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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:

2012/0519

Mr Sam Miller
Barrow Abbey Road Ltd

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hindpool

Tim Corry

26/07/2012
STATUTORY DATE:
22/10/2012

LOCATION:
331 Rawlinson Street Barrow-in-Furness
PROPOSAL:
New shopfront, doors, windows and installation of an ATM machine.
SAVED POLICIES OF THE
FORMER LOCAL PLAN:
POLICY C1
All new and redeveloped retail facilities will be expected to:





achieve high design standards, taking into account the character of the surrounding
area and the requirement to maintain or enhance Conservation Areas and their
settings.
Where practicable, provide adequate access for people whose mobility is impaired;
Result in no loss of or detriment to: important areas of amenity open space;
interests of wildlife, landscape or nature conservation importance; or trees or
landmarks of importance to local character; and
Provide an acceptable level of car aprking in accordance with the Cumbria Parking
Guidelines, except in cases of redevelopment where present must at least be
maintained.

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.
1

PLANNING COMMITTEE
6th November 2012
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.
POLICY D21
In determining all planning applications submitted to it the local planning authority will
have regard to the general Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local
context and street pattern or the scale, height proportions and materials of surrounding
buildings and development which constitutes over development of the site by virtue of
scale, height or bulk will not be permitted, unless there is specific justification, such as
interests of sustainability, energy efficiency or crime prevention.
SUMMARY OF MAIN ISSUES:
Suitability of the shop front relationship between the proposed shop front, doors, windows
and ATM for servicing and customer accessibility.
Whether the quality of development has adequately taken advantages of the opportunities
presented by the site.
NON MATERIAL CONSIDERATIONS:
Competition between shops; the site already benefits from retail consent, and this
application is solely for the elevational changes.
REPRESENTATIONS:
Development advertised on site.
CONSULTATIONS:
Cumbria County Council Highways
OFFICERS REPORT:
331 Rawlinson Street is the former Hitchin’s site. This is a large single storey unit which
has been vacant for some time. It occupies an important position, in the context of the
local townscape. The site has an important role to play in developing a well-resolved
gateway for this key connection between the proposed Marina Village and the town centre.
It presents an extensive side elevation adjacent to the junction of Abbey Road with Holker
Street and Rawlinson Street. Alongside this northern elevation there is a series of parking
bays and a private access road leading to another parking area, which also provides rear
servicing for the post office building.
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The application has been accompanied by two related applications. One for the siting of
air-conditioning, condenser units and extractors to the Whitehead Street elevation have
been approved under delegated powers, whilst the second accompanying application for
advertisements is still being determined.
This proposal is for the installation of a new shop front, doors, windows and ATM relating
to the proposed tenancy of the store by a Tesco Express. It is anticipated that the store will
provide employment for 30 full-time and 15 part-time employees. The application also
highlights the area of parking to the north of the building as providing parking for the
development. Floor plans show that only the front portion of the unit is to be initially
occupied, as internal subdivision works, which are exempt from planning consent, have
already been carried out. The servicing arrangements remain as existing, using a
recessed area on the southern flank elevation, with service vehicles parking on the
highway.
The application should be considered in the context that planning legislation does not
place limitations on any retail use changing to another. In addition, due to the age of the
existing planning consent previous there is no restriction on the sale of any specific goods
from the site. Hence the application relates to the elevational changes only.
There are a number of potential consequential impacts that arise due to the trading
character of the food retail use now being proposed. However, these are of limited weight
as the proposal is restricted to the elevational changes only, rather than consent being
sought for a change of use to a food store.
Whereas the former Hitchen’s had an access straight out onto the existing parking area,
the internal sub-division that has occurred prevents this, with customers now only able to
use the front entrance. The door addressing the car parking area now relates to another
future use of as yet unknown character. Customers carrying shopping bags and potentially
managing children would have to exit onto Rawlinson Street and negotiate around the
corner, which has poor visibility, onto and across the service road that is shared with
vehicles moving to and from the Post Office.
Discussions have been held with the applicant’s agents to secure an improvement to this
situation. The initial response was to demark a `build out’ to the footway to create a more
defined junction, together with a revised location for the ATM along the service road. The
build out would assist in creating a notional crossing point between the store and the car
parking area. It also included a demarked walkway at the back of the parking spaces. The
form of the `build out’ was only proposed to be in surface paint and bollards which, I am
concerned, would not provide the robust environmental solution needed in helping to
manage access around this key junction. I am of the opinion that a raised kerb would be
desirable to enable pedestrians to achieve a line of sight along the service road, to create
the necessary demarcation between footway and carriageway, and to positively influence
a change in driver behaviour along the service road. Without the raised kerb at the junction
people wishing to just `nip in’ would ride onto the footway potentially creating conflict with
the free flow of pedestrian movement along the footway. The highways officer has verbally
agreed with this and will provide written confirmation in due course.
A weakness of the proposed scheme is that there has been no concession made in taking
the opportunity to improve the frontage of the store as it would be seen from Abbey Road.
Attempts have been made by officers to secure investment from the developer into a more
comprehensive design solution. It was felt that this would offer the opportunity to present
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the brand in a more coherent way that would acknowledge the importance of Rawlinson
Street as a regeneration corridor to the Barrow waterfront development by creating a
higher quality frontage. However, this must be balanced against the economic benefits of
the inward investment to reuse the building and the creation of some 45 jobs. Overall, I am
satisfied that subject to the suggested conditions, the proposal is acceptable.
RECOMMENDATION:
I recommend that Planning Permission is GRANTED, subject to the Standard Duration
Limit and the following conditions:
2. Notwithstanding the details shown on drawing (SK) 501 Revision A hereby approved,
prior to the first beneficial use of the shop front and ATM, a revised plan showing the build
out of the footway as a raised kerb construction and not a surface painted road graphic,
along with a programme for its implementation shall be submitted to and approved in
writing by the Planning Authority. The scheme shall be implemented in accordance with
the approved details.
Reason
In order to ensure a satisfactory standard of development.
3. Except where varied by condition 2 above, the development shall be carried out and
completed in all respects in accordance with the hereby approved plans and drawings
shown as 4025(SK)501 Rev A (as amended), 4025 (P)203 Rev B.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
4. Notwithstanding the position of shop front lighting shown in the plans hereby approved,
details of the design and type of lighting proposed shall be submitted to, and agreed in
writing by, the Planning Authority prior to the first beneficial use of the shop front and ATM.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
5. No floodlighting or other form of external lighting shall be installed unless it is in
accordance with details that have previously been submitted to and approved in writing by
the Planning Authority. Such details shall include location, height, type and direction of
light sources and intensity of illumination. Any lighting, which is so installed, shall not
thereafter be altered, other than for routine maintenance which does not change its details,
without the prior consent in writing of the Planning Authority.

4

PLANNING COMMITTEE
6th November 2012
Reason
To minimise light pollution in accordance with policy D63 of the Barrow Local Plan Review
1996-2006, and in order to protect the residential amenities of the area.
6. Any external lighting shall at all times be directed and shielded so as to minimise light
spillage outside of the application site, and shall not shine directly onto any adjacent
highways.
Reason
To minimise light pollution in accordance with policy D63 of the Barrow Local Plan Review
1996-2006, and in the interests of highway safety.
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 C1 and D63, and paragraph(s) 14 and19 of the NPPF.

5

6

7

8

9

