be discharged in the
direction of the railway.
2M GAP
The applicant must ensure that the erection and subsequent maintenance can be carried
out to the proposed caravans without affecting the safety of, or encroaching onto Network
Rail land and air-space. Any unauthorised access to Network Rail land or air-space is an
act of trespass and we would remind the council that this is a criminal offence (s55 British
Transport Commission Act 1949). Network Rail requires a minimum 2 metres gap
between the caravans and our boundary fencing for the following reasons:


To allow for all construction works on site and any future maintenance to be carried out
wholly within the applicant’s own land ownership and without encroachment onto
Network Rail land and air-space.
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To ensure that should the caravans fail or collapse that it will do so without damaging
Network Rail’s boundary treatment or causing damage to the railway (e.g. any
embankments, cuttings, any lineside equipment, signals, overhead lines) and to
prevent the materials from the caravans falling into the path of trains.
To ensure that the caravans cannot be scaled and thus used as a means of accessing
Network Rail land without authorisation.
To ensure that Network Rail can maintain and renew its boundary treatment, fencing,
walls etc
To ensure that the applicant does not construct their proposal so that any foundations
(for walls, buildings etc) do not end up encroaching onto Network Rail land. Any
foundations that encroach onto Network Rail land could undermine, de-stablise or other
impact upon the operational railway land, including embankments, cuttings etc.

Should the applicant require access for construction or maintenance works to the
caravans, then they must firstly receive authorisation from the Network Rail Asset
Protection Team:






20 weeks notice is required for third party applicant’s to submit details of their proposal
to the Network Rail Asset Protection Team.
Any granting of access to Network Rail land would be subject to railway site safety
requirements and special provisions with all associated costs charged to the applicant
(e.g. provision and costs of railway look-out, asset protection presence, and all
possession costs).
The applicant may be asked to enter into an asset protection agreement and will be
liable for all costs incurred by Network Rail.
Network Rail reserves the right to refuse any third party request for access to Network
Rail land.

The applicant is reminded that any works close to the Network Rail boundary, and any
excavation works are also covered by the Party Wall Act of 1996. Should any foundations,
any excavations or any part of the building encroach onto Network Rail land then the
applicant would need to serve notice on Network Rail and they would be liable for costs.
An applicant cannot access Network Rail land without permission (via the Asset Protection
Team) and in addition to any costs under the Party Wall Act, the applicant would also be
liable for all Network Rail site supervision costs whilst works are undertaken. No works in
these circumstances are to commence without the approval of the Network Rail Asset
Protection Engineer (foundation works on the boundary have the potential to undermine
and destabilise Network Rail land). In light of the potential costs to the applicant we would
very strongly recommend that applicants ensure that a 2m minimum gap is included as
part of the proposal (including the positioning of boundary fences).”
Cumbria Tourism
“I have been approached by the clients for the above site to comment on their application
for planning permission to site 19 holiday caravans/lodges on the Park Knott site in Dalton
in Furness. Whilst I would not wish to make any judgements about the potential visual and
environmental impacts of the proposals I would make the following comments on the wider
implications for the visitor economy of Furness and South Cumbria
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1.
Caravanning and camping have seen reasonable rates of growth over the last 3
years or so - fuelled in part by the UK recession and the drive for ‘staycations’. In Cumbria
we have seen increases in caravan and camping holidays over this period up until the very
damp spring and summer of 2012. This has largely mirrored trends elsewhere in the UK .
CT’s monitoring service is only able to reflect trends in occupancy of touring caravan
pitches which have seen healthy growth during 2010 and 2011. The use of static caravans
and lodges is more difficult to monitor but anecdotally these have also seen growing
occupancy levels up until 2012.
2.
Over this same period the value of Barrow’s Visitor Economy (as measured by the
STEAM model and based on data derived from accommodation, tourist attractions, TICs
etc) has remained flat in real terms . It was £85.6m in 2008, £86.6m in 2009, £87.3m in
2010 and £92.0m in 2011. When inflation is taken into account over this period the visitor
economy has seen a reduction in its value and volume. Set against more sustained growth
elsewhere in The Lake District and England as a whole it could be argued that Barrow and
Furness require both investment and marketing to increase its market share.
3.
The Tourism Strategy for Cumbria 2008-18 supports a strategy of spreading the
benefits of tourism outside the core of the National Park. “We need more visitors in places
outside the main tourism centres- especially along the coastal areas of south and west
Cumbria and in the north of the County”. This can only happen with appropriate investment
and a quality offer for visitors.
4.
Caravan and other self-catering visitors will typically spend more in the wider
economy than those staying in hotels and other forms of serviced accommodation. Our
research points to higher spending levels on food and drink, shopping and recreation. This
in turn brings wider benefits to the economy of Barrow and Furness.
5.
Although small caravan and lodge operators such as the one proposed here will not
create any significant direct employment (beyond the maintenance and grounds staff) they
can be significant contributors to indirect employment in the area. The investment also
helps to sustain facilities and services for local people to enjoy.
For these reasons Cumbria Tourism would support the approval of the application and the
investment that this will bring to the wider Furness economy”.
OFFICERS REPORT:
The application involves the change of use of a field extending to 1.1 ha to a holiday
caravan site. A plan accompanying the application shows a layout of 19 caravans laid out
either side of a central access road.
The site adjoins the northern boundary of Furness Brick and Tile with the site access
located immediately off the slip road serving the brickworks. This represents a high
standard of access being formed as part of the realignment of the A595. The majority of
the site is undeveloped however there are two agricultural buildings and a chalet at its
southern end.
The boundaries of the site are clearly defined with the railway forming the western
boundary, the A595 the east, the brickworks to the south and a substantial thicket to the
north. A stream also runs through the site.
95

PLANNING COMMITTEE
4th December 2012
Consideration of the application involves a careful assessment of the various material
considerations and where adverse impacts are found balancing these against any
benefits. Considerations include relevant policy, past decisions, an assessment of impact
and economic benefits.
Policy – National Planning Policy Framework (NPPF) 2011
Planning policies should support economic growth in rural areas in order to create jobs
and prosperity by taking a positive approach to sustainable new development. To promote
a strong rural economy, local and neighbourhood plans should:


Support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and well
designed new buildings;



Promote the development and diversification of agricultural and other land-based
rural businesses;



Support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the
character of the countryside. This should include supporting the provision and
expansion of tourist facilities in appropriate locations where identified needs are
not met by existing facilities in rural service centres; and



Promote the retention and development of local services and community facilities
in villages, such as local shops, meeting places, sports venues, cultural buildings,
public houses and places of worship.



Recognising the intrinsic character and beauty of the countryside and supporting
thriving rural communities within it.

Good Practice Guide on Planning for Tourism DCLG 2006
New sites that are close to existing settlements and other services will generally be more
sustainable as some local services may be accessed by means other than by car.
Similarly caravan storage facilities that are close to existing settlements may have less
adverse impact and be more sustainable. However, there may be valid reasons for
extending or improving existing holiday parks that are not located close to existing
settlements by virtue of their support for successful local businesses and the provision of
employment. Authorities should also consider how the proposal will affect tourism in the
area, particularly in terms of its economic and environmental impacts.
Saved Policy G18 – Local Plan Review
Proposals for permanent caravan sites will be permitted provided that;
a)

Suitable access is available from primary or district distributor roads and the
proposal would not result in harmful additional traffic generation;

b)

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

The proposal would not result in unacceptable problems or nuisance to
neighbouring uses;

d)

No unacceptable access from a main road to the site; and

e)

A permanent on-site building supplies clean water, a sanitary disposal unit
and other essential facilities.

The NPPF in this regard can be summed up as seeking to promote rural development
while seeking to protect the intrinsic beauty of the countryside. DCLG’s good practice
guide directs sites towards existing settlements.
The saved policy adopts a more cautious note as can be appreciated from the following
text (accompanying the saved policy);
The Borough has very few sites that can accommodate touring caravans and campers.
In general, they have less impact on the landscape than static holiday caravans but
proposals should be of a scale and in locations that allow the landscape to absorb them
without detracting from the appearance of the area. Planning applications should
normally include landscape assessments and a proposed landscaping scheme.
There are few sites in the Borough that would be likely to be able to accommodate this
form of development [reference to static caravan sites].
Previous decisions
There have been a number of past decisions in the vicinity of the site which are of some
relevance. These are summarised below:
1989/0946

43 static caravans, Greenscoe Quarry.
Refused, appeal dismissed – October 1990.

1991/0329

15 static caravans, concrete apron of Greenscoe Quarry,
Refused, appeal dismissed – October 1993.

1992/0102

22 static caravans.
Refused – May 1992

2007/0048

8 holiday chalets, north east of Park Farm – Recommended for refusal - Feb.
2007, withdrawn.

2007/0725

Resubmission of above. Recommended for refusal - Nov. 2007, withdrawn.
Recommended reasons for refusal included:
Reason No. 4
The scheme represents harmful development in that it would consolidate
existing isolated development and result in a harmful visual intrusion into the
open countryside. It is therefore contrary to saved policy D1, G18 and G19
of the former Barrow Borough Council Local Plan Review 1996-2006 and
policies ST3, ST7 and E37 of the Cumbria and Lake District Joint Structure
Plan 2001-2016 and long standing National Policy.
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The 1991/0329 decision is of particular note for a number of reasons including a similar
size and shape of development, close proximity (300m away on opposite side of A595)
and amount of scrutiny it received. The initial appeal decision was quashed by the High
Court on the application of the appellant though a second, local inquiry still resulted in the
appeal being dismissed (slightly different reasoning). In dismissing the second appeal the
inspector concluded as follows:
The appeal site to my mind is particularly sensitive since it is on a hillside rising
sharply above the A595 which, as I confirmed on my site inspection, is prominent
when seen from many parts of the flat coastal area to the west and north. I accept
that the site is screened from certain directions by the existing land form and
vegetation and that additional planting would be carried out but it would take several
years for this to have a meaningful impact. Moreover, bearing in mind the elevation
and prominence of the appeal site I do not consider that the amount of screening is
a good argument in itself for approving your proposals. It could be repeated too
often with potentially serious consequences for the appearance of the countryside
which, in accordance with the Government’s policy stated in Planning Policy
Guidance Note 7 (PPG7), is protected for its own sake (Para 10)..
Also, the proposed caravans would be more exposed to view in the winter since the
existing vegetation around the site is mostly deciduous. Since they would be
continuously on the site and capable of occupation for almost the whole year the
project would to my mind appear little different from a permanent housing scheme
which would be out of place in this rural location divorced from any recognisable
settlement. In my judgement the development would be prominent when seen from
the north and from the new A595 and would appear intrusive in the landscape and
so detrimental to the character and appearance of this elevated area of countryside
(Para 11 Part of).
The application and appeal sites while being on the opposite side of the same road and in
close proximity have a number of marked differences. The appeal site is elevated above
the A595 whereas the application site is set down below it. The landscape types are also
different. The appeal site is located at the edge of an upland landscape designation
‘Intermediate Moorland Plateau sub type 9d ridges – Cumbria Landscape Character
Guidance and tool kit March 2011, whereas the application site falls within a rolling lowland
sub type (5c). In an older but more detailed appraisal the site was considered to fall within
the Upper Valley Corridor landscape type¹.
The sub type 9d landscape character type can be seen as a higher value, more sensitive
landscape type than the 5c category. This is reflected with the inclusion of the 9d
landscape within the ‘Landscape of County Importance’² category. The inspector attached
weight to the predecessor of this designation in his decision letter.
However the 1988 appraisal recognised the upper valley corridor landscape type which
includes the application site as being of ‘high value and worthy of conservation’. There
has also been a move away from landscape designation in favour of an all landscapes
matter/criteria based approach.

¹ Borough of Barrow-in-Furness Landscape Appraisal 1988.
² Cumbria & Lake District Joint Structure Plan Borough of Barrow-in-Furness 1996 – 2006, saved policy D2.
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In recognition of this the application is accompanied by a Landscape and Visual Impact
Assessment. This advises as follows:
Visually the site is very well contained by landform existing tree cover, site buildings
and fencing. It is flanked by the A595 road embankment to the east and north and
Park Knott to the west. This screening is supplemented by semi-mature highway
plantations on the road embankment and thicket alongside the railway. The
southern end is also well screened by tall existing buildings of 4m plus and a close
board fence 1.8m high.
Potential visual receptors of high sensitivity include the community and residents of
Greenscoe east of the site and Low Greenscoe Farm off Lots Road Askam to the
north-west. Walkers and cyclists using the footpath and cycle lane alongside the
north bound carriageway of the A595 are also potential receptors and their
sensitivity is judged to be medium due to the context of traffic noise and visual
intrusion. Potential receptors of low sensitivity include motorists on the A595 and
local roads and train passengers.
The development would comprise 19 caravans 3.2m high serviced by a central
internal access road. The design has sought to integrate the development by
linking the arrangement of caravans with the existing landscape grain whilst
incorporating some informality through varied orientation and set back together with
intervening spaces to accommodate native structure planting to soften outlines and
to link with the existing woodland framework. The finish and colour of the caravans
would harmonise with the natural muted colour of the landscape setting and existing
buildings.
Although development would result in the loss of paddock there would be gains in
new landscape and ecological features including structure planting, specimen native
trees and a native mixed hedgerow alongside the railway. The latter would bridge
an existing gap in the vegetation network and thereby enhance the existing wildlife
corridor.
The caravans would be subservient to scale to the existing buildings on site and sit
down in the landscape. The change in land cover to caravans set amongst trees
would connect with the more developed character and wooded backdrop of the
wedge of land between the railway and the A595. With regard to tranquillity any
noise and movement created by the proposed development would be easily
absorbed against that created by the existing A595, access road, railway line and
industrial use of the brick works.
In view of the above it is concluded that on completion, the caravan site would have an
adverse landscape effect of slight magnitude moderating to very slight once the proposed
landscape measures establish within 5-7 years. The magnitude of change combined with
a receiving landscape of medium sensitivity would result in an overall effect of minor
significance, the Assessment concludes.
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The conclusion of slight magnitude does not I feel take full account of the more open
northern end of the site where the caravans would appear as more notable features in the
views of the area. Further more the landscape is greater than medium sensitive. This is
due in part to its location close to, but not immediately adjacent to the nearest settlement
(Askam) and proximity to other sporadic development within the countryside.
As a consequence the area is vulnerable to the urbanising effects of development which
could significantly alter the balance from undeveloped open countryside to one where
development is a more notable feature. This issue was recognised by the previous appeal
inspector commenting about the adverse consequences of a site divorced from ‘any
recognisable settlement’. While policies have evolved since then both the NPPF and
saved policies all seek to protect the intrinsic character of the countryside.
To be balanced against the adverse impacts are the benefits that are likely to accrue from
the development. However there is little information in this respect or on how this site
would operate. There is however information on an increase in employment from 4 F/T to
6 F/T, 2 P/T. However there is limited information to assess the likelihood of this.
Regardless of this a modest increase in employment / other economic benefits do not
override the significant harm to the rural character of the area which would occur as a
result of the proposed development.
The representations in addition to raising countryside / amenity issues refer to potential
highway safety problems. The proposal will result in additional turning movements on a
high speed section of road. However the access is of high standard and with good
visibility. Importantly there is no objection from the Highway Authority. A Highway
objection could therefore not be sustained.
The issue of the buffer raised by the Environment Agency could be addressed via a
conditional approval.
RECOMMENDATION:
I recommend that planning permission be REFUSED for the following reason:
The scheme represents harmful development in that it would consolidate existing isolated
development and result in harmful visual intrusion into the open countryside. Approval
would run contrary to the NPPF which seeks to protect the intrinsic beauty of the
countryside and saved policies D1 & G18 of the Barrow Borough Local Plan Review 19962006 and saved policy E37 of the Cumbria & Lake District Joint Structure Plan.
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Proposed Caravans, Park Knott Smallholdings, Askam-in-Furness, Cumbria
Response to Residents Representations

Application Ref No. 2012/0489

Introduction
A summary of representations from a total of seven households in Greenscoe has been
received from Barrow Borough Council. According to one of the representations there are a
total of 17 residential properties in Greenscoe. The representations have been analysed and
responses to the main planning issues raised in these are set out below.

Traffic generated by caravans will seriously exacerbate existing dangers on the A595
(5 households)
Barrow Borough Council consulted the County Highway Authority and a response was received
on 24 August 2012 which raised no objections to the proposal. The Brick Works junction onto
the A595 which would be utilised by the proposed development was designed by the County
Council highway engineers and built in 1997 as part of the A595 Dalton Bypass to Askam
Improvement. It is therefore expected to be of a high standard. Traffic generated by the
caravans is not anticipated to affect peak traffic flows ie journey times to and from work. Those
using the caravans are anticipated to use them on a casual basis coming and going at a range
of times.

Harm to the countryside/landscape
(3 households)
The proposal has been carefully designed by a Chartered Landscape Architect with 25 years
experience and has sought to maximise landscape integration through an appropriate pattern,
massing, colour and finish of caravans as well hedging of the western boundary and structure
planting. A Landscape and Visual Impact Assessment (LVIA) was undertaken in accordance
with the Guidelines for Landscape and Visual Impact Assessment 2002 (GLVIA) and the
Cumbria Landscape Character Guidance 2011 which Barrow Borough Council jointly prepared
with other authorities in Cumbria.

The latter advocates a character based approach to

landscape assessment ‘without the need for rigid local designation that may unduly restrict
acceptable sustainable development and economic activity that underpins the vitality of rural
areas’ (Chapter 3 section 3.2). This has been duly followed in the LVIA and on landscape
effects reached the conclusion that:

23

The site lies within Rolling Lowland: landscape sub-type 5c as defined in the Cumbria
Landscape Character Guidance.

The vision for this working landscape advocates

enhancement and restoration of key features and allows for integration of development,
which suggests medium landscape sensitivity.

The site comprises an elongated

paddock grazed by horses adjoining another grassed area with hard standing, large
stable block and agricultural building. It lies at a height of around 25m AOD at the foot of
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a substantial tree covered embankment to the A595 approximately 6m below the road.
By virtue of its location and character the site reads as part of a wedge of land with a
more developed character squeezed between the A595 and the railway, continuous with
the brick works to the south sitting below and dominated by the large scale
embankments of the modern highway. As such this wedge of land contrasts with the
more distinctive, semi-natural and tranquil Goldmire Valley to the south which is also
part of sub-type 5c.

28

The caravans would be subservient in scale to the existing buildings on site and sit down
in the landscape.

The change in land cover to caravans set amongst trees would

connect with the more developed character and wooded backdrop of the wedge of land
between the railway and the A595. With regard to tranquillity any noise and movement
created by the proposed development would be easily absorbed against that created by
the existing A595, access road, railway line and industrial use of the brick works.

29

In view of the above it is concluded that on completion the caravan site would have an
adverse landscape effect of slight magnitude moderating to very slight once the
proposed landscape measures establish within 5-7 years. This magnitude of change
combined with a receiving landscape of medium sensitivity would result in an overall
effect of minor significance.

It is widely accepted that only moderate/major or major level effects are considered significant in
terms of planning regulations.

Two of the representations refer to the site being situated in the ‘greenbelt’ however the site and
surrounding area are not covered by any statutory greenbelt designation.

Harm to visual amenity
(3 households)
The site benefits from an exceptional level of visual containment primarily due to screening by
the existing landforms and structures of the large road embankment to the east and north, Park
Knott hill to west and tall existing buildings and close board fencing at the southern end of the
site. This is further supplemented by substantial belts of semi-mature tree cover on the road
embankment. The LVIA concluded that:

30

Turning to effects on visual amenity in the lower part of Greenscoe the community and
residents would not be affected as the development would be set down out of sight
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behind the A595 embankment and associated trees. Views of part of the site could
potentially emerge from behind the road embankment in higher parts of Greenscoe
however screening is also afforded by intervening buildings, hedgerows, garden
vegetation and tree cover associated with gills and a dismantled railway. At a range in
excess of 450m here the development would also occupy a very small proportion of the
view and therefore any effect would be insignificant. The design has responded to a
potential window of view from Low Greenscoe Farm by incorporating a green buffer.
Walkers and cyclists might experience three brief windows of view of part of the site from
the south west side of the A595. Significance of the visual effects is predicted to be
minor to moderate adverse at year 1 moderating further as the existing embankment
trees mature and site planting establishes. Glimpsed views of lesser significance might
be possible from higher vehicles using the south bound carriageway.

Finally rail

passengers would experience fleeting close range views of caravans interspersed with
trees as they pass the site. Given the brevity of these effects and potential integration
with the more developed character and wooded backdrops they are expected to be of
medium adverse magnitude moderating to slight as the tree planting matures.

As with landscape effects on visual amenity would be very limited and where they did occur, in
planning terms, they would be at an insignificant level.

Photographs do not truly reflect what can be seen
(1 household)
No photographic evidence is submitted to substantiate this representation and the particular
locations cited ie Greenscoe Lodge and the southern approach from Dalton travelling towards
Askam. Selection of representative viewpoints is a standard technique advocated in the GLVIA.
Viewpoint F represents views from the lower part of Greenscoe from a publicly available
vantage point on the road. It was selected as representing the worst-case scenario in terms of
elevation and aspect. The assessment predicts no change to the view at this location as the
development would be set down out of sight below the highway embankment. The same would
be true of views from any principal living rooms on the westerly aspect of the ground floor of
Greesncoe Lodge as it is located at even lower elevation and intervening garden vegetation and
hedges provide further screening. Potential views from the first floor are likely to be from less
sensitive secondary rooms and limited to the westerly aspect.

Whilst more elevated and

thereby possibly offering a chance of partial visibility of the development to begin with, in time
the on site and roadside embankment planting would mature to provide screening.

The

southern approach along the A595 is represented by the photograph for Viewpoint H and the
photograph at this location was chosen as representing the worst case scenario out of a total of
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4. The other three were taken at two locations above and further away from the site and one
lower and closer to the site, these are now attached for comparison as supplementary
photographs.

Hazard to trains including Sellafield nuclear trains
(3 households)
Barrow Borough Council consulted Network Rail and a response was received on 9 August
2012 which raised no objection in principle to the proposal. Various conditions were requested
including a 1.8m high trespass proof fencing along the railway boundary. Safety fencing is
already included in the proposal (see drawing no. 2289 02).

Nuisance to residents from noise, dust and lights from road, quarry, brick works and
railway
(3 households)
The applicants have already undertaken some market research and a number of people have
already expressed an interest in caravans on this site. As the caravans are set well below the
road and the brickworks junction at the foot of a wooded embankment and prevailing south
westerly winds nuisance from lights and dust arising from road traffic is very unlikely to occur.

Site too wet
(I household)
Rushes indicate that the far northern end of the site is quite wet therefore as drawing no. 2289
02 indicates caravans are not to be sited here and this area will be left as a landscape buffer.

Too close, noise and lights from site would affect the quiet community of Greenscoe
(2 households)
The nearest property in the upper part of Greenscoe would be 450m from the nearest point of
the proposed caravan site and the nearest property in lower Greenscoe 110m. Given this range
and existing disturbance generated by the lights and noise of traffic on the intervening A595;
screening described above and ability of LPA to apply conditions to control light and noise
pollution nuisance generated by the proposal is extremely unlikely.

Disturbance to the bird/wildlife
(1 household)
No evidence is submitted to substantiate this representation. The existing site as a paddock
grazed by two horses and mown grassland curtilage to existing buildings is already disturbed
and the grassland is of low species diversity. The proposal would in fact enrich wildlife value.
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As set out in the LVIA (page 5) there would be a net gain of: 1000m2 of semi-natural tree and
shrub cover and 260m of native mixed hedgerow providing rich habitat for fauna and improving
the continuity of an existing recognised wildlife corridor. Management of grassland would vary
with regularly cut grass around the immediate curtilage of the caravans and access road with
longer grass elsewhere cut once or twice a year to encourage species richness (LVIA page 4).
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Supplementary Photographs: Southern approach along A595
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PLANNING COMMITTEE
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INDEX
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App. No.

Address

Description

1

2012/0581 Beacon Point Caravan
Park, St Michaels Road,
Barrow in Furness

Change of use to allow the siting of two static
caravans

13

2011/0674 Cavendish Arms, Market
2011/0721 Place, Dalton in Furness

Planning Permission for the conversion of
public house into 4 no. self contained flats
with parking provision. Listed Building
Consent for the works associated with the
above.

36

2012/0547 Plot 4, Andrews Way,
Barrow in Furness

Construction of new police station (Outline all
matters reserved)

61

2012/0674 Former Kwik Save,
Holker Street,
Barrow in Furness

Application for a new planning permission to
replace an extant planning permission
B12/2009/1652 Alteration and conversion of
supermarket (A1) to community
surgery/health centre and pharmacy, (D1)
with associated pharmacy distribution and
storage.

70

2012/0649 36 Cavendish Street,
Barrow in Furness

Change of use from A2 office to A5 take
away and installation of extractor fan/ducting.

84

2012/0489 Park Knott Smallholding,
Dalton Road, Askam in
Furness

Change of use of land to siting of caravans
with private package treatment plant.
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