DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION

16th AUGUST 2016

Ladies and Gentlemen,
The applications within this report have been submitted for determination
under the Town and Country Planning Acts and associated legislation.
All applications within this report are “Delegated” to this Committee but can be
moved “Non-Delegated” by a Member of the Committee under the terms adopted for
the Scheme of Delegation approved by Council, 16th May, 1994. Any such motion
needs to be accepted by a majority of Members of the Committee present (Council,
8th August, 1995). All applications left as Delegated will be decided by the
Committee and will not be subject to confirmation by Council.
The application plan numbers also refer to files for the purposes of
background papers.

Jason Hipkiss
Planning Manager
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PLANNING COMMITTEE
16th August 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0418

Mr P Wilcock

WARD/PARISH:

CASE OFFICER:

Mr M Gadsden
M & P Gadsden Ltd
DATE RECEIVED:

Walney North

Maureen Smith
01229 876414

23/05/2016
STATUTORY DATE:
01/08/2016

LOCATION:
Vickerstown Institute, Central Drive Barrow-in-Furness
PROPOSAL:
Change of use at first floor level from A4 to C1. Proposal to include 9 en-suite rooms
and minor external alterations.
SAVED LOCAL PLAN
POLICIES:
POLICY G20
Applications to provide improved or additional good quality hotel/visitor accommodation or
new visitor attractions will be approved where:
a)

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

b)

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

c)

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

d)

They meet all the other Policy criteria of this Plan.

POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.28 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.
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Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.

SUMMARY OF MAIN ISSUES:
The acceptability of the proposals in principle and the impact on residential amenity and
the local highway network.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The development has been advertised on site and the owners/occupiers of 1,2, 5 Park
Lane Barrow and 27 Central Drive Barrow have been informed.
The Occupier, 1 Park Lane, Barrow-in-Furness
“I do not object to the planning application in general but I am interested in where all the
residents who will be using the facility intend to park their cars. We are already going to be
in short supply of parking spaces once the housing development is completed in Park
Lane and they take away the main parking area in this street, due to the off road parking
they are obtaining with these houses. Also the 6 parking spaces stated in the application
have already been allocated to the Institute itself as part of the plans for the development
to cater for visitors to the club to assist in the already minimal parking left to us residents
once the development is completed. I hope some consideration is paid to us long term
resident in this matter as we have already been short changed already with regards to not
been notified about the plans for the housing development.”
CONSULTATIONS:
Emergency Planning - Cumbria County Council
“Our response is the following:
Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. There are no objections to the
proposed development but it should be noted that the proposed development is situated
within the Detailed Emergency Planning Area of the site and in liaison with the site
operator and in liaison with the Office for Nuclear Regulation special arrangements are
made for residents/business premises in this area and particular attention is paid to
ensuring that people are aware of the appropriate action to take in the event of an incident
at the site. Accordingly I would be grateful if you could, in the event of the application
being approved, advise the applicant to liaise with this office to allow for further
discussion.”
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Office Nuclear Regulation
“Although ONR was not consulted (there may have been some IT issues at the time?), I
have taken on board the views of the emergency planners within Cumbria County Council,
which is responsible for the preparation of the AWE Barrow off-site emergency plan
required by the Radiation Emergency Preparedness and Public Information Regulations
(REPPIR) 2001. They have provided adequate assurance that the proposed development
can be accommodated within their off-site emergency planning arrangements.
The proposed development does not present a significant external hazard to the safety of
the nuclear site.
Therefore, ONR does not advise against this development.”
Building Control Manager
“Building regulation approval required.”
Environmental Health Officer
“Thank you for the above consultation. We have no further comment to make on this
application.”
Cumbria Highways (email of 06.07.16)
“My colleague is looking at this application in detail and will provide a full response in due
course but a certain aspect has been raised to my attention and I wish to bring this up
without delay.
The highway authority objects to this application. There is an existing problem of on street
parking at this location. The proposed car parking within the development site should
reflect the Use Class in order to fully encompass the parking, removing any potential for
vehicles to be parked outside the development site on the county highway, to the
detrimental of road safety and the free flow of traffic. Any deviation from the CCC ‘Parking
Guidelines in Cumbria’ should be sufficiently justified to the satisfaction of the HA. We
request further information to demonstrate that this is the case.
The applicant must not rely on on-street car parking to support or compliment their car
parking provision.
The application seems to be double counting the 6 car parking spaces which are to be
provided in the adjacent development (B07/2015/0293), these spaces were to be provided
for the existing use of the Vickerstown Institute, any increased use must provide further off
street car parking spaces.”
Cumbria Highways (e-mail of 11.07.16)
“In addition to the points raised by my colleague, Colin Parkes, in his email of 6th June
2016, regarding the parking of vehicles at the site, the Highway Authority would expect to
see the red line on the plan drawn around the whole site including the land that is available
for parking so that appropriate conditions can be attached if necessary.
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The Highway Authority’s is therefore of the view that inadequate information has been
submitted to satisfy the Local Planning Authority that the proposal is acceptable in terms
of;
a)
b)
c)

Access
Visibility splays
Off-street parking

To support Local Transport Plan Policy: LD&, LD8”
Cumbria Highways e-mail of 20.07.16
Based on the information provided the use of the premises is proposed to decrease
therefore we remove our objection on the grounds of car parking.
There is an existing problem of on street parking at this location therefore we would
recommend that the proposed development should take any opportunities available for
improving the character and quality of the area and the way it functions in terms of car
parking.
The application still seems to be double counting the 6 car parking spaces which are to be
provided in the adjacent development (B07/2015/0293), these spaces were to be provided
for the existing use of the Vickerstown Institute.

OFFICERS REPORT:
1.SITE AND LOCALITY
1.1 This application relates to the Vickerstown Institute on the corner of Central Drive and
Park Lane. The property occupies a prominent and elevated position set back slightly from
the Central Drive frontage facing onto Vickerstown Park. The land to the rear (south) was
previously occupied as a bowling green but is now under construction as a housing
development and the church yard of St Marys Church is to the east. A terrace of traditional
dwellings fronts onto Park Lane to the west and the area is predominantly residential in
character.
1.2 The

Institute officially opened in 1917 as a club house with a bowling green and area for
allotments. The site was separated in 2010 due to financial difficulties, with the land to the
south being sold off and which is currently being developed for housing.
2.PROPOSAL DETAILS
2.1 The

proposal concerns conversion of the first floor into 9 en-suite double hotel rooms
and a porter’s room with sleeping facilities is proposed on the ground floor. External
alterations include replacing the remaining timber windows with PVC frames and a small
extension to the existing decked area to the eastern side elevation so that it will be in line
with the front building line.
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3.RELEVANT HISTORY
3.1 2015/293-Construction

of 10 dwellings-approved 24.7.2015

4.RELEVANT POLICIES AND GUIDANCE
Policy G20 seeks to support the provision of additional good quality hotel/visitor
accommodation and Policy D21 sets out a General Design code for all new development.
4.1

The NPPF seeks to encourage good design and requires development that is
sustainable to be approved without delay. There are three dimensions to sustainable
development: economic, social and environmental. The proposal meets the economic role
by supporting growth and the diversity of the business. It meets the social role by providing
accommodation to meet current needs in the area and it meets the environmental role by
concentrating development on a brownfield site.
4.2

5.PLANNING ISSUES
Principle of the development
Many public houses have first floor letting rooms and the nearby King Alfred Hotel has
recently undergone a similar change. Stand-alone drinking establishments are becoming
the exception as owners seek to diversify and there has been a marked increase for
demand in bed-spaces in the town in recent years as a result of the BAE developments.
The proposed use can be seen as a typical ancillary use to a public house and is
considered acceptable in principle.
5.1

Design
The property is not listed nor in a conservation area and many of the windows have
already changed to PVC. In this instance, there is no objection to the change or the
provision of the additional windows to the rear elevation.
The decking is already in existence and the modest change involves extending it towards
the front building line and a slight re-alignment at the rear to take account of the proposed
car parking. It is on the side of the pub facing the graveyard (east) and is not considered to
be an issue in terms of residential or visual amenity being screened by topography and
fencing. Any residents of the housing to the rear will be aware of the presence of the public
house and it is not considered that the decked area will affect amenity sufficiently, given
the context, to be a reason for refusal in its own right.
5.2

5.3 Residential

amenity
The property currently operates as a public house and has in the past been a members
club including a bowling green bars, games room,and function space. It is not considered
that the use of the first floor as letting bedrooms will have an adverse impact upon
residential amenity. It is likely that the proposed use will have less of an impact on local
residents than the authorised use or a use permitted under the Use Classes Order (A1,
A2, A3 or B1).
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Car Parking and highways
The Highway Authority initially raised objections to the proposal. The Planning Authority
has a duty under the NPPF to act positively and proactively to try and resolve any issues
and a transport assessment was prepared by the applicant’s agent and has been
forwarded to the Highway Authority for consideration. The initial comments from the
Highway Authority are a little puzzling since the access road and visibility splay were
5.4

approved as part of the adjacent housing consent to which they were involved at preapplication and application stage and supported the application.
In considering this application the Planning Authority has to consider the existing use of
the premises: as a public house there is nothing to stop the applicant using the first floor
premises for functions and historically this has been the case. It has most recently been
used for table-tennis which could attract visiting teams and any use of the upper floor will
have a parking demand. A variety of other permitted uses are likely to have far more
parking demand and late night comings and goings than the proposed 9 letting bedrooms.
5.5

5.6 Members will recall that previously the Institute had a large function room to the rear
and a bowling green, all without dedicated car parking but which generated significant
vehicle movements when events, matches and functions took place. The current proposal
will benefit from 6 spaces, shared with the ground floor use, which is an improvement on
the long-standing situation. The site is in an accessible location, within 20 mins walk of the
town centre and there is good access to public transport, with bus stops being outside the
site on Central Drive. The letting facilities are aimed at BAE staff and so would be easily
accessible on foot.

In the circumstances, I do not feel that a reason for refusal on highway grounds could
be substantiated at appeal; the Inspector would refer to the “fallback position” of using the
space for functions or additional drinking/food and drink space. There is also a permitted
change to A1, A2, A3 and B1 uses, all of which would generate more car parking demand
than the current proposal but which the planning authority would have no control over. The
Highways Authority have now amended their comments to withdraw their initial objection.
5.7

6.CONCLUSION
On balance, the proposals are considered to be acceptable in this location and to meet
the aims of the NPPF in terms of sustainable development. Whilst there will be a demand
for car parking, this would be the case with any use of the upper floors and I do not feel
that a reason for refusal on parking grounds could be substantiated at appeal given the
“fall-back” position.
6.1

RECOMMENDATION:
I recommend that planning permission is GRANTED subject to the standard duration time
limit and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as;
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16037_PL01/01 Rev A, 02, 03, 04 Rev A, 05 Rev A, 06, 07 Rev A, 08 Rev B, 09 Rev B
and defined by this permission, and notwithstanding the provisions of the Town & Country
Planning (General Permitted Development) Order 2015 (or any Order revoking or reenacting that Order with or without modification), there shall be no variation without the
prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. All new and replacement windows shall match the existing frames in the building in
terms of design and detailing and shall thereafter be so maintained.
Reason
In the interests of the appearance of the development
Informative
1. The proposed development is situated within the Detailed Emergency Planning Area of
the site and in liaison with the site operator and in liaison with the Office for Nuclear
Regulation special arrangements are made for residents/business premises in this area
and particular attention is paid to ensuring that people are aware of the appropriate action
to take in the event of an incident at the site. The applicant is advised to liaise with the
Emergency Planning Office at Cumbria County Council to allow for further discussion.
NPPF Decision notice requirement
The Local Planning Authority has acted positively and proactively in determining this
application by assessing the proposal against all material considerations, including
planning policies and any representations that may have been received, and subsequently
determining to grant planning permission in accordance with the presumption in favour of
sustainable development where possible, as set out within the National Planning Policy
Framework. Discussions have taken place with the agent to clarify the extent of the
external alterations and to more fully understand the likely car parking demand.

Page 8 of 164

Amendment 08/07/16
CENTR

AL DRIV

E

up

up

Existing
covered area
Max 1.8

m high

screen

ing

PROPOSED
DECKED AREA

Notes.

Line of existing
decked area
up

This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©
Rev. Date.
A
06/07/16

Notes.
Decking

Init.
KF

Client/Project.

eening

PARK LANE

Max 1.8m high scr

Existing covered
area

P Wilcock
Proposed Hotel
Vickerstown Institute
Central Drive, Walney
Drawing Title.

Proposed Site Plan
NEW ESTATE ROAD

6 CAR PARKING
SPACES FOR
CUSTOMER USE
(LEGAL AGREEMENT
PENDING)

Status.

Planning Stage

Date.

Drawn.

20/05/16
Drawing No.

Scale.

1:200 - A3

KF

16037_PL01/01

Revision.

A

Consulting Engineers Ltd

Page 9 of 164

Unit 20
Meetings Industrial Estate
Park Road
Barrow-in-Furness
Cumbria
LA14 4TL

Tel: 01229 813333
Web: www.mandpgadsdenconsulting.co.uk
E-mail: mike@mpg-consulting.co.uk
mark@mpg-consulting.co.uk

Page 10 of 164

Page 11 of 164

Page 12 of 164

Page 13 of 164

0

Amendment 08/07/16

1

2

3

4

5

10

Slate roof finish

Existing single
glazed, timber
framed window

Existing uPVC
windows

Existing single
glazed, timber
framed window

SVP

RWP
RWP
F.F.L
Existing
covered area

Existing Sign

SVP

Existing
screening

G.F.L

Existing Front Elevation
Scale 1:100 @ A3

White uPVC windows
(no change)

White uPVC windows
(no change)

Slate roof finish

Notes.
This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©
Rev. Date.
A
06/07/16

Notes.
Note changes, windows

Init.
KF

Client/Project.

P Wilcock
Proposed Hotel
Vickerstown Institute
Central Drive, Walney
Drawing Title.

RWP

Existing Front + Rear Elevation

RWP

Status.
Date.

Planning Stage
Drawn.

F.F.L Existing 20/05/16
OB
covered
area
Drawing No.
16037_PL01/04

Scale.

1:100 - A3
Revision.

A

RWP

Consulting Engineers Ltd
G.F.L
Existing Rear Elevation
Scale 1:100 @ A3

Page 14 of 164

Unit 20
Meetings Industrial Estate
Park Road
Barrow-in-Furness
Cumbria
LA14 4TL

Tel: 01229 813333
Web: www.mandpgadsdenconsulting.co.uk
E-mail: mike@mpg-consulting.co.uk
mark@mpg-consulting.co.uk

0

1

Amendment 08/07/16
2

3

4

5

10

Slate roof finish

Existing single
glazed, timber
framed window

Existing
uPVC window
Existing
uPVC window

F.F.L
Existing
Sign

G.F.L

Existing Side (West) Elevation Scale 1:100 @ A3

Notes.
This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©

Slate roof finish

Rev. Date.
A
06/07/16

Notes.
Note changes, windows

Init.
KF

Client/Project.

P Wilcock
Proposed Hotel
Vickerstown Institute
Central Drive, Walney
Drawing Title.

Existing Side Elevations

RWP

Status.

Existing
covered area

VICKERSTOWN
Existing
covered area

RWP

Scale.

OB

1:100 - A3

16037_PL01/05

Revision.

A

Consulting Engineers Ltd
Existing
screening

Existing Side (East) Elevation Scale 1:100 @ A3

Drawn.

20/05/16
Drawing No.

Existing Sign

Existing
screening

Planning Stage

Date.

Page 15 of 164

Unit 20
Meetings Industrial Estate
Park Road
Barrow-in-Furness
Cumbria
LA14 4TL

Tel: 01229 813333
Web: www.mandpgadsdenconsulting.co.uk
E-mail: mike@mpg-consulting.co.uk
mark@mpg-consulting.co.uk

Amendment 08/07/16

Slate roof finish

Proposed
replacement
uPVC windows

Existing uPVC
windows

Proposed
replacement
uPVC windows

SVP

RWP
RWP
F.F.L
Existing
covered area

Existing Sign

SVP

G.F.L
570

1800

Proposed
Screening

White uPVC windows
(no change)

White uPVC windows
(no change)

Proposed Front Elevation
Scale 1:100 @ A3

Notes.
This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©

Slate roof finish

Rev. Date.
A
03/06/16
B
06/07/16

Notes.
Notes re signage as per planning
Note changes, windows, decking

Init.
KF
KF

Client/Project.

P Wilcock
Proposed Hotel
Vickerstown Institute
Central Drive, Walney
Proposed new
uPVC window

Drawing Title.

Proposed Front + Rear Elevation

RWP
Status.

RWP

Planning Stage

Date.

F.F.L
Existing
covered area

Drawn.

20/05/16
Drawing No.

Scale.

OB

1:100 - A3

16037_PL01/08

Revision.

B

RWP

Consulting Engineers Ltd
G.F.L
Proposed Rear Elevation
Scale 1:100 @ A3

Page 16 of 164

Unit 20
Meetings Industrial Estate
Park Road
Barrow-in-Furness
Cumbria
LA14 4TL

Tel: 01229 813333
Web: www.mandpgadsdenconsulting.co.uk
E-mail: mike@mpg-consulting.co.uk
mark@mpg-consulting.co.uk

Amendment 08/07/16
0

1

2

3

4

5

10

Proposed
replacement
uPVC window

Existing
uPVC window
Existing
uPVC window

F.F.L
Existing
Sign
Existing
uPVC window

G.F.L

Proposed Side (West) Elevation Scale 1:100 @ A3
Notes.
This drawing is protected by copyright and must not be copied or
reproduced without the written consent of M&P Gadsden Consulting
Engineers Ltd. No dimensions are to be scaled from this drawing. All
dimensions and sizes to be checked on site. ©

Slate roof finish

Rev. Date.
A
A

Notes.

03/06/16
06/07/16

Notes re signage as per planning
Note changes, windows

Init.
KF

KF

Client/Project.

P Wilcock
Proposed Hotel
Vickerstown Institute
Central Drive, Walney
Drawing Title.

Proposed Side Elevations
Proposed
replacement
uPVC windows

Existing
covered area

Proposed
replacement uPVC
windows

VICKERSTOWN
Existing
covered area

Status.

Planning Stage

Date.

Drawn.

17/05/16

F.F.L

Drawing No.

Existing Sign

Scale.

OB

1:100 - A3

16037_PL01/09

Revision.

B

250

Consulting Engineers Ltd
570

G.F.L

Proposed Side (East) Elevation Scale 1:100 @ A3

Page 17 of 164

Unit 20
Meetings Industrial Estate
Park Road
Barrow-in-Furness
Cumbria
LA14 4TL

Tel: 01229 813333
Web: www.mandpgadsdenconsulting.co.uk
E-mail: mike@mpg-consulting.co.uk
mark@mpg-consulting.co.uk

PLANNING COMMITTEE
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0353

Ms Gemma Wren

WARD/PARISH:

CASE OFFICER:

Mr Ian Palmer
Ian Palmer Archiects
DATE RECEIVED:

Dalton North Askam and
Ireleth Parish Council

Maureen Smith
01229 876414

03/05/2016
STATUTORY DATE:
27/07/2016

LOCATION:
Roanhead Car Park, Hawthwaite Lane Barrow-in-Furness
PROPOSAL:
Replacement National Trust kiosk situated at the Reserves car park.
SAVED LOCAL PLAN
POLICIES:
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 D2
Development harmful to the distinctive character of designated County Landscapes, as
indicated in the Proposals Maps, will not be permitted. Development justified on grounds
of need that cannot be located elsewhere will be permitted provided that it is sited to
minimise environmental impacts and meets high standards of design.
POLICY D9
Proposals for development or land use which may affect a European site, a proposed site
or a Ramsar site will be subject to the most rigorous examination. Development or land
use change not directly connected with or necessary to the management of the site, that is
likely to have significant adverse effects on the site (either individually or in combination
with other plans or projects), and which would affect the integrity of the site will not be
permitted unless the authority is satisfied that:
1

There is no alternative solution; and

2

There are imperative reasons of overriding public interest for the development or
land use change.
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POLICY D10
Proposals for development or land use changes affecting nationally important nature
conservation interests will be subject to special scrutiny. Where development may have a
significant adverse effect on the nature conservation interest or integrity of an SSSI it will
not be permitted unless the need for development outweighs both the value of the site
itself and considerations of the national policy to safeguard the intrinsic nature
conservation value of the national network of such sites. In the National Nature Reserve
and Foulney Island Bird Sanctuary particular regard will be paid to the individual site's
importance.
In exceptional circumstances where development is permitted the council will use planning
conditions and obligations to ensure the protection and enhancement of the site’s nature
conservation interest.
POLICY D11
Development and land use changes which may have a significant adverse effect on an
interest of local importance (i.e. Proposed and Statutory Local Nature Reserves and
Regionally Important Geological/Geomorphological Sites and the Wildlife Sites set out in
Para. 5.3.16) will not be approved unless the need for the development clearly outweighs
the nature conservation value of the site.
POLICY D13
Proposals for developments or land use changes which adversely affect, direct or
indirectly, the integrity of wildlife and landscape features such as hedgerows, ponds,
woodland or continuity of the Wildlife Corridors will only be approved if the development
cannot be accommodated elsewhere and the need for the development clearly outweighs
the need to retain that particular section of the wildlife network. Where the development
will result in the loss of trees or woodland or other wildlife features, the Authority will
require the developer to submit a detailed landscaping scheme with the planning
application, which must be completed as part of the development, and which must provide
for the replacement of trees or other wildlife features lost as a result of the development.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
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Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
SUMMARY OF MAIN ISSUES:
The remodelling of the car park is to improve visitor experience for this well used local
amenity.
NON MATERIAL CONSIDERATIONS:
Policing of illegal parking on the access road and issues to do with the car park since this
has already been approved.
REPRESENTATIONS:
The Development has been advertised on site and the owners/occupiers of 1,2,3,4 & 5
Sandscale Cottages Hawthwaite Lane and Shorecrest, Sandscale Cottages, Hawthwaite
Lane have been informed.
The Occupier, 4 Sandscale Cottages, Hawthwaite Lane, Barrow-in-Furness
“I am not happy about the plans for the replacement ice cream hut at Sandscale Haws.
Sandscale Haws is a National Nature Reserve and as such has no connection with the
iron and steel industry of Barrow-in-Furness. The concept of this planned hut seems out
of place here. It will also be visually obstructive.
The original ice cream hut which was damaged by arson is reputed to be the former wage
collection hut for the local miners. For many years the National Trust insisted that the
appearance of the hut must be maintained i.e. in wood and painted green to harmonise its
surroundings. Following the arson attack it makes sense to have a metal structurefireproof but a structure similar to the National trust Offices at Sandscale with a wooden
cladding would maintain the original concept while observing safety concerns.”
The Occupiers, 5 Sandscale Cottages, Hawthwaite Lane, Barrow-in-Furness
“Looking at the supporting documentation one of the aims is to make the reserve a third
place where people participate willingly in nurturing and growing the attraction. Does this
mean getting more people in at the expense of abiding by the law? When consultation
with local National Trust representatives took place we were informed that the road down
to Roanhead would be policed to ensure that illegal parking was stopped.
We were also informed that there would be two design options, one being more traditional.
Residents voiced preference for a more traditional design. As this has been ignored how
many other points may not come to fruition e.g policing the road, more bins, cctv?
Our main concern as residents now is that policing of the road will not occur.
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Would proposed car park charging prevent illegal on road parking where there are double
yellow lines or could there be more illegal parking which if unpoliced increases a safety
risk to both residents and visitors?
There are times when it is difficult to get a family car down the road. Recently cars were
parked on both sides of the narrow lane and filling the few passing points. What happens
if either the fire brigade or ambulance are required to get down to a residence or resident
or more likely to a fire on the reserve or an accident on the beach perhaps involving a
child. Does somebody have to die before the National Trust/Local Authority regularly
police illegal parking.
We were once informed that there was no budget for weekend working for traffic wardens;
the wages could be paid ten fold by the number of parking tickets that could be issued on
busy days.
We are all for improving the site and accommodating a more modern design hut to appeal
to all people but not at the expense of safety versus income and hope that both the
National Trust and Local Authority pay heed to this.”
The Occupier, 89 Thwaite Flat, Barrow-in-Furness
“Although initially very supportive of this proposed development of the Car Parking area I
have had a change of mind and am very disappointed to see that the National Trust are
planning to levy charges for car parking. This was not made clear at the public
consultation held in October last.
The National Trust are a very successful charity and I question their need to recoup the
costs of refurbishment by charging users to park vehicles.
For many visitors the only way to access this beach is by visiting Roanhead by car.The
site is not served by any public transport.
Parking has always been FOC and is much used by dogwalkers,fishermen,families,school
groups etc and has been for many decades.Please refuse this application until the NT
withdraw proposals to make this a Pay and Display car park.
Visitors coming by car need a simple parking area and many I have asked can see no
benefit to the proposed revamp.(other than reinstatement of the ice cream kiosk) of this
much used public facility It has served users in its present state for many years.”
CONSULTATIONS:
Askam & Ireleth Parish Council
“This application was viewed and discussed last night (14/6/2016) at the parish council
meeting. There were no comments or issues from the floor. The parish council would like
to comment that they fully support this application and think it will improve and be a great
asset to the area and enhance the visitor's experience. The parish council believe the
National Trust do a wonderful job in protecting and taking care of this fantastic area and
are pleased they are willing to invest at Roanhead. “
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Comments from Natural England 24/06/16
Thank you for your consultation on the above dated 06 June 2016 which was received by
Natural England on 06 June 2016.
Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development. The
advice in this letter is to assist your authority when considering the application against
relevant environmental legislation including:
The Conservation of Habitats and Species Regulations 2010 (as amended)
The Wildlife and Countryside Act 1981 (as amended)
Town and Country Planning (Development Management Procedure) (England) Order
2010 (as amended)
Internationally and nationally designated sites
The application site is immediately adjacent to the following European designated sites
(also commonly referred to as Natura 2000 sites) and therefore has the potential to affect
the interest features of those sites. European sites are afforded protection under the
Conservation of Habitats and Species Regulations 2010, as amended (the ‘Habitats
Regulations’). The application site is within the stated distance of the following European
sites:
• Morecambe Bay Special Area of Conservation (SAC)
• Morecambe Bay & Duddon Estuary potential Special Protection Area (pSPA)
The following site is also listed as a RAMSAR site1:
• Duddon Estuary
The application site is also immediately adjacent to the following site which is also notified
at a national level as Site of Special Scientific Interest (SSSI);
• Duddon Estuary
Please see the subsequent sections of this letter for our advice relating to SSSI features.
In considering the European site interest, Natural England advises that you, as a
competent authority under the provisions of the Habitats Regulations, should have regard
for any potential impacts that a plan or project may have2. The Conservation objectives
for each European site explain how the site should be restored and/or maintained and
may be helpful in assessing what, if any, potential impacts a plan or project may have.
Further information required
The consultation documents provided by your authority do not include information to
demonstrate that the requirements of Regulations 61 and 62 of the Habitats Regulations
have been considered by your authority, i.e. the consultation does not include a Habitats
Regulations Assessment.
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In advising your authority on the requirements relating to Habitats Regulations
Assessment, it is Natural England’s advice that the proposal is not necessary for the
management of the European site. Your authority should therefore determine whether the
proposal is likely to have a significant effect on any European site, proceeding to the
Appropriate Assessment stage where significant effects cannot be ruled out. Natural
England advises that there is currently not enough information to determine whether the
likelihood of significant effects can be ruled out. Due to the immediate proximity of the
pSPA/SAC/SSSI/RAMSAR sites, we recommend you obtain the following information to
help undertake a Habitats Regulations Assessment:
• The supplied method statement should be revised to include details of how the
proposed work is to be undertaken and how the adjacent sites will be protected.
This should set out a variety of control measures for managing the potential
environmental effects of construction works on the designated sites, including
control and management of noise, dust, surface water runoff, waste and pollution
control.
• The application form refers to a Package Treatment Plant (PTP) for dealing with
foul water, and the building plans incorporate facilities for hot water and coffee, but
there are no details of plumbing in or drainage out of the facility or the location of
the PTP. Natural England recommends the connection of foul sewerage to the
mains sewer, however if this is not possible, then we advise that the Package
Treatment Plant must conform to Environment Agency requirements and discharge
consent be obtained. Environmental permitting guidance can be found here.
SSSI – Further information required
Our concerns regarding the potential impacts upon the SSSI coincide with our
concerns regarding the potential impacts upon the Morecambe Bay & Duddon
Estuary pSPA/RAMSAR and Morecambe Bay SAC sites and are detailed above.
Should the application change, or if the applicant submits further information relating to
the impact of this proposal on the SSSI, Natural England will be happy to consider it.
If your Authority is minded to grant consent for this application contrary to the advice
relating to the
SSSI contained in this letter, 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.
Protected species
We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received
from Natural England following consultation.
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The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence is
needed (which is the developer’s responsibility) or may be granted.
If you have any specific questions on aspects that are not covered by our Standing Advice
for European Protected Species or have difficulty in applying it to this application please
contact us with details at consultations@naturalengland.org.uk
We would be happy to comment further should the need arise but if in the meantime you
have any queries please do not hesitate to contact us.
For any queries relating to the specific advice in this letter only please contact Colette
Fardal on 0208 225 7301. For any new consultations, or to provide further information on
this consultation please send your correspondences to
consultations@naturalengland.org.uk.
Comments from Natural England 18/07/16
“Thank you for your consultation on the above dated 11 July 2016 which was received by
Natural England on the same date.
Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development.
The Wildlife and Countryside Act 1981 (as amended)
The Conservation of Habitats and Species Regulations 2010 (as amended)
Natural England’s comments in relation to this application are provided in the following
sections.
Statutory nature conservation sites – no objection
Natural England has assessed this application using the Impact Risk Zones data (IRZs).
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 Duddon Estuary SAC & Ramsar and Morecombe Bay SAC has
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 objectives.1
In addition, Natural England is satisfied that the proposed development being carried out
in strict accordance with the details of the application, as submitted, will not damage or
destroy the interest features for which the Duddon Estuary SSSI has been notified. We
therefore advise your authority that this SSSI does not represent a constraint in
determining this application. Should the details of this application change, Natural England
draws your attention to Section 28(I) of the Wildlife and Countryside Act 1981 (as
amended), requiring your authority to re-consult Natural England.
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Protected species
We have not assessed this application and associated documents for impacts on
protected species.
Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received
from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence is
needed (which is the developer’s responsibility) or may be granted.
If you have any specific questions on aspects that are not covered by our Standing Advice
for European Protected Species or have difficulty in applying it to this application please
contact us with details at consultations@naturalengland.org.uk
Local sites
If the proposal site is on or adjacent to a local site, e.g. Local Wildlife Site, Regionally
Important Geological/Geomorphological Site (RIGS) or Local Nature Reserve (LNR) the
authority should ensure it has sufficient information to fully understand the impact of the
proposal on the local site before it determines the application.
Biodiversity enhancements
This application may provide opportunities to incorporate features into the design which
are beneficial to wildlife, such as the incorporation of roosting opportunities for bats or the
installation of bird nest boxes. The authority should consider securing measures to
enhance the biodiversity of the site from the applicant, if it is minded to grant permission
for this application. This is in accordance with Paragraph 118 of the National Planning
Policy Framework. Additionally, we would draw your attention to Section 40 of the Natural
Environment and Rural Communities Act (2006) which states that ‘Every public authority
must, in exercising its functions, have regard, so far as is consistent with the proper
exercise of those functions, to the purpose of conserving biodiversity’. Section 40(3) of the
same Act also states that ‘conserving biodiversity includes, in relation to a living organism
or type of habitat, restoring or enhancing a population or habitat’.
Landscape enhancements
This application may provide opportunities to enhance the character and local
distinctiveness of the surrounding natural and built environment; use natural resources
more sustainably; and bring benefits for the local community, for example through green
space provision and access to and contact with nature. Landscape characterisation and
townscape assessments, and associated sensitivity and capacity assessments provide
tools for planners and developers to consider new development and ensure that it makes
a positive contribution in terms of design, form and location, to the character and functions
of the landscape and avoids any unacceptable impacts.
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Sites of Special Scientific Interest Impact Risk Zones
The Town and Country Planning (Development Management Procedure) (England) Order
2015, which came into force on 15 April 2015, has removed the requirement to consult
Natural England on notified consultation zones within 2 km of a Site of Special Scientific
Interest (Schedule 5, v (ii) of the 2010 DMPO). The requirement to consult Natural
England on “Development in or likely to affect a Site of Special Scientific Interest” remains
in place (Schedule 4, w). Natural England’s SSSI Impact Risk Zones are a GIS dataset
designed to be used during the planning application validation process to help local
planning authorities decide when to consult Natural England on developments likely to
affect a SSSI. The dataset and user guidance can be accessed from the gov.uk website.
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 regarding this letter, for new consultations, or to provide further
information on this consultation please send your correspondences to
consultations@naturalengland.org.uk.”
Comments from Natural England 19/07/16 (following receipt of addendum statement)
“Thank you for your letter dated 11th July 2016 in response to my request for further
information.
th
I have reviewed the addendum dated 11 July 2016 and can confirm that Natural England
is satisfied that the proposal will not have any adverse effect on the adjacent protected
sites and features for the following reasons;

•

The scope of this proposal is very limited, involving the installation of a
prefabricated hut to a concrete slab and services already approved under a separate
application.

•

Foul water will be minimal and therefore collected in a portable unit and disposed of
off-site by the National Trust, and there will be no additional surface water run-off from the
addition of this hut to the existing concrete slab.

•

The construction works will be contained within the car park area (as per the
Construction Method Statement).
Natural England therefore has no objection or further issues in relation to this scheme.”

OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 This application relates to the Sandscale Haws car park which is located to the south of
Hawthwaite Lane, off Park Road adjacent to the sandy estuary of the River Duddon. The
site occupies an isolated rural location at the end of a narrow road. To the south of the car
park is a terrace of five dwellings and there is a block of public conveniences east of
these, serving visitors to the nature reserve.
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1.2 The nature reserve is to the north and west of the car park. The current car park is in a
poor condition, informally arranged and with a series of large potholes which are prone to
flooding and Members will recall that planning consent was granted in February of this
year for its refurbishment and resurfacing.

Sandscale Haws has been described by Natural England as the “jewel in the crown” of
the area’s world class natural heritage. It is not only a National Nature Reserve, but also
part of the Duddon estuary Ramsar site, Special protection Area and special Area of
conservation. In addition, it is an SSSI.
1.3

2. PROPOSAL DETAILS
The current application relates to the siting of a replacement kiosk only since works to
the car park have already been approved.
2.1

2.2 The existing kiosk is sited immediately in front of the Sandscale Cottages. This is to be
removed as part of the refurbishment works and a replacement kiosk sited on a decked
area in the north- west corner of the site.

The design concept uses a fisherman’s hut as a starting point, but with sloping gable
walls to give the impression of the structure gently leaning into the wind. The building is to
be viewed as a piece of art within the landscape and is to be constructed of weathering
steel referencing Barrow’s heritage. The footprint is 6.12m by 4m with a height to ridge of
3.6m.Sliding doors are shown to the front elevation with laser cut lettering welded to the
eaves for signage (although not part of this application).

2.3

3. RELEVANT HISTORY
2015/720-Improvements to existing car park and related facilities including the
refurbishment of the existing car park drainage and surfacing with an increased number of
spaces. Approved 11.2.2016

3.1

4. RELEVANT POLICIES AND GUIDANCE
4.1 In terms of policy the following are relevant:
Policy D1-development will only be permitted in the countryside only where there is a
demonstrable need that cannot be met elsewhere. The kiosk is a replacement of an
existing facility and serves visitors to the nature reserve.
Policy D2-The proposal is not considered to be damaging to the distinctive character of
designated County Landscapes.
Policy D9-the development does not have significant adverse affects on the protected
sites.
Policy D10-the development is not considered to have a significant adverse effect on the
nature conservation interest or integrity of the SSSI .
Policy D11-the development is not considered to have a significant adverse effect on an
interest of local importance.
Policy D13-the proposal is not felt to affect directly or indirectly the integrity of wildlife and
landscape features.
Policy D21-sets out a General Design Code by which all applications should be
considered.
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4.2 The NPPF seeks to encourage good design and requires development that is
sustainable to be approved without delay.

5. PLANNING ISSUES
The re-siting of the kiosk brings improvements in terms of residential amenity since the
new kiosk no longer interrupts the sight-lines of residents of Sandscale Cottages. The car
park sits within a dune landscape and is naturally screened from most views; the land to
the south rises steeply and tree cover and land form provide further screening. The visual
appearance of the car park should be greatly improved, helping to encourage visitors.
5.1

5.2 Whilst some residents have expressed concerns about the design, the existing timber
kiosk has been subject to vandalism and arson attacks and the weathering steel should
provide a more robust finish in this isolated location. The building is modelled on a fishing
hut which would not look out of place in this location and the sloping sides suggest the
structure leaning into the wind. The structure will appear quite sculptural in the landscape
and whilst it is accepted that the design could appear a little quirky, design issues are
always subjective and it is not considered reasonable to insist on a timber finish.
Government advice in the NPPF seeks to encourage good design although Paragraph 60
of the NPPF states that “Planning policies and decisions should not attempt to impose
architectural styles or particular tastes and they should not stifle innovation, originality or
initiative through unsubstantiated requirements to conform to certain development forms
or styles.”
5.3 Issues raised by representations regarding the car park becoming pay and display or
illegal car parking on the access road are not material planning considerations to this
application.
5.4 Additional information was requested by Natural England and this has been provided in
the form of an addendum statement. Natural England have now confirmed in their further
comments dated 19.07.16 that they are happy with the proposals.

6. CONCLUSION
The proposal brings welcome improvements to the existing car park and is not
considered to have a detrimental impact on the adjacent SSSI or protected sites or any
protected species subject to the management regime set out in the supporting information
being adopted.
6.1

The proposal is modest in scale and is welcomed in improving the facilities at the car
park and enhancing the visitor experience. The existing kiosk is in a poor state of repair
and its re-siting further from the dwellings should improve residential amenity and bring
visual enhancements.
6.2
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RECOMMENDATION:
I recommend that Planning permission is GRANTED subject to the Standard Duration
Limit and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as;
PR1-IPA-Z1-00-SK-A-000001,5, 10 & 11,
IT(14)045_(9-)L003PB, L002PD,L005PA,L006P
Construction Method Statement received on 13th May 2016,
Addendum statement reference 08.07.16 P150723(REP)004_P01
Email from agent dated 7.7.16 relating to construction and materials;
and defined by this permission, and notwithstanding the provisions of the Town & Country
Planning (General Permitted Development) Order 2015 (or any Order revoking or reenacting that Order with or without modification), there shall be no variation without the
prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

_______________________________________________________________________

Page 29 of 164

Page 30 of 164

Page 31 of 164

Page 32 of 164

Page 33 of 164

Page 34 of 164

Page 35 of 164

Page 36 of 164

Page 37 of 164

Page 38 of 164

PLANNING COMMITTEE
16th August 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0432

Mr K Keith

Mr K Minnican

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Dalton North Askam and
Ireleth Parish Council

Jennifer Dickinson
01229 876375

27/05/2016
STATUTORY DATE:
31/07/2016

LOCATION:
15, Avocet Crescent, Askam-in-Furness
PROPOSAL:
Rear living area extension.
SAVED LOCAL PLAN
POLICIES:
POLICY B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
POLICY B15
Where privacy is to be protected through distance, a minimum of 21 metres will be
required between the facing windows of habitable rooms of different homes. Exceptions to
this policy may be made for the facing windows of ground floor habitable rooms, where
adequate screening exists and also in cases where normal standards of separation cannot
be achieved and existing standards will not be eroded by accepting distances of less than
21 metres.
The use of obscure glazing in habitable room windows will not be an acceptable measure
to overcome the provisions of this policy if this is deemed to provide a sub-standard level
of accommodation.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
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POLICY G13
For the quiet enjoyment of recreation activities such as walking, cycling and horse riding
the Borough Council will protect the following designated routes from development taking
place on; or in the immediate surroundings where an interesting or visually pleasing view
would be adversely affected:The Cistercian Way
Haematite Trail
Cumbria Coastal Way
Public Footpaths
Any existing right of way joining the rights of way network
SUMMARY OF MAIN ISSUES:
Representation received by the neighbour to the south of the application site raise
concerns over material and non material considerations.
NON MATERIAL CONSIDERATIONS:
Private Views
REPRESENTATIONS:
The occupiers of 13, 15 and 17 Avocet Crescent informed. Site notice displayed expiring
on 4.7.16.
The Occupier, 13 Avocet Crescent, Askam
“I wish to oppose the proposed living area extension at 15 Avocet Crescent. The building
will severely interfere with not only the view from our living room but also the light source.
This is our main lounge/family room where we spend most of our time and the proposed
building and roof shape will restrict light into our room. Furthermore the panoramic type
view we currently have from the windows will be impeded.
We also feel there is a privacy issue with regards windows on the side of my property
neighbouring the proposed site”.
CONSULTATIONS:
Askam and Ireleth Parish Council
“This application was viewed and discussed last night (14/6/2016) at the parish council
meeting. There were no comments or issued from the floor or from members of the parish
council”.
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Environmental Health
“The area known as ‘Parklands Estate’ Askam in Furness has been developed post 1985
with residential housing and gardens. A planning application was received in 1985
(1985/0943) for the reclamation of the former ironworks and the first phase residential
development.
Remediation of this plot was carried out under planning application 57/1991/0445 in 1991.
This included removing up to 3 meters to depth of slag in some areas. Having reviewed
the available information, further chemical testing on the top 1m of remaining material was
commissioned and results were found satisfactorily by the Building Control Department at
that time”.
OFFICERS REPORT:
1. SITE AND LOCALITY
1.1

The site is a detached property positioned on the western side of Avocet Crescent.
2. PROPOSAL DETAILS

2.2 The proposal is for the erection of a single storey rear extension. The footprint is 4.3m
deep by 6.2m wide. The roof is proposed to be a flat roof to a height of 3m with a roof
lantern extending a further 0.5m in height. Materials are proposed to be brick to match the
existing property and grey upvc to windows and doors.

3. RELEVANT HISTORY
92/0134 – Outline application for residential development
3.4 97/0484 - Reserved matters approval for the erection of a detached house with integral
garage.
3.3

4. RELEVANT POLICIES AND GUIDANCE
4.1
4.2
4.3
4.4

B14 – Impact of rear extensions
B15 – Privacy
D21 – Design principles
NPPF para 14 & 17 – Core planning principles
5. PLANNING ISSUES

5.1 The proposal is only slightly larger than what could be erected under permitted
development rules. It extends out by 4.3m from the rear elevation which is only 0.3m
further than permitted without the need to apply for permission. The height is within
permitted development allowances.
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5.2 The site is a detached property positioned on the western side of Avocet Crescent with
the rear boundary facing onto the shoreline. A representation has been received from the
neighbour to the south at 13 Avocet Crescent. Their property is positioned slightly further
back than the rear elevation of the application site and has windows in both the rear and
side elevation at ground and first floor level facing towards the application site.
5.3 Along the boundary with this neighbour is fencing approximately 2m in height. Due to
the orientation of the site there should be no impact on sunlight from this proposal on this
neighbour. The southern elevation of the proposal is to be a blank wall with openings
facing into the rear garden and the side elevation facing north. There had been initial
confusion relating to the elevation which was due to house the openings and the
neighbour to the south had understood it to be facing towards their property. This is not to
be the case. It will face north towards 17 Avocet Crescent.

When considering impact on privacy to neighbours from the proposal it is relevant to
refer to policy B15 this allows for protection of privacy through boundary treatments. In
this instance sufficient boundary treatments exist currently at ground floor level to protect
privacy to both neighbours from the proposal.
5.4

Due to the spacious nature of the plots and the position of the extension towards the
southern part of the rear elevation, this ensures there should be no impact on sunlight to
the neighbour to the north (17) from the proposal. Due to the single storey nature of the
proposal it is not considered to be overbearing to the neighbours and as such accords with
policy B14.
5.5

To the rear of the site is the open foreshore of the Duddon Estuary. The Cumbria
coastal way runs along the foreshore at the base of the large banking which separates
these houses from the shore.
5.6

5.7 Policies seek to protect the setting of long distance routes such as the CCW and the
character of the estuary. The extension is set back a reasonable distance from the fence
line and should have minimal impact on public views of the area.
5.8 The position of the extension to the rear of the property is the least sensitive position in
terms of design. The proposed matching brick to the host dwelling is to be welcomed and
will assist in reducing impact on public views of the area. Whilst the flat roof design in
other circumstances may not be our preferred design, when balancing this along with what
could be erected under permitted development it is considered acceptable and accords
with policy D21.

6. CONCLUSION
6.1 The proposal is close in size to what could be erected without the need for planning
permission and as such there will be minimal additional impact from the small element of
the proposal that triggers the need for permission. It is considered to accord with both
local and national policies and as such is considered to be sustainable development.

Page 42 of 164

PLANNING COMMITTEE
16th August 2016
RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the Standard Duration
Limit and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as 15 AC/1, 2, 3, 4 and defined by this
permission, and notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) Order 2015 (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.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The materials to be used in the construction of the walls of the extension hereby
permitted shall be of the same type, colour, and texture as those used in the existing
building.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0026

Ms Nichola Baker
Synergy Properties Limited

Mr J Dryden
Dryden Goldsmith Architects

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Barrow Island

Maureen Smith
01229 876414

09/11/2015
STATUTORY DATE:
13/03/2016

LOCATION:
Cavendish Villas, Cavendish Park Barrow-in-Furness
PROPOSAL:
Change of use of existing disused buildings to 23 flats.
SAVED LOCAL PLAN
POLICIES:
POLICY B12
Within the existing settlements of Barrow and Dalton and the residential cordons outlined
in Policy B11 above, the conversion of buildings to residential accommodation will be
permitted where the following criteria can be met:
a)

The building is structurally sound and capable of conversion without major
rebuilding, extensions or modifications to the existing structure, as demonstrated by
the submission of a satisfactory structural survey;

b)

The building is served by a satisfactory access;

c)

Services are readily available on site; and

d)

The scale of the conversion, both in terms of the number of units and their size and
in terms of architectural detailing is appropriate to the buildings, their character and
their location;

POLICY B15
Two storey extensions to semi-detached and detached properties will not be permitted
where they would result in a significant loss of sunlight to a neighbour, or where privacy
would be unacceptably eroded or where extensions are particularly long, resulting in an
excessive level of enclosure. Where privacy is to be protected through distance, a
minimum of 21 metres will be required between the facing windows of habitable rooms of
different homes.
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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.
3.

Respect existing hard and soft landscape features including open space, trees,
walls and surfacing;
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.
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.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
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Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
POLICY D31
The location, layout and detailed design of all new development must pay regard to
existing trees and their future growth potential and any landscaping scheme needs to
balance the relationship between trees and buildings to avoid damaging effects from one
to the other.
POLICY D32
In order to protect trees from damage during development, planning conditions will be
imposed to ensure that adequate measures are taken to preserve and protect all trees
identified, to be retained in any development.

SUMMARY OF MAIN ISSUES:
The impact of the proposals on the character of the Barrow Island Conservation Area and
the residential amenity of existing and adjacent residents and the impact on the local
highway network.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The Occupiers of, 1-63 (odds), Barrow Sea Cadets, Dundee Street, Barrow-in-Furness, all
informed. No representations received.

CONSULTATIONS:
Building Control
“Building regulation approval required - No comments”
Environmental Health
“I am concerned about noise emanating from the proposed apartments on each floor
affecting the neighbouring properties, i.e. Kitchen to neighbouring bedroom scenario. The
applicant has not included any details regarding sound insulation to the party walls on
each level. Sound insulation between internal rooms is covered by Part E of the Building
Regulations, enforced by Building Control. These matters may be address at Building
Control application stage.
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I recommend that the applicant submits a scheme of works, for approval by the planning
authority, which will include sound insulation details to each floor and its dividing walls.
If you would like further clarification on this matter, please don’t hesitate to contact me
further”.
Cumbria County Council Highways – 11.02.16
“Apologies as I have left it late to consult internally on the Cavendish Villas application so I
am not in a position where I can provide Cumbria County Councils formal response today.
However as a heads up I would like to point out that the development is not served by the
adopted highway network so there is a risk that it could become landlocked. Other than
this it is not a major concern but as you know parking is a major problem in this area and
the parking provided falls short of the Cumbria Parking Guidelines.”
Cumbria County Council Highways – 17.02.16
“Thank you for the opportunity to provide your authority with Cumbria County Council’s
comments on this application. Cumbria County Council objects to this proposal as not
enough parking (including cycle parking) has been provided which is likely to lead to road
safety issues as residents may rely on on-street car parking in an area where on-street car
parking is already a problem. The pedestrian desire line should also be accommodated
and we request further information regarding turning areas.
As ‘major development’ providing more than 10 dwellings and a site area of more than 0.5
hectares a Site Specific Flood Risk Assessment should have been provided. It is however
acknowledged that the site is in Flood Zone 1 with a low risk of flooding and existing
structures are to be used with no increase in impermeable area so as proposed this
development is unlikely to increase flood risk.
At 23 dwellings traffic generated by this development is unlikely to generate significant
amounts of movements on the highway network so a Transport Assessment is not
required.
Using a dwelling led model pupil yield from this development is theoretically estimated to
yield 3 children (2 primary children and 1 secondary). Because of the small yield and the
location close to the town centre, there are likely to be sufficient school spaces available
to accommodate these children. Schools are available within the relevant statutory walking
distances, and there are no route safety issues. No contribution to school transport is
therefore required.
This development is not served by the adopted highway network and is not maintained
by Cumbria County Council. Access to the development is from the privately owned
Buccleuch Dock Road. We assume that rights of access do exist between the landowner
and the owner of the road but there is a risk that the owners of Buccleuch Dock Road may
choose not to maintain this road or may in the future use their land currently occupied by
the road for another purpose, therefore this development could become cut off from the
highway network. Cumbria County Council does not propose to adopt this private road.
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Although not on our network we can provide comments regarding traffic safety and
sustainability.
The proposed parking is short of that required by the Cumbria Parking Guidelines.
As parking is highly restricted in the surrounding area with on street parking being a
particular problem, we consider that the Cumbria Parking Guidelines gives the minimum
amount of spaces that should be provided here. 1.5 car parking spaces should be
provided per 1 bedroomed unit and 2 car parking spaces should be provided per 2
bedroomed unit + 1 visitor space per 5 units +1 disabled space for every 10 grouped
spaces. This equates to 45 residential spaces + 5 visitor spaces + 5 disabled spaces
needed.
The access to the development from Buccleuch Dock Road is acceptable. Cars park
right up to the junction but the road is wide enough for a car exiting the junction to be able
to come out gradually and see both ways for a distance of more than 90 metres so this is
safe. The turning radius into the junction is sharp but this will serve to slow traffic down
which is a benefit for road safety. It is acceptable to have no footway on the access road
as the carriageway width is 5.2m and only 23 flats are served by the access. In any case
the road access is not on the pedestrian desire line so a separate footway should be
provided to serve this desire line.
Development should make the fullest possible use of public transport, walking and cycling
therefore convenient cycle parking facilities should be provided for the use of staff and
visitors. Manual for Streets suggests that 0.5 convenient and secure cycle parking spaces
per resident may be appropriate for flats in an urban area. 10 cycle spaces are proposed
but as 44 bedrooms are proposed we would expect that at least 22 cycle spaces should
be provided.
Pedestrian and cyclist routes should be provided out of the site following desire lines.
Pedestrian and cyclist traffic is likely to be discouraged without such routes leading to
increased dependence on the car. This is especially the case for Block 2 where
pedestrians face a 300 metre detour to the site road access and back before making
progress towards services in the town centre.
Block 2 is over 60 metres from the access so should be served by a turning head suitable
for a pantechnicon. Block 1 is over 35 metres from the access so should be served by a
turning head suitable for a refuse vehicle. There is quite a lot of service space available
but it is quite linear and it is not certain that it is possible for these vehicles to turn safely
so the developer should provide this information.
If, as a result of these comments, or for any other reason the developer revises the
proposal so that there is an increase in impermeable area, this area must be drained by
Sustainable Drainage Systems (SuDS) to avoid an increase in flood risk elsewhere.
I can therefore confirm that the Cumbria County Council has no alternative but to
recommend refusal for the following reasons –
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The Local Planning Authority considers that in the absence of adequate on-site
parking space the proposed development would be likely to result in vehicles being
parked outside the site on the county highway to the detriment of the free flow of
traffic and road safety.
To support Local Transport Plan Policy: LD7, LD8
Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of on site turning facilities and impact on
sustainable travel.
To support Local Transport Plan Policy: LD7, LD8
If you have any queries over this response, please do not hesitate to contact me.”
Cumbria County Council Highways– 15.06.16
Thank you for the opportunity to provide your authority with Cumbria County Council’s
comments on this application. In our previous response we objected to this application,
the developer has revised the proposal and has overcome most of our objection. The
outstanding matters look to be solvable within the constraints of the site so our
recommendation is that this proposal can be approved with conditions.
Sufficient car parking spaces have now been provided. This seems to be at the expense
of waste collection points so the developer should clarify what the arrangements for
waste collection will be.
Convenient cycle parking facilities are proposed with 22 spaces provided in bike sheds
adjacent to the main buildings.
A pedestrian and cyclist route is proposed out of the site at the western edge which is
close to the desire line allowing pedestrians and cyclists to make direct progress
towards services in the town centre.
Block 2 is over 60 metres from the access so should be served by a turning head suitable
for a pantechnicon. The turning head proposed falls short of this standard.
Block 1 is over 35 metres from the access so should be served by a turning head
suitable for a refuse vehicle. Service space is available at block it is not certain that
it is possible for refuse vehicles to turn safely so the developer should provide this
information.
It appears that there is room available on site to ensure that these service vehicles can
make the required turn safely so this can be dealt with by condition.
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It is unclear whether the revision has resulted in an increase in impermeable area or
whether such an increase will be needed in order to discharge the proposed turning head
condition. The developer should clarify the pre and post development impermeable
area and if there is any increase in impermeable area, this area must be drained by
Sustainable Drainage Systems (SuDS) to avoid an increase in flood risk elsewhere. This is
likely to be a relatively small area so can also be dealt with by condition.
I can therefore confirm that Cumbria County Council recommends approval with the
following conditions –
Details showing the provision of a vehicle turning space within the site, which
allows service vehicles visiting the site to enter and leave the highway in a forward
gear, shall be submitted to the Local Planning Authority for approval. The
development shall not be brought into use until any such details have been
approved and the turning space constructed. The turning space shall not thereafter
be used for any other purpose.
Reason: To ensure that provision is made for vehicle turning within the site and in the
interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8
Full details of the surface water drainage system shall be submitted to the Local
Planning Authority for approval prior to development being commenced. Details
submitted shall include a comparison of pre and post development impermeable
areas. Any new impermeable area shall be drained by Sustainable Drainage
Systems and be compliant with the Non Statutory Technical Standards for
Sustainable Drainage. Any approved works shall be implemented prior to the
development being completed and shall be maintained operational thereafter.
Reason: In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8
The use shall not be commenced until the access and parking requirements have
been constructed in accordance with the approved plan. Any such access and or
parking provision shall be retained and be capable of use when the development is
completed and shall not be removed or altered without the prior consent of the
Local Planning Authority.
Reason: To ensure a minimum standard of access provision when the development
To support Local Transport Plan Policies: LD5, LD7,
If you have any queries over this response, please do not hesitate to contact me.”
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Emergency Planning, Cumbria County Council
“Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. There are no objections to the
proposed development but it should be noted that the proposed development is situated
within the Detailed Emergency Planning Area of the site and in liaison with the site
operator and in liaison with the Office for Nuclear Regulation special arrangements are
made for residents/business premises in this area and particular attention is paid to
ensuring that people are aware of the appropriate action to take in the event of an incident
at the site. Accordingly I would be grateful if you could, in the event of the application
being approved, advise the applicant to liaise with this office to allow for further
discussion and the distribution of key resident information.”
Office for Nuclear Radiation
“I have consulted with the emergency planners within Cumbria County Council, which is
responsible for the preparation of the AWE Barrow off-site emergency plan required by
the Radiation Emergency Preparedness and Public Information Regulations (REPPIR)
2001. They have provided adequate assurance that the proposed development can be
accommodated within their off-site emergency planning arrangements.
The proposed development does not present a significant external hazard to the safety of
the nuclear site.
Therefore, ONR does not advise against this development.”

OFFICERS REPORT:
1. SITE AND LOCALITY
This application relates to two substantial detached properties known as Cavendish
Villas, located within Cavendish Park on Barrow Island. Access to the site is provided from
Buccleuch Dock Road, although owned by BAE it is understood that an access agreement
is in place through the deeds. The site is roughly rectangular in shape and sits in an
elevated position off Buccleuch Dock Road such that block 2 forms a prominent feature
when travelling east. The site falls within the conservation area but the buildings are
surprisingly not listed.
1.1

Originally constructed as 4 pairs of semi-detached dwellings to house the senior
managers of the shipyard the central blocks were demolished at some time in the 1980’s
leaving only the outer two pairs which are the subject of this application.

1.2

1.3 The villas were constructed around 1872 and were designed by the renowned
architectural practice of Paley and Austin who were also responsible for the nearby
tenements on Michaelson Street and the former Abbey Road baths. Housing for
professionals was limited in Barrow at the time and the villas were designed to
accommodate high ranking professionals. When originally constructed the villas sat in a
parkland setting surrounded by trees and with a bowling green and tennis courts adjacent
on land now occupied as car parking for BAE.
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1.4 The buildings are imposing and finely detailed and include many attractive features
such as arched window heads, decorative corbels, moulded string courses and porches
and whilst the interiors are now in poor condition their elegant past is evident.
1.5 The villas were previously used as medical quarters by BAE and as a base for army
cadets but they have been empty for almost 25 years and have fallen into disrepair.
Inevitably they have been subject to vandalism and break-ins and stripping of materials
such as roofing slates, lead flashings, fire-places and timbers. Although block 1 has been
altered over the years by the provision of a drill hall and connecting corridor relatively few
alterations appear to have taken place over the years and the villas remain very much asbuilt.

The site is elevated above road level on a raised plateau and gently slopes upwards in
an east to west direction. In addition the banking slopes downwards onto Buccleuch Dock
Road, particularly in the north-west corner where a steep staircase provides pedestrian
access.

1.6

1.7 The depth of the site was reduced in around 1999 when a strip was purchased to
provide extended domestic rear gardens to the properties on Dundee Street and the
remainder of the site has become hugely overgrown with brambles and self-sown trees.
Old OS plans indicate that the villas sat in a parkland with an avenue of trees along the
entrance track but it has become so overgrown that it is difficult to distinguish individual
trees and boundary walls; the area where the central block of villas existed is now
completely overgrown. The site offers one of the few green spaces on Barrow Island.

The surrounding area provides a mixture of uses but is largely dominated by BAE
Systems. To the west of the site is a BAE car park on the site of a former engineering
works and to the east is further car parking. BAE works are opposite the site to the north
and there is a terrace of residential dwellings on Dundee Street to the south. There are 2
further dwellings on Buccleuch Dock Road approximately 200m to the east.
In terms of site boundaries, there is a metal palisade fence along the boundary with
properties on Dundee Street and a low brick wall to the north and eastern boundaries and
a metal fence to the western boundary.
1.8

2. PROPOSAL DETAILS
The proposal involves the conversion of the blocks to provide 23 self-contained flats.
Block 1 to the east of the site would house 10 flats, 8 x 2 bedrooms and 2 x 1 bedroom.
Block 2 to the west would house 13 flats, all 2 bedrooms.
It is proposed to extend block 1 by the provision of 2 modest side extensions within the
footprint of the walled yards. Additionally, the former drill hall and link corridor to the rear
are to be demolished.
An extension is also proposed to the western side of Block 2.
The submitted plans indicate cycle and bin storage facilities to serve each block and
a turning head is to be formed to cater for bin wagons, deliveries etc;54 car parking
spaces are shown in 2 blocks.

2.1

The application has been delayed due to the requirement for a valid bat survey and
whilst negotiations have continued regarding the detailed design, car parking, façade
treatments, bin storage facilities and cycle links. Amended plans have now been received.
2.2

Page 57 of 164

PLANNING COMMITTEE
16th August 2016
3. RELEVANT HISTORY
3.1

None.
4. RELEVANT POLICIES AND GUIDANCE

The NPPF seeks to encourage good design and requires development that is
sustainable to be approved without delay.
4.1

In terms of heritage assets, Chapter 12 covers preserving and enhancing the historic
environment. Paragraph 131 requires that in determining planning applications, local
planning authorities should take account of:
● the desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation;
● the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality;
4.2

4.3 Additionally,

the Planning (Listed Buildings and Conservation Areas) Act 1990 provides
specific protection for areas of special architectural or historic interest. Any decisions
relating to conservation areas must address the statutory considerations of the Planning
(Listed Buildings and Conservation Areas) Act 1990 (in particular 72) as well as satisfying
the relevant policies within the National Planning Policy Framework and the Local Plan.
5. PLANNING ISSUES
Principle of the development
The villas were originally constructed for residential purposes and restoring them to
flats is acceptable in principle. It is also supported by the NPPF in terms of finding an
optimum viable use for heritage assets (paragraph 131), albeit non-designated assets and
being on a brownfield site in a sustainable location. The buildings benefit from good
access to the town centre and a range of services and a structural survey has been
submitted with the application and confirms that “these high quality Victorian Villa buildings
are in overall good structural condition.”
5.1

Impact on the conservation area
5.2 The buildings have been in a poor state of repair for many years and this and the
overgrown nature of the site has had a negative impact on the conservation area. The
proposals offer a welcome opportunity for enhancement. The detailed design is
sympathetic and involves repair of original window frames, the use of matching materials
and an overall landscaping scheme for the whole site would serve to further enhance the
setting; this can be required by planning condition and conditions are also recommended
to cover materials, detailing, plumbing pipes and sensitive repairs.

Without doubt the restoration of the villas serves to enhance the conservation area and
is to be welcomed. However, getting the correct landscape strategy for the site is vital to
its success and when combined with the other work going on at the Barrow Island flats
and the award-winning landscaping proposals being carried out on the adjacent maritime
streets this bodes well in terms of the heritage-led regeneration of the area.
5.3
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5.4 I have been mindful of the requirements of the Act, in particular Section 72, and have
given special attention to the desirability of preserving or enhancing the character or
appearance of that area am confident that the proposals pass the statutory test.

Design
5.5 Your officers have worked with the agent on some design improvements and clarifying
some of the details of the proposals in order that they are as sympathetic to the original
design as possible. As originally submitted the design included a full height external
stairway to block 2 and this has now been amended instead to internal access to upper
floors. The internal layout has been revised and car parking has been moved away from
protected trees. Bin, recycling and cycle storage facilities have been provided and the
original garden wall around Block 1 has been restored to create an enclosed courtyard.
Your officers are of the view that the submitted plans are sensitively designed with the
limited extensions being subservient to the host buildings.

Highways
Whilst the Highway Authority initially objected, your officers have worked with the
applicants in order to resolve a number of highway/parking issues and these have now
been resolved; the number of spaces has been increased, a turning head provided for a
larger vehicle and a cycle path link included to the north -west corner.
5.6

In a sensitive site such as this it is important to avoid an overly engineered solution and
the choice of materials, parking space delineation, and boundary treatments will be critical
in ensuring that the informal parkland setting is maintained.
5.7

It was suggested to the agent that tarmac and white lines would not be appropriate for
the car parks and the agent has taken this on board opting for grass-crete or similar with
bays delineated by timber railway sleepers; this can be covered by a condition.
5.8

5.9 Your officers also suggested that the existing hard surfaced areas within the site should
be re-used as much as possible for car parking and that any new hard surfaced areas
should be moved away from existing trees. An examination of historic aerial photographs
revealed that an area of land in front of block 1 was hard surfaced (now overgrown) and
had been used for car parking in the past and so it is proposed to reclaim this area thus
avoiding urbanising the site by providing car parking within the landscaped areas.

It is felt that the revised proposals meet the functional requirements of the Highway
Authority without compromising the aesthetic design and the setting of the heritage asset.
5.10
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Landscaping
5.11 There are a number of trees within the site subject to a TPO. An arboricultural survey
has been submitted with the application covering the trees adjacent to the building but not
all of the trees on the site have been surveyed. The arboricultural report concludes that of
the trees surveyed (since the whole site was not covered) seven trees were in retention
category “u” and the remainder in category “c” i.e. poor quality trees. However,
notwithstanding this, I am of the view that the cumulative value of the trees should be
given greater weight and this approach has been supported at appeal on another site in
Barrow. In advance of an overall landscape design strategy for the site it is considered
that no trees should be removed; the provision of a landscape plan should be required by
condition.

A condition to require the protection of the trees during any construction works is also
considered appropriate. Subject to adequate tree protection measures, I do not feel that
the proposed side extensions are likely to impact on any protected trees: the extensions to
block 1 are of a similar footprint to the existing building and yards and that to block 2 is not
in close proximity to any trees.
5.12

Much of the success of the proposal will depend on the landscaping and the original
design was based on parkland setting with an abundance of trees and an avenue of
sycamores along the entrance road. The trees, particularly when the scrub is removed,
serve to enhance the setting of the buildings and were no doubt part of the original Paley
and Austin vision for the site. It would be particularly pleasing to see the avenue of trees
along the drive revealed.
5.13

Old OS plans indicate that the villas originally sat within a landscaped parkland setting
and the appropriate strategy should be to return this, with the removal of bramble and
shrubs to allow the trees and the buildings to be appreciated within the setting. The central
section of the site where the villas were demolished has become particularly overgrown
and an appropriate landscape design for this area should also be required. The agent
has been advised to engage a landscape architect at an early stage.
5.14

Nature conservation and protected species
A Phase 1 survey has been submitted with the application which indicates that both
the grassland and woodland habitats present are species-poor and derive from neglect of
more formal vegetation and that the long term ecological impact of the development will
be neutral. No species were identified of ecological significance although the woodland
and scrub is likely to be of significance as nesting and feeding habitat for common and
garden birds and the mature trees may host bat roosts. Woodland and scrub clearance is
recommended to take place outside of the bird breeding season. This can be added as an
informative rather than a condition since it is covered by other legislation (the Wildlife and
Countryside Act 1981(as amended)).
5.15

A bat survey was submitted with the application. As this was carried out at the wrong
time of year the application was delayed whilst further surveys took place. Bat emergence
surveys found no bats using the buildings and no evidence of bats during the building
inspection, although the buildings are large with plenty of opportunity for bats to roost. An
informative is recommended on the Decision Notice.
5.16
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The NPPF requires that opportunities for bio-diversity enhancement are sought and the
provision of bat and bird boxes can be required by condition.
Residential amenity
The flats offer an acceptable level of amenity for the proposed residents and some of
the internal layouts have been amended to give enlarged kitchens and to prevent the
unsatisfactory external appearance when internal walls divide windows .The agent has
also confirmed that appropriate sound proofing will be provided at building control stage.
The restoration of the grounds should provide an attractive amenity space for the future
residents and improved cyclist and pedestrian links are proposed.
5.17

The back to back distance with residents on Dundee Street is over 30 metres and so
overlooking and loss of privacy is not felt to be a constraint, although it should be
remembered that the rear gardens on Dundee Street were extended in recent years
meaning the distance between the villas and the shared rear boundary has been reduced.
The removal of the mess hall moves built development further away from the Dundee
Street boundary and the existing trees give an effective screen as does the existing
boundary treatment.
5.18

The buildings have been empty for some time and are in poor repair attracting
unsocial behaviour. Their conversion to residential flats should help to improve the
appearance of the area and give some future comfort to the adjacent residents; I do not
feel that there is likely to be an adverse impact in terms of loss of privacy or overlooking.
The proposed extensions do not project beyond the existing building line and so any
impact is felt to be modest. No representations have been received.
5.19

Policy
The proposals conform to national and local planning policy in terms of supporting
sustainable development, the re-use of brownfield sites and helping to meet the Council’s
housing targets. Furthermore the proposals are well-designed and should serve to
enhance this part of the conservation area.
5.20

Policies B5 and B12 support residential conversions and Policies D15 and D17 echo
government advice on development within conservation areas and the need to “preserve
or enhance”; the re-use of prominent buildings in the conservation area is supported.
Policy D21 sets out a General Design Code by which all development should accord and
Policies D31 and D32 cover the protection of trees.
5.21

6. CONCLUSION
6.1 The proposals are welcomed in bringing vacant historic properties back into use and
enhancing this part of the conservation area continuing the on-going re-generation of this
part of Barrow Island.
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RECOMMENDATION:
I recommend that Planning Permission is GRANTED subject to the Standard Duration
Limit and the following conditions;
1. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as listed below and defined by this
permission, and notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order with
or without modification), there shall be no variation without the prior written consent of the
Planning Authority.
CVB/2015/102C, CVB/2015/103C, CVB/2015/104C, CVB/2015/105C, CVB/2015/106C,
CVB/2015/108F, CVB/2015/109C, CVB/2015/107C, CVB/2015/111C, CVB/2015/101A
Approved Documents;
Design & Access Statement Ref CVB/2015/112. October 2015
th
Bat Survey prepared by J Holden updated 16 May 2016
Heritage Assessment May 2016
Pre-development Arboricultural Report 21 November 2015
Phase 1 Habitat Survey by Rigby Jerram 21 October 2015
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
2. The materials to be used in the construction of the external surfaces, including walls,
roofs, doors, and windows, of the extensions hereby permitted shall be of the same type,
colour, and texture as those used in the existing building and shall include traditional
methods of construction, including the use of lime mortar. Any areas of the external
structures required to be re-built as a result of the demolition process shall use matching
materials to the adjacent area of walling in which they are located in terms of stonework,
roofing slates, mortar mix and detailing.
Reason
To ensure a satisfactory appearance to the development, and in order to minimise its
impact upon the host buildings, the surrounding area, and the character of the
Conservation Area.
3. All stonework from the demolition of walls and the garage block on the site shall be
retained on site for re-use within the development.
Reason
In the interests of the appearance of the development and the character of the
conservation area in which it is located and in order to encourage a sustainable use of
materials.
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4. All repairs to the existing masonry shall be carried out in matching materials and
historically correct techniques using lime mortar and appropriate pointing. The roof shall
be repaired in Burlington slate only and thereafter so maintained and the new sections of
roofing to the extensions shall also be completed in Burlington slate of diminishing
courses.
Reason
In the interests of the appearance of the building and the character of the conservation
area in which it is located. Re-pointing in sand/cement can lead to a deterioration of the
stone due to the impermeability of the mortar it is therefore vital that a breathable mortar is
used with the sandstone.
5.Prior to the commencement of any work on the restoration of the external porches full
details of the design and materials shall be submitted to and be approved in writing by the
Planning Authority. The restoration work shall be completed in accordance with the
approved plans and thereafter so maintained.
Reason
The porches are an important feature worthy of retention and a component of the original
design by Paley and Austin. This condition is required to ensure that the restoration work
serves to enhance the character and appearance of the conservation area.
6. No work permitted by this consent shall be carried out until a detailed specification
including sample sections of joinery work (glazing bars, sills etc.) or working drawings
(scale 1:20, 1:10, 1:5, half or full size etc.) fully detailing the new / or replacement windows
(cross sections for full glazing bars, sills, heads etc.) and all external doors have been
submitted to and approved in writing by the Planning Authority. The development shall be
carried out using the approved specification and retained thereafter.
Reason
To ensure that the proposed works can be effected without detriment to the special
architectural and historic interest of these important buildings within the conservation area
7. No part of the development shall be beneficially occupied until cycle parking and shelter
facilities have been provided in accordance with detailed drawings to be submitted to and
approved in writing by the Planning Authority, such drawings to show the position, design,
materials and finishes thereof. The scheme shall be implemented in accordance with the
approved details and thereafter retained unless the Planning Authority gives prior written
consent for any variation.
Reason
To ensure the promotion of sustainable means of transport in keeping with national
guidance and local development plan policies.
8. Prior to the beneficial use of the development hereby approved, a cycle path of a
suitable gradient and design shall be provided as shown on the approved plan referenced
as; CVB/2015/108F.
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Reason
In order to ensure that adequate facilities and links are provided for cyclists in the interests
of sustainable development.
9. Prior to the commencement of any construction work, a landscape scheme for the site,
including both hard and soft landscaping works, showing the trees, shrubs and
hedgerows, including verges and other open spaces, together with details of any phasing
of such a scheme must be submitted to and approved in writing by the Planning Authority.
The proposals shall include finished levels, the car parking layout, hard surfaced
materials, retained historic landscape features and any other minor artefacts or items of
street furniture. The scheme shall be submitted on a plan not greater that 1:500 in scale
and shall contain details of numbers, locations and species of plants to be used. All
planting and subsequent maintenance shall be to current British Standards. The
approved scheme must subsequently be implemented by the end of the first planting
season following initial beneficial occupation of the development or by such a programme
as may be agreed in writing. Any trees or shrubs removed, dying being severely damaged
or becoming seriously diseased within five years of planting shall be replaced by the
landowner with trees or shrubs of a similar size and species to those originally required to
be planted
Reason
In the interests of the visual amenities of the area.
Note to applicant/developer
In this regard, the landscape scheme should take account of the original plan for the site
with the dwellings shown being located in a landscaped parkland setting with an avenue of
trees along the entrance driveway. The restoration of original walls should also be
included and attention given to the surfacing of the car parking areas and the delineation
of the bays.
10. Notwithstanding the pre-development arboricultural report, no trees on the site shall be
removed or lopped, topped or pruned without the written consent of the Planning Authority
to a submitted scheme of works.
Reason
The arboricultural report did not survey all of the trees on the site and the Planning
Authority is of the opinion that their group and cumulative value is greater than individual
value. In advance of a detailed landscape scheme for the site it is considered premature
to agree to the removal of any trees given their contribution to the conservation area.
11. Prior to the commencement of any development, the following measures must be met
to safeguard the trees on the site, particularly those covered by TPO’s;
a) Fencing in accordance with the scheme submitted to and approved by the
Planning Authority must be erected around each tree or group of trees. This fencing must
be at least 1.25 metres high and at a radius from the trunk defined by the crown spread
but not exceeding 4.5 metres.
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b) No excavations, site works, trenches, channels, pipes, services, temporary
buildings used in connection with the development or areas for the deposit of soil or waste
or for storage of construction materials, equipment or fuel shall be sited within the crown
spread of any tree without the prior express consent of the Planning Authority.

c) No burning of any materials shall take place within 6 metres of any tree or tree
groups to be retained without the prior express consent
Reason
In order to ensure that damage does not occur to the trees during building or engineering
operations.
12. On site facilities, in the form of a ventilated enclosure, for the storage of wheeled
refuse storage bins and recycling facilities of suitable capacity must be provided before
the beneficial use begins; the siting, design and detailing of such facilities must be
submitted to and approved in writing by the Planning Authority prior to the commencement
of the development, and thereafter permanently maintained to the satisfaction of the
Authority.
Reason
In order to ensure that adequate refuse and recycling facilities are provided to serve the
proposed residents and to ensure the building is of an appropriate design taking into
account the setting within the conservation area.
13.Prior to the commencement of any conversion works details of the methods to be
incorporated to encourage bio-diversity, including the provision of bat and bird boxes shall
be submitted to and be approved in writing by the Planning Authority. The approved
details shall be implemented in full before first occupation of any of the apartments and
shall thereafter be so maintained.
Reason
In order to encourage bio-diversity as required by paragraph… of the NPPF.
14. Prior to the commencement of any construction work, the location, type and situation
of any screen walls or fences shall be submitted to and approved in writing by the
Planning Authority. Before the development hereby approved (or each identifiable phase)
is completed, such screen walls or fences shall be erected and thereafter retained unless
the Planning Authority gives prior written consent to any variation.in this regard the
Planning Authority expects to see the original courtyard wall around Block 1 restored/ reinstated.
.
Reason
In the interests of the visual amenities of the area and the character and appearance of
the development and this part of the conservation area.
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15. A plan showing fully dimensioned details showing the provision of a vehicle turning
space within the site, which allows service vehicles visiting the site to enter and leave the
highway in a forward gear, shall be submitted to the Planning Authority for approval. The
development shall not be brought into use until any such details have been approved and
the turning space constructed in accordance with the approved details. The turning space
shall be kept clear of all obstructions, and shall not thereafter be used for any other
purpose.
Reason
To ensure that provision is made for vehicle turning within the site and in the interests of
highway safety.
To support Local Transport Plan Policies: LD7, LD8
16. Full details of the surface water drainage system shall be submitted to the Local
Planning Authority for approval prior to development being commenced. Details submitted
shall include a comparison of pre and post development impermeable areas. Any new
impermeable area shall be drained by Sustainable Drainage Systems and be compliant
with the Non Statutory Technical Standards for Sustainable Drainage. Any approved
works shall be implemented prior to the development being completed and shall be
maintained operational thereafter.
Reason
In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8
17. The use shall not be commenced until the access and parking requirements have
been constructed in accordance with a detailed plan which shall have been submitted to
and been approved in writing by the Planning Authority in consultation with the Highway
Authority. The plan shall include details of levels, gradients, surfacing, the means of
designating the parking bays and any boundary fencing or walls. Any such access and
parking provision shall be laid out, surfaced and made available prior to first occupation of
any of the apartments and shall not be removed or altered without the prior consent of the
Planning Authority.
Reason
To ensure a minimum standard of access provision when the development is brought into
use and to ensure the visual appearance is compatible with the parkland setting of the
site.
To support Local Transport Plan Policies: LD5, LD7,
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18. No floodlighting or other form of external lighting, including lighting on the building and
within the car parking areas 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.
Reason
To minimise light pollution in accordance with policy D63 of the Barrow Local Plan Review
1996-2006, and in order to protect the general amenities of the area.

19. 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 into the windows of any
adjacent neighbouring properties on Dundee Street.
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.
20. Prior to the beneficial occupation of the development, the guttering and any external
pipes to be attached to the proposed building must be completed, all redundant and
plastic pipework shall be removed, and the adjacent areas of walling made good in
accordance with the details submitted to and approved in writing by the Planning
Authority.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area and the conservation area.
21. All new and replacement rainwater goods shall be cast iron and thereafter so
maintained.
Reason
In the interests of the appearance of the development and its prominence within the
conservation area.
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Informatives
1. Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. The proposed
development is situated within the Detailed Emergency Planning Area of the site
and in liaison with the site operator and in liaison with the Office for Nuclear
Regulation special arrangements are made for residents/business premises in this
area and particular attention is paid to ensuring that people are aware of the
appropriate action to take in the event of an incident at the site. The applicant is
advised to liaise with the Cumbria County Council Emergency Planning Office to
allow for further discussion and the distribution of key resident information.
2. You are advised that the Borough Council operates an historic building grant
scheme to cover the cost of sensitive repairs. Application forms can be obtained
from the Planning Office.
3. Bats-If bats are discovered during building works then activity must cease
immediately and advice sought from a licensed bat worker. Failure to do so could
result in an offence under the Wildlife and Countryside Act 1981 (as amended).
4. Birds-woodland and scrub clearance should take place outside the bird breeding
season to avoid disturbance or destruction of nests as this is an offence under the
Wildlife and countryside Act 1981 (as amended).
NPPF Decision Notice requirement
In accordance with paragraph 187 of the National Planning Policy Framework we have
worked with the applicant in a positive and proactive manner and sought solutions to
problems arising in relation to dealing with this application. We have done so in the
following ways:
-through pre-application advice and community engagement
-by giving advice on the requirements of a bat survey
-by working with the agent on detailed design issues, clarifying discrepancies on the plans,
seeking amendments to the design of the car parking layout, turning head and ensuring
account was taken of existing historic landscape features.
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Ltd
DATE RECEIVED:

Barrow Island
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10/05/2016
STATUTORY DATE:
10/08/2016

LOCATION:
Proposed Centralised Training Facility at Buccleuch Dock Road, Barrow-in-Furness
PROPOSAL:
New training facility comprising part single storey teaching accommodation and part
double storey workshop and ancillary accommodation with hard standing service yard
area and amenity space. Demolition of existing buildings and structures on site.
SAVED LOCAL PLAN
POLICIES:
POLICY A4
Proposals for the development of sites allocated under policies A1 and A2 will be required
to meet the following criteria:
a)

Site planning and layout should be carried out on a comprehensive basis
demonstrating how the whole site will be developed (other than for Site E6);and

b)

The road layout should provide a safe and attractive means of accessing the site
from the nearest main road - for both vehicles and pedestrians and should be
constructed to the standards required for adoption by the Highway Authority; and

c)

There is adequate space for parking, loading and unloading in accordance with the
planning authority’s adopted guidelines; and

The buildings are well designed in terms of siting, scale, orientation, detailing and external
finishes and take into account the characteristics of adjoining land uses and
landscape; and
There is sufficient space to accommodate likely needs for outside storage; and
The development is sustainable in its energy usage, environmental impact, waste and
transport implications.
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POLICY A5
In the urban areas of Barrow and Dalton, outside the locations listed in Policies A1 and A2,
industrial, storage and similar development (B1, B2 and B8 uses) will be allowed where
proposals, in addition to criteria a) - f) inclusive, of Policy A4 do not conflict with other
Local Plan policies and are conveniently accessible by public transport services and cycle
routes. Where this involves conversions within town centres and conservation areas the
Council will expect any conversion to respect the character of the building, particularly with
respect to the treatment of doors and windows.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
POLICY D9
Proposals for development or land use which may affect a European site, a proposed site
or a Ramsar site will be subject to the most rigorous examination. Development or land
use change not directly connected with or necessary to the management of the site, that is
likely to have significant adverse effects on the site (either individually or in combination
with other plans or projects), and which would affect the integrity of the site will not be
permitted unless the authority is satisfied that:
There is no alternative solution; and
There are imperative reasons of overriding public interest for the development or land use
change.
B.

Nationally Important Sites

5.3.10 These sites are recognised by Central Government as having special nature
conservation value in the interests of the nation and include the following
categories:
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National Nature Reserves (NNR) designated as SSSI's
Sites of Special Scientific Interest
Bird Sanctuaries
5.3.11 There are a number of nationally important sites in the Borough and these are:
National Nature Reserve (NNR) - North Walney
Bird Sanctuary
- Foulney Island
Sites of Special Scientific
Interest (SSSI)
- Morecambe Bay
- Duddon Estuary
- South Walney and Piel Channel Flats
- Elliscales Quarry
POLICY D10
Proposals for development or land use changes affecting nationally important nature
conservation interests will be subject to special scrutiny. Where development may have a
significant adverse effect on the nature conservation interest or integrity of an SSSI it will
not be permitted unless the need for development outweighs both the value of the site
itself and considerations of the national policy to safeguard the intrinsic nature
conservation value of the national network of such sites. In the National Nature Reserve
and Foulney Island Bird Sanctuary particular regard will be paid to the individual site's
importance.
In exceptional circumstances where development is permitted the council will use planning
conditions and obligations to ensure the protection and enhancement of the site’s nature
conservation interest.
C.

Sites of Regional, County or Local Importance

5.3.12 As well as international and nationally important interest in the Borough there are a
number of other sites that have been identified as having nature conservation value.
English Nature and other interest groups such as Cumbria Wildlife Trust and
Cumbria Rigs group have an interest in these matters on a more local scale.
5.3.13 Locally designated sites must be of substantive conservation value to merit
protection in this fashion in order to prevent the imposition of strict controls on
development in too many locations and thus unduly stifle reasonable development.
The sites identified in this Plan are:
Local Nature Reserves (Proposed LNR) - Ormsgill Reservoir
Regionally Important Geological/
Geomorphological Sites ( Non statutory RIGS) - Sandscale Haws
- Hawcoat Quarry
- Rampside Marsh
- Dunnerholme Point
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- Greenscoe Quarry
- Mouzell Mines
- Greenhaume Road Cutting
POLICY D11
Development and land use changes which may have a significant adverse effect on an
interest of local importance (i.e. Proposed and Statutory Local Nature Reserves and
Regionally Important Geological/Geomorphological Sites and the Wildlife Sites set out in
Para. 5.3.16) will not be approved unless the need for the development clearly outweighs
the nature conservation value of the site.
D.

Wildlife Sites

5.3.14 Outside the four sites of special scientific interest there were seventeen areas of
Local Natural History interest shown in the 1991 Borough Local Plan, as follows
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)
o)
p)
q)

Wet meadow, Sandscale Haws
Reservoir and the hillock to the north, Project Furness
Lower Ormsgill Reservoir
Hawcoat Quarry
Goldmire Valley
Greenscoe Quarry
Dalton Railway Cutting
Marton Quarry
Roosecote Moss
Dalton/ Lindal mining area
Walney Grasslands
Sowerby and Park Road Woods
Burlington Pits
Abbotswood
Stone Dyke
Land at north-west corner of “Parklands” Estate, Askam
The Pier, Askam

5.3.15 The Council recognises there remain areas outside the four designated SSSIs in
the Borough that require special protection due to their ecological habitats. Whilst
these areas of Local Natural History Interest have no statutory designation, they do,
however, provide a valuable contribution to the natural environment, harbouring a
diversity of wildlife and plants. To ensure the survival of these areas, the Council
will continue to protect this rich wildlife heritage and resist development that is seen
to be detrimental to their conservation interest.
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5.3.16 In order to identify these areas, the Council commissioned Cumbria Wildlife Trust to
carry out a new survey reviewing the above sites (5.3.14) and assessing others
considered suitable, as part of the Trust’s Wildlife Sites Project. The Wildlife Sites
Project is part of a nation-wide Wildlife Sites System. It is a Partnership Project in
Cumbria with support from a wide range of organisations including English Nature,
Cumbria County Council, the Environment Agency, WWF and local authorities.
Liaison with landowners is a key part of the project. Advice on management and
grants is offered as part of the project. Wildlife Sites are assessed against an
agreed set of Wildlife Site Selection Criteria by a Selection Panel of ecologists in the
county. Since the initial survey carried out at the time of the 1991 Borough Local
Plan, three sites have been recognised to be of national importance to warrant
SSSI status, (Wet meadow, Sandscale Haws, land at north west corner of
“Parklands” Estate, Askam and The Pier, Askam) and two are now categorised by
English Nature as Regionally Important Geological Sites (RIGS), namely
Greenscoe and Hawcoat Quarries. In addition a further seven sites have been
included. The completed revised list is as follows:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)
o)
p)
q)
r)
s)
t)
u)

Lower Ormsgill Reservoir & Cocken Pool
Goldmire Valley (Excluding Millwood)
Dalton Railway Cutting
Stank and Roosecote Moss
Dalton & Lindal Mining Area
Walney Airfield Heath Walney Grasslands
Sowerby & Park Road Woods
Roanhead Mines
Abbotswood
Stone Dyke
Askam Wood*
Cragg Wood*
Lots Pools*
Rampside Golf Course*
Hillock Whins*
Willow Woods, Lenny Hill*
Furness Golf Links*
Salthouse Pool
Millwood+
Park Road Woods, East of Oak Lea Road+
Biggar Bank+

*

New sites recommended by Cumbria Wildlife Trust, following Wildlife Sites
Project.

+

Sites classed as Local Natural History Interest in the 1991 Local Plan which
the Authority still consider to be of wildlife interest but which are not now felt
by the Wildlife Trust to conform to their Site Selection Criteria.
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E.

Protected Species

5.3.17 Many rare or vulnerable species are not restricted to habitats of high nature
conservation interest. As protected species are a material consideration in making
decisions on development it is important that a policy is included to prevent
unnecessary loss of species diversity. Whilst badgers and seals are protected by
separate legislation, the requirements of Articles 12-16 of the Habitats and Species
Directive 92/43 EEC relate to the Conservation of Natural Habitats and of Wildlife
and Flora. There is a need for the Local Planning Authority to consult with English
Nature on any planning application affecting a protected species.
POLICY D12
Development or demolition that would significantly adversely affect animal or plant species
protected by Schedules 1, 5 & 8 of the Wildlife & Countryside Act 1981 (as amended) will
not be permitted. If planning permission is granted which may have an adverse effect on
protected species the local planning authority will, where appropriate, impose conditions
and/or will use its powers to enter into Section 106 Obligations to;
i)

Safeguard the survival of individual members of the species;

ii)

Reduce habitat disturbance to a minimum; and/or

iii)

Provide suitable alternative habitats.

F.

Wildlife Corridors

5.3.18 While the areas of particular importance for their individual characteristics receive
recognition and protection through the designations above, this does not mean that
no other areas merit some level of protection. Wildlife Corridors provide cover and
a network of routes along which wildlife can travel, in relative safety, with access to
relevant food sources and areas to shelter, linking a variety of habitats, and being
perhaps more valuable in terms of sustainability and biodiversity than a series of
isolated sites. These areas not only provide nature conservation benefits, but can
also make positive contributions to the landscape, to recreation, education and the
quality of life of local residents in a way that some of the designated areas above
cannot due to their sensitive structures and rarity. The ecological benefit in
maintaining the continuity of these areas would be enhanced by locating positive
schemes for wildlife in them. The precise location of the Wildlife Corridors is
identified on the Proposals Map.
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POLICY D13
Proposals for developments or land use changes which adversely affect, direct or
indirectly, the integrity of wildlife and landscape features such as hedgerows, ponds,
woodland or continuity of the Wildlife Corridors will only be approved if the development
cannot be accommodated elsewhere and the need for the development clearly outweighs
the need to retain that particular section of the wildlife network. Where the development
will result in the loss of trees or woodland or other wildlife features, the Authority will
require the developer to submit a detailed landscaping scheme with the planning
application, which must be completed as part of the development, and which must provide
for the replacement of trees or other wildlife features lost as a result of the development.
G.

Community Woodland

5.3.19 A major habitat creation project to be carried out over the plan period is the
development of Walney Community Woodland as part of the Borough’s overall
Woodland Strategy. The woodland will provide a variety of benefits for local
residents, maintaining the separation of the built up areas of North
Vickerstown/North Scale and West Shore, serving as an educational resource and
creating opportunities for a variety of recreational activities such as walking, cycling
and riding. A similar scheme has been implemented on vacant land between
Hawcoat Quarry and Cliffe Lane. These schemes and others will be evolved in
partnership with the Forestry Commission, the Woodland Trust and other relevant
bodies in order to promote and enhance countryside character.
POLICY D56
The Council will refuse permission for development that in its opinion is likely to adversely
affect the quality of surface, underground or coastal water as a result of the nature of the
surface or waste water discharge, or give rise to pollution problems resulting from the
disturbance of contaminated land. The Authority will support initiatives that lead to
improvement in surface water quality.
POLICY D57
Developments will not be permitted which in the opinion of the Council pose an
unacceptable risk to the quality of groundwater. Areas subject to different levels of risk
and protection are shown on the Proposals Map.
Noise
5.5.48 Noise pollution generally is an increasingly important issue and noise has become
recognised as a material consideration in the determination of planning applications.
Noise affects all aspects of life but most significantly the comfort and convenience
of home. It is the aim of the planning system to ensure that, wherever possible,
noise sensitive developments are separated from major sources of noise. Such
major sources of noise include roads, railways, air transport and certain types of
industrial development. The policies that follow have been evolved in discussion
with the Council’s Chief Environmental Health Officer.
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POLICY D58
New development within the vicinity of residential areas, schools, hospitals and offices
must not generate noise above the existing background levels, as measured in
accordance with the positions, times and methods agreed beforehand with the Authority.
POLICY D59
Noise sensitive development such as housing, schools and care homes will not be
permitted in locations where it is likely that exposure to high noise levels would occur, both
at present and in the future.
POLICY D60
Developments giving rise to occasional noise levels above background, which are
permissible under the other policy criteria of this Plan, will be required to show to the
planning authority’s satisfaction that adequate measures have been taken to provide
reasonable noise attenuation by design and/or screening and that adequate publicity is
given beforehand of when noisy activities may occur.
POLICY D63
The Council will seek to minimise light pollution. Details of any external lighting scheme
required as part of any new development should be submitted as part of the planning
application. Applicants will be expected to demonstrate to the Authority that the scheme
proposed is the minimum needed for security and working purposes and that it minimises
the potential pollution from glare and light spillage, particularly to residential and
commercial areas, areas of nature conservation importance and areas whose open and
remote landscape qualities would be affected. Lighting will be required to be directed to
the part of the site where it is needed and the Authority will require measures to be taken
to seek to ensure that it does not spread beyond the site boundaries or upwards into the
sky. Any approved scheme, once installed, will have to meet the parameters agreed in the
submitted details.
POLICY F6
Proposals for new development involving sites in excess of 0.4 ha must be accompanied
by details of all land drainage arrangements. These must be designed so as to ensure
that there is no deleterious effect on adjoining occupiers of land, important wildlife habitats
or watercourses in the vicinity.
POLICY F9
The Authority will refuse development that would result in adverse impact on the water
environment due to additional surface water run-off, unless appropriate alleviation or
mitigation measures, as agreed with the Authority in consultation with the Environment
Agency, are provided. Developers will be expected to cover the costs of assessing
surface water drainage impacts and of any appropriate mitigation works.
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SUMMARY OF MAIN ISSUES:
The proposal forms part of the wider Site Redevelopment Program which is fundamental
to the Successor Order. The Central Training Facility allows for internal training of staff
reducing the reliance of off-site facilities. The building is of a high quality design and is
demonstrated to not significantly impact upon residential amenity, traffic / highways
infrastructure or any designated ecological site located nearby.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The Occupiers of nos 1, 1A, & Cricket Field Cottage, Buccleuch Dock Road, Sir John
Fisher Sailing Centre, St Andrews Street, nos. 69, 71, 30, 32, 73, 34, 61, 63, 65, 67
Dundee Street, Barrow all informed.
The Occupiers, Cricket Field Cottage, Buccleuch Dock Road, Barrow-in-Furness
“With reference to the above application and residentially being directly opposite the site to
be developed we wish the following observations to be put before the Planning Committee
before consent is agreed.
1. The new building to be screened from our property is Liandi trees would be
agreeable. In the interests of maintaining our privacy invasion of light, noise and
dust.
2. Any intrusive overlooking windows to be of a frosted nature, in the interest of our
privacy.
3. Any security cameras to be of a fixed nature not a rotary or of a moveable type, in
the interest of our privacy i.e. not capable of overlooking our properties or looking
into as one does now and has been noticed to do so on occasions.
4. To be sound proofed to a very high standard, in our interests of peace and
quietness we now enjoy.
5. Fans, extractors or otherwise to be sound proofed.
6. All external ground surfaces to be of a sealed surface to prevent dust annoyance to
the properties.
7. We request the Planning Committee add any other observations we haven’t thought
to add that would be of a benefit to use as adjacent residents.
8. That everything planned is environmentally friendly to the residents.
9. No existing trees or shrubbery to be remove, in the interest of local wild life.
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10. Due to the fact we are a cat sanctuary and cant prevent them entering the works we
ask that ample road signage for their safety are installed around the new site.
11. That all traffic uses the present one way traffic flow i.e. in Kings Gate and exits Gate
14 Crosslands which has a 35 cast limit on and is being totally abused on a daily
basis.
12. We ask you put enforcement traffic notice in regarding the 35 cast limit immediately
on the company.
13. As we are both elderly and not computer literate we request you make any contact
with us by post in the form of written documents.”
CONSULTATIONS:
Building Control Manager
“Building regulation approval required for the proposed works.”
Estates Department
“No comments from Estates.”
Emergency Planning Officer
“Part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. There are no objections to the
proposed development but it should be noted that the proposed development is situated
within the Detailed Emergency Planning Area of the site and in liaison with the site
operator and in liaison with the Office for Nuclear Regulation special arrangements are
made for residents/business premises in this area and particular attention is paid to
ensuring that people are aware of the appropriate action to take in the event of an incident
at the site.
With particular reference to this Site, the location is within close proximity to Wet Dock
Quay and forms part of BAE Systems Site. Accordingly I would be grateful if you could, in
the event of the application being approved, advise the applicant to liaise with this office to
allow for further discussion.”
Comment from ONR
“I have consulted with the emergency planners within Cumbria County Council, which is
responsible for the preparation of the AWE Barrow off-site emergency plan required by the
Radiation Emergency Preparedness and Public Information Regulations (REPPIR) 2001.
They have provided adequate assurance that the proposed development can be
accommodated within their off-site emergency planning arrangements.
The proposed development does not present a significant external hazard to the safety of
the nuclear site.
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Therefore, ONR does not advise against this development.”
Environmental Health 26/05/16
“Thank you for your consultation on the above application. Although I have no objection to
the application in principle, there are areas that need further work to satisfy the Authority
that all aspects of Air & Land Quality including noise and light pollution has been
considered.
Land Quality:- I have reviewed the ‘Site Appraisal Report’ prepared by GRM
Development Solutions (Ref: P7256, Dated March 2016) and I can now comment further
on the application.
The author has said that the sampling strategy has been based on recommendations from
a ‘Phase 1 Desk Study’; however this has not been submitted with the application.
I understand that only four soil samples were analysed as presented in Appendix N of the
above report, namely BH01, BH03, WS01 & WS04. Each representative sample came
back clean and suggests that this area may have been capped with clean inert fill at some
point. However I am concerned that ‘four’ samples is insufficient to characterise the ground
quality of this site, especially as no analysis of made ground was taken below the
‘footprint’ of the proposed ‘Craft’ building and only two analyses were taken below the
‘Teaching block’, namely BH03 & WS04. With this in mind and the sites previous historical
use, I believe further sampling and analysis is warranted and can be submitted as a
technical note if appropriate.
Ground Gas:- I take note from the above report that a final round of ground gas
monitoring is to take place, this should be submitted as soon as it has been completed.
Air Quality:- I have reviewed the Air Quality Assessment submitted with the application
prepared by Royal HaskoningDHV (REF: I&BPB5118R005F01, Dated 5th May 2016). It is
unfortunate that the air quality assessment has not identified ‘Cricket Field Cottages’ as a
potential ‘receptor’ for air quality matters including dust despite it being less than 10
meters from the development plot. I would request that a separate technical note updating
the air quality assessment is submitted which includes predicted pollutant concentrations
at the nearest receptor, i.e. Cricket Field Cottages.
Traffic:- Section 3.2.2 of the Transport Statement states that delivery vehicles for the
development will utilise Buccleuch Dock Road. It is important to notify all parties that
Buccleuch Dock Road is not an adopted road despite its name, therefore it is classed as
‘private land’ owned by Barrow Borough Council beyond ‘Gate 10’. My concern relates to
statutory nuisance, while I have no objections to the development in principle, use of this
gate 24 hours a day across from residential properties may create a noise and light
nuisance issue. Under the Environmental Protection Act 1990, if a statutory nuisance from
vehicles on private land is identified, this authority has a statutory duty to serve notice on
an individual or company responsible for the noise. However, as previously stated- the
land is owned by Barrow Borough Council and we cannot serve notice on our selves, so I
request that this issue is carefully assessed to protect residents of the two ‘ Cricket Field
Cottages’ from noise and light nuisance.
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Furthermore, although the transport statement alludes that students and staff will use on
and off site parking with two external trainers attending the site each day, I have noted that
in
the
‘Site
Redevelopment
Plan’
Noise
Assessment
Report
Ref:
PB1700/R09/304368/Newc, Dated 22/04/15, (Figure 5 of appendix A), the area around the
proposed facility has been designated as ‘proposed operational Car Park B’!; Table 13
in the same report shows a provision of 341 car spaces provided during construction and
198 post construction, potential equating to 396 car movements through Gate 10, not
including delivery and general vehicle movements 24hrs a day. This is further bolstered
with Table C1 (Traffic Data used in the Air Quality Assessment) from the submitted Air
Quality Report Ref (REF: I&BPB5118R005F01, Dated 5th May 2016) which shows ‘Link 58’
–(2014= 637 AADT increasing to 1953 AADT) Therefore it appears to me that Gate 10 will
now become the main exit point for every vehicle exiting the BAE site South of Michaeson
Road Bridge.
Plant Machinery:- The facility is likely to have roof mounted air conditioning units and
should be conditioned accordingly, therefore I would recommend the following conditions:
1) 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.
2) Noise from the development must not cause the existing background noise level
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise sensitive
locations. Tonal noise will result in a 5dB addition to that noise (Definition in: Appendix E
“Noise Procedure Specification, Publication 140”, The Engineering Equipment and
Materials User Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]
Construction Management Plan:- I would request that a construction management plan is
submitted which would cover mitigation measures during demolition (Slab break-up) as
well as during the construction phase. Please see attached Condition
I am happy for the developer to contact me regarding the above outstanding issues and if
need be, this consultation response can be forwarded to the applicant. If you would like
further clarification on this matter, please don’t hesitate to contact me further.”
Construction and Demolition Sites – Noise, Dust and Light
Management.
It is essential to have effective noise and dust emission control measures in place
for every activity carried out on site, not only to protect the health and safety of the
on-site workforce, but also local residents and members of the public in the locality.
In order to successfully control demolition and construction activities, it is important to
evaluate the risk from pollutants emitted from site. It is envisaged that this approach
will bring additional benefits, such as a reduction in the number of nuisance
complaints; the majority of which relate to dust and noise emitted from construction
activities.
Applications for development proposals which, by virtue of the nature and/or scale are
considered by the Council to be likely to give rise to an adverse impact during
construction, demolition and/or generate construction waste, will be expected to be
accompanied by a Construction Management Method Statement.
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The method statement should cover all phases of the development and take account of all
contractors or sub-contractors and must be submitted for approval by the Local
Planning Authority, prior to the commencement of the development. Construction
management method statements will be expected to include the following:
Details of phasing of the construction work including a programme of work for
the demolition and construction phase;
A Traffic Management Plan to include all traffic associated with the development,
including site and staff traffic;
Procedures to monitor and mitigate noise and vibration from the construction and
demolition and to monitor any properties at risk of damage from vibration, as
well as taking into account noise from plant, machinery, vehicles and deliveries,
with reference to BS 5228 - Code of practice for noise and vibration control on
construction and open sites. All measurements should make reference to BS
7445 - Description and measurement of
environmental noise;
Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties
from construction compounds including visual impact, noise, dust and light
pollution;
Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
A written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to
exceptional noisy incidents or dust-causing episodes. It should also be used to
record the results of routine site inspections;
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet
the public highway to avoid deposition of mud/debris on the public highway and the
generation of dust.
Environmental Health 15/06/16
“Thank you for your consultation on the above application. Further to my consultation on
26th May 2016, I had raised some concerns regarding outstanding issues that the
submitted information had not included. As a result- I have been liaising with the developer
to provide the outstanding information and I can now confirm receipt of the updated Air
Quality Technical Note.
The levels predicted at the nearest receptor have been calculated to be of ‘negligible
significance’, therefore I have no further concerns with regards to air quality and the effects
from dust and construction traffic at this time.
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I do not require any further information on air quality with regards to this development.”
Environmental Health 19/07/16
“Thank you for your consultation on the above application.
Land Quality: I can confirm that I have read the ‘Additional Environmental Testing at
Cornmill Sidings, Barrow in Furness’ addendum prepared by GRM Development Solutions
Ref: P7256 LR.001, dated 8th July 2016. I recognise that the trial pits have been dug below
the proposed building footprint and that levels of contaminants are slightly elevated with
the addition of asbestos fibres identified. The risk to the end user is low assuming that no
foundation material dug out is used elsewhere on site. There is a potential risk to site
construction workers and they will need to form appropriate risk assessments taking into
account the findings of this report.
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
Environmental Health 19/07/16
“Thank you for your consultation on the above application.
Air Quality:- Please refer to my consultation made on the 15th June 2016. Ref: 60811a
Traffic:- The traffic and car parking response memo Ref: PB5118TN01F02, dated 1st July
2016 has been sent in response to my concerns although I do not believe the author has
fully understood what I had raised. My concern related to gate 10 and the amount of
increased traffic flowing through this point onto Buccleuch Dock Road from the Buccleuch
‘Dock Side’ south of Michaelson road!. I understand that a one way system is in operation
south of Michaelson road with the exit point being gate 10. I am not concerned with other
car parks on Buccleuch Dock Road, I am only concerned with vehicles passing through
gate 10 onto Council owned land and causing a ‘statutory nuisance’.
(I need to be very clear, if a complaint from a resident in Cemetery cottages Is received
regarding increased noise from traffic leaving gate 10 during the night which is keeping
them awake, we would have to investigate this under the EPA90 legislation. Bearing in
mind that Buccleuch Dock Road is ‘private land’ and not an adopted road opposite Gate
10, if a statutory nuisance was found, we cannot serve notice on the local authority,
however- section 82 EPA can be taken by the resident against the land owner being
Barrow Borough Council. Therefore the question remains as to why this was allowed to
happen in the first place.)
Acoustics/ Plant Machinery:- I take note of the proposed condition amendment relating to
Noise Rating levels. I assume that the amendment relates to taking noise readings from
the façade of the nearest residential building, this would equate to an open window of
12dB and a reflection of 3dB, thus explaining the 15dB increase methodology.
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The condition that I have placed on the application relates to monitoring ‘within’ the
residential property and it has been placed on the application so that the plant machinery
is designed, installed, operated and maintained to a standard regardless of where the
measurements are taken. After all, complaints likely received will be from residents in their
own home, and therefore any measurements taken will need to reflect this proportionately.
Therefore I cannot agree to the proposed changes to the condition at this time.
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
Environmental Health 2/8/16
“I have been in discussion with Matthew Hayes who is working for McBains Cooper as a
noise consultant. Our discussion has focussed on the acoustic condition that I had placed
on the above application and the rewording that they had proposed. In short, we both
agree on the levels that are to be perceived at the nearest residential dwelling,
unfortunately there is a black area in the condition on where the readings should be taken.
On 5th July, Mark Leeson had responded via email to my acoustic condition and had
suggested a re wording so that they could meet the condition, ie.. monitor noise levels at
the façade of a property rather than internally where access cannot be gained.
I have taken there comments into consideration and would propose a rewording of the
condition that satisfies both parties:
Plant Machinery: The facility is likely to have roof mounted air conditioning units and
should be conditioned accordingly, therefore I would recommend that the plant machinery
is designed, installed, operated and maintained to meet the following condition criteria.
1) Noise from the development must not exceed Noise Rating Curve NR 45 in daytime
hours (0700 - 2300) and NR 40 in night time hours (2300 - 0700) at the façade of any
noise sensitive property.
2) Noise from the development must not cause the existing background noise level
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise sensitive
locations. Tonal noise will result in a 5dB addition to that noise (Definition in: Appendix E
“Noise Procedure Specification, Publication 140”, The Engineering Equipment and
Materials User Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]”
United Utilities 3/6/16
“United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:
Foul Water
Condition 1
Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.
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Surface Water
Condition 2
Following our review of Flood Risk Assessment, we can confirm the proposals are
acceptable in principle to United Utilities.
The drainage for the development hereby approved, shall be carried out in accordance
with principles set out in the submitted Flood Risk Assessment (Ref No.
I&BPB5118R002F02, Rev 02/Final, dated 5/5/2016) which was prepared by Haskoning
DHV UK Ltd, proposing surface water discharging into Devonshire Dock. No surface water
will be permitted to drain directly or indirectly into the public sewer. Any variation to the
discharge of foul shall be agreed in writing by the Local Planning Authority prior to the
commencement of the development. The development shall be completed in accordance
with the approved details.
Reason: To ensure a satisfactory form of development and to prevent an undue increase
in surface water run-off and to reduce the risk of flooding.
The applicant can discuss any of the above with Developer Engineer, Josephine Wong, by
email at wastewaterdeveloperservices@uuplc.co.uk.
Management and maintenance of Sustainable Drainage Systems
Regardless of the stage in the planning process, we recommend the Local Planning
Authority includes a condition in their Decision Notice regarding a management and
maintenance regime for Sustainable Drainage Systems. We suggest the following
condition should be appropriate for most instances;
Condition 3
Prior to the commencement of the development a sustainable drainage management and
maintenance plan for the lifetime of the development shall be submitted to the Local
Planning authority and agreed in writing. The sustainable drainage management and
maintenance plan shall include as a minimum:
a. The arrangements for adoption by an appropriate public body or statutory
undertaker, or, management and maintenance by a Resident’s Management
Company; and
b. Arrangements concerning appropriate funding mechanisms for its ongoing
maintenance of all elements of the sustainable drainage system (including
mechanical components) and will include elements such as ongoing inspections
relating to performance and asset condition assessments, operation costs, regular
maintenance, remedial woks and irregular maintenance caused by less sustainable
limited life assets or any other arrangements to secure the operation of the surface
water drainage scheme throughout its lifetime.
The development shall subsequently be completed, maintained and managed in
accordance with the approved plan.
Reason: To manage flooding and pollution and to ensure that a managing body is in place
for the sustainable drainage system and there is funding and maintenance mechanism for
the lifetime of the development.
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We recommend the developer also contacts the Local Planning Authority along with the
Lead Local Flood Authority to discuss surface water drainage as they will ultimately be the
decision maker on this matter.
Water Comments
A water supply can be made available to the proposed development. However off site
main laying will be required to ur nearest main
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact United Utilities
on 03456 723 723 regarding connection to the water mains or public sewers.
General comments
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities' assets and the proposed development. United Utilities offers a fully supported
mapping service and we recommend the applicant contact our Property Searches Team
on 03707 510101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.
Supporting information:
United Utilities wishes to draw attention to the following as a means to facilitate
sustainable development within the region.
Site drainage
In accordance with the National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG), the site should be drained on a separate system with
foul water draining to the public sewer and surface water draining in the most sustainable
way.
The NPPG clearly outlines the hierarchy to be investigated by the developer when
considering a surface water drainage strategy. We would ask the developer to consider
the following drainage options in the following order of priority:
1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.
The comments made in this letter regarding site drainage reflect this approach.
Justification for Pre-commencement condition
If a ‘Pre-commencement’ condition has been requested in this correspondence, please
consider the following information as justification of this request.
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In accordance with the Town and Country Planning (Development Management
Procedure) (England) Order 2015 Part 6, we have been asked to provide written
justification for any pre-commencement condition we may have recommended to you in
respect of surface water disposal.
The purpose of the planning system is to help achieve sustainable development. This
includes securing the most sustainable approach to surface water disposal in accordance
with the surface water hierarchy.
It is important to explain that the volume arising from surface water flows can be many
times greater than the foul flows from the same development. As a result they have the
potential to use up a significant volume of capacity in our infrastructure. If we can avoid
and manage surface water flows entering the public sewer, we are able to significantly
manage the impact of development on wastewater infrastructure and, in accordance with
Paragraph 103 of the NPPF, minimise the risk of flooding. Managing the impact of surface
water on wastewater infrastructure is also more sustainable as it reduces the pumping and
treatment of unnecessary surface water and retains important capacity for foul flows.
As our powers under the Water Industry Act are limited, it is important to ensure explicit
control over the approach to surface water disposal in any planning permission that you
may grant.
Our reasoning for recommending this as a pre-commencement condition is further
justifiable as drainage is an early activity in the construction process. It is in the interest of
all stakeholders to ensure the approach is agreed before development commences.
Further information regarding Developer Services and Planning, can be found on our
website at http://www.unitedutilities.com/builders-developers.aspx.”
United Utilities (revised comments – 7/6/16)
Drainage Conditions
“United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:
Following our review of Flood Risk Assessment, we can confirm the proposals are
acceptable in principle to United Utilities. The drainage for the development hereby
approved, shall be carried out in accordance with principles set out in the submitted
Flood Risk Assessment (Ref No. I&BPB5118R002F02, Rev 02/Final, dated
5/5/2016) which was prepared by Haskoning DHV UK Ltd, proposing surface water
discharging into Devonshire Dock. No surface water will be permitted to drain
directly or indirectly into the public sewer. Any variation to the discharge of foul shall
be agreed in writing by the Local Planning Authority prior to the commencement of
the development. The development shall be completed in accordance with the
approved details.
Reason: To ensure a satisfactory form of development and to prevent an undue
increase in surface water run-off and to reduce the risk of flooding.
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The applicant can discuss any of the above with Developer Engineer, Josephine Wong, by
email at wastewaterdeveloperservices@uuplc.co.uk.
Management and maintenance of Sustainable Drainage Systems
Regardless of the stage in the planning process, we recommend the Local Planning
Authority includes a condition in their Decision Notice regarding a management and
maintenance regime for Sustainable Drainage Systems. We suggest the following
condition should be appropriate for most instances;
Condition 3
Prior to the commencement of the development a sustainable drainage management and
maintenance plan for the lifetime of the development shall be submitted to the Local
Planning authority and agreed in writing. The sustainable drainage management and
maintenance plan shall include as a minimum:
a. The arrangements for adoption by an appropriate public body or statutory
undertaker, or, management and maintenance by a Resident’s Management
Company; and
b. Arrangements concerning appropriate funding mechanisms for its ongoing
maintenance of all elements of the sustainable drainage system (including
mechanical components) and will include elements such as ongoing inspections
relating to performance and asset condition assessments, operation costs, regular
maintenance, remedial woks and irregular maintenance caused by less sustainable
limited life assets or any other arrangements to secure the operation of the surface
water drainage scheme throughout its lifetime.
The development shall subsequently be completed, maintained and managed in
accordance with the approved plan.
Reason: To manage flooding and pollution and to ensure that a managing body is in place
for the sustainable drainage system and there is funding and maintenance mechanism for
the lifetime of the development.
We recommend the developer also contacts the Local Planning Authority along with the
Lead Local Flood Authority to discuss surface water drainage as they will ultimately be the
decision maker on this matter.
Water Comments
A water supply can be made available to the proposed development however off
site main laying will be required to the nearest main.
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact United Utilities
on 03456 723 723 regarding connection to the water mains or public sewers.
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General comments
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities' assets and the proposed development. United Utilities offers a fully supported
mapping service and we recommend the applicant contact our Property Searches Team
on 03707 510101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.
Supporting information
United Utilities wishes to draw attention to the following as a means to facilitate
sustainable development within the region.
Site drainage
In accordance with the National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG), the site should be drained on a separate system with
foul water draining to the public sewer and surface water draining in the most sustainable
way.
The NPPG clearly outlines the hierarchy to be investigated by the developer when
considering a surface water drainage strategy. We would ask the developer to consider
the following drainage options in the following order of priority:
1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.
The comments made in this letter regarding site drainage reflect this approach.
Justification for Pre-commencement condition
If a ‘Pre-commencement’ condition has been requested in this correspondence, please
consider the following information as justification of this request.
In accordance with the Town and Country Planning (Development Management
Procedure) (England) Order 2015 Part 6, we have been asked to provide written
justification for any pre-commencement condition we may have recommended to you in
respect of surface water disposal.
The purpose of the planning system is to help achieve sustainable development. This
includes securing the most sustainable approach to surface water disposal in accordance
with the surface water hierarchy.
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It is important to explain that the volume arising from surface water flows can be many
times greater than the foul flows from the same development. As a result they have the
potential to use up a significant volume of capacity in our infrastructure. If we can avoid
and manage surface water flows entering the public sewer, we are able to significantly
manage the impact of development on wastewater infrastructure and, in accordance with
Paragraph 103 of the NPPF, minimise the risk of flooding. Managing the impact of surface
water on wastewater infrastructure is also more sustainable as it reduces the pumping and
treatment of unnecessary surface water and retains important capacity for foul flows.
As our powers under the Water Industry Act are limited, it is important to ensure explicit
control over the approach to surface water disposal in any planning permission that you
may grant.
Our reasoning for recommending this as a pre-commencement condition is further
justifiable as drainage is an early activity in the construction process. It is in the interest of
all stakeholders to ensure the approach is agreed before development commences.
Further information regarding Developer Services and Planning, can be found on our
website at http://www.unitedutilities.com/builders-developers.aspx.”
Environment Agency
“We have reviewed the application as submitted, and the associated Flood Risk
Assessment (ref I&BPB5118R002F02), which we consider as appropriate to the nature
and scale of the development.
The Environment Agency therefore has no objection to the proposed development.”
Natural England
“ Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development. The
advice in this letter is to assist your authority when considering the application against
relevant environmental legislation including:
The Conservation of Habitats and Species Regulations 2010 (as amended)
The Wildlife and Countryside Act 1981 (as amended)
Town and Country Planning (Development Management Procedure) (England) Order 2010
(as amended)
Internationally and nationally designated sites
The application site is within close proximity to the following European designated sites
(also commonly referred to as Natura 2000 sites) and therefore has the potential to affect
the interest features of those sites. European sites are afforded protection under the
Conservation of Habitats and Species Regulations 2010, as amended (the ‘Habitats
Regulations’). The application site is within the stated distance of the following European
sites:
 Morecambe Bay Special Protection Area (SPA)
 Morecambe Bay Special Area of Conservation (SAC)
Page 99 of 164

PLANNING COMMITTEE
16th August 2016
The following site is also listed as Ramsar site 1:
 Morecambe Bay
The application site is also within 525m of the following sites which are also notified at a
national level as Site of Special Scientific Interest (SSSI);
 South Walney and Piel Channel Flats Please see the subsequent sections of this letter
for our advice relating to SSSI features.
In considering the European site interest, Natural England advises that you, as a
competent authority under the provisions of the Habitats Regulations, should have regard
for any potential impacts that a plan or project may have2. The Conservation objectives for
each European site explain how the site should be restored and/or maintained and may be
helpful in assessing what, if any, potential impacts a plan or project may have.
Further information required
Natural England notes that the HRA has not been produced by your authority, but by the
applicant. As competent authority, it is your responsibility to produce the HRA. We provide
the advice enclosed on the assumption that your authority intends to adopt this HRA to
fulfil your duty as competent authority.
On the basis of information provided, Natural England advises that there is currently not
enough information to rule out the likelihood of significant effects. Natural England
therefore advises that your authority should not grant planning permission at this stage.
Natural England advises that the information and evidence gaps could potentially be
resolved with additional information formally submitted by the applicant in order to amend
the proposal. This would then provide an opportunity for your authority to repeat your
screening to check for the likelihood of significant effects of the project as submitted (i.e.
with all new information provided as part of the proposal).
Natural England recommends that any information gaps should be met by the formal
submission of information, so that the project as a whole, i.e. as submitted with all
information and measures to protect the European site, can be screened to check whether
the likelihood of significant effects can be ruled out.
Special Protection Areas (SPAs) are classified for rare and vulnerable birds, and for
regularly occurring migratory species. The birds for which SPAs are designated may also
rely on areas outside of the SPA boundary. These supporting habitats may be used by
SPA populations or some individuals of the population for some or all of the time. These
supporting habitats can play an essential role in maintaining SPA bird populations, and
proposals affecting them may therefore have the potential to affect the SPA.
It should be noted that the potential impacts that may arise from the proposal relate to the
presence of SPA interest features that are located outside the site boundary. It is advised
that the potential for offsite impacts needs to be considered in assessing what, if any,
potential impacts the proposal may have on European sites.

Page 100 of 164

PLANNING COMMITTEE
16th August 2016
There are WeBS data core counts for 2013/14 for the Cavendish Dock sector, but this
sector has now been combined with Roosecote Sands and therefore it will be hard to
determine the level of SPA bird use of just the Dock area itself. However the Morecambe
Bay Wader Roost Study 2012
(http://www.wyre.gov.uk/planx_downloads/PlanningApps/1300501/Wader_Roost_Study.pdf) highlights the importance of the Dock area for roosting
Knot. This is also supported by United Utilities survey results that accompanied their MMO
licence application for the long sea outfall application that shows the use of the causeway
across the Dock for roosting waders.
Natural England therefore advises that the following information should be requested from
the applicant, in order to screen the project to check for the likelihood of significant effects:
 A detailed Construction Environmental Management Plan (CEMP). This CEMP should
include the measures which will be put in place to protect the designated sites and their
associated mobile species due to demolition and construction activities and surface water
drainage. Appropriate pollution prevention guideline measures should be incorporated into
this document to include the control and management of noise, dust, surface water runoff,
waste and pollution control.
 A finalised Drainage Strategy. This should ensure adequate surface water controls and
appropriate foul water drainage solutions for the operational phase are in place to
minimise any contaminates entering the designated sites.
SSSI – Further information required
This application is in close proximity to South Walney and Piel Channel Flats Site of
Special Scientific Interest (SSSI). The application, as submitted, does not contain sufficient
information to conclude that the development is not likely to damage or destroy the interest
features for which South Walney and Piel Channel Flats SSSI has been notified. Our
concerns are set out below.
Our concerns regarding the potential impacts upon the SSSI coincide with our concerns
regarding the potential impacts upon The Morecambe Bay SPA /SAC and RAMSAR site
detailed above.
Additionally, although not a notified feature of the designated sites, we welcome the
mitigation that is proposed to prevent disturbance in the Summer months to moulting mute
swans, as this is a key site in Cumbria for this species.
Should the application change, or if the applicant submits further information relating to the
impact of this proposal on the SSSI, Natural England will be happy to consider it.
If your Authority is minded to grant consent for this application contrary to the advice
relating to the SSSI contained in this letter, 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.
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Protected species
We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received
from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence is needed
(which is the developer’s responsibility) or may be granted.
If you have any specific questions on aspects that are not covered by our Standing Advice
for European Protected Species or have difficulty in applying it to this application please
contact us with details at consultations@naturalengland.org.uk We would be happy to
comment further should the need arise but if in the meantime you have any queries please
do not hesitate to contact us.
For any queries relating to the specific advice in this letter only please contact Colette
Fardal on 0208 225 7301. For any new consultations, or to provide further information on
this consultation please send your correspondences to
consultations@naturalengland.org.uk.”
Cumbria County Council - Development Management Officer 21/06/16
“The training facility has been proposed for the same land highlighted as additional car
parking for 305 temporary car parking spaces within a recent version of the Car Parking
Strategy between 2016 Q1 to 2019 Q2. The applicant must not rely on on-street car
parking to support or compliment their car parking provision. We have been assured that
these spaces will be relocated further along Buccleuch Dock as per drawing BD 003 Rev
0. The access to this relocated parking is by the Michealson Road/Buccleuch Dock Road
junction as it was before realocation therefore the assumptions and findings of the Fourth
Transport Assessment Addendum are still applicable therefore there is no objection to this.
We would request clarification because the applicant suggests 61 of the 305 spaces
will not be displaced by the training facility.
We do, however, recommend refusal at this stage. The TA looks at the option of
providing traffic signal control at the Michaelson Road/Buccleuch Dock Road junction
to relieve an adverse impact on the privately owned Buccleuch Dock Road. We
understand that the developer is actively pursuing this as a proposal. This option has not
been reviewed in the Planning process and the public benefit of the s.278 works required
for the installation of a signal control at this junction has not been demonstrated. Other
options should be considered to show that this application will work without the
imposition of the delay on the public highway network. If the applicant wishes to pursue
this option the applicant should show the benefit for road users in Barrow in Furness,
compared with other options as may be available to alleviate the potential use of this
access point.
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It is also a problem that a drainage design has not been supplied. Three existing outlets
are proposed to be used but the proposal requires the upgrade and diversion of the
existing arrangements. I would draw your attention to the table at 2.14 of the linked
document for a description of what detail regarding drainage should be expected from an
applicant at each stage of a planning application in order to secure the requirements of the
NPPF and Planning Practice Guidance. A detailed drainage layout should be
submitted in support of a full planning application. No Sustainable Drainage
components have been considered. The developer should investigate the full range of
SuDS components, to determine which are suitable for the site and use them if appropriate
or explain why they are not appropriate if that is the case. No maintenance details have
been provided.
Our recommendation is that this application should be refused for the reason as follows.
 Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of surface water drainage and in terms of its
effect on local traffic conditions and public safety”
Cumbria County Council - Development Management Officer 25/07/16
“In response to a query relating to the Car Park Strategy, the applicant has directed us to
the 4th Transport Assessment Addendum which was accepted at a later date than the
recent version of the Car Park Strategy that we referred to in our previous response. We
request that future revisions to the Car Park Strategy are provided in a document
clearly labelled as Car Park Strategy to assist with reference, particularly when
questions arise at a later date. The same principle should apply to the Transport
Assessment or Construction Traffic Management Plan, etc. A map (or maps) showing the
current Car Park Strategy would also be appreciated.
The explanation given in part iii. of the BAE Traffic and Car Parking Response (ref:
PB5118TN01F02) is accepted. In summary, the 305 spaces off Buccluech Dock Road
has increased to 318 spaces but only 244 of these were on the site of the CTF.
Replacement for the 244 spaces has been found and 318 spaces are still located off
Buccleuch Dock Road.
In part iv. of the BAE Traffic and Car Parking Response (ref: PB5118TN01F02) the
applicant presents an argument that the proposed traffic signal control at the Michaelson
Road/Buccleuch Dock Road junction is unrelated to this particular planning application
because there is no significant traffic generation associated with this element of the overall
project. It remains a concern that these signals have only ever been described as an
option within the planning process, and other options do not appear to have been
explored, but it is accepted that this concern does not relate to this particular planning
application.
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An Outline Drainage Strategy (Ref: 58172 BAE01 - MBC - XX - XX - RP - C -00001 D5 P1)
has been submitted which is a step in the right direction but this is a full planning
application and we have already asked for the detailed design. The existing surface
water drainage has been found to be in poor condition and the report recommends
exploring in more detail whether its incorporation into the detailed design will be suitable
for use. If parts of the existing system are to be incorporated then any elements in poor
condition will need to be replaced but we need to know now which parts will remain
including which parts need to be replaced. The outline strategy has considered the use of
Sustainable Drainage and lists permeable paving and the incorporation of SUDs for the
Building Footprint and Car Parking, and additionally a full retention petrol interceptor. We
need to know what SuDS and what is the design. Attenuation is not such a huge issue
for this development but the NPPF requires priority to be given to SuDS because they
provide opportunities to reduce the causes and impacts of flooding; remove pollutants from
urban run-off at source; combine water management with green space with benefits for
amenity, recreation and wildlife. Maintenance details have still not been provided either.
Please can the applicant ensure;
‐ That the full range of SuDS components has been investigated and used where
they can be.
‐ That the full drainage design and layout is provided. A pre and post development
impermeable areas plan would be useful.
‐ That a maintenance program and assignment of on-going maintenance
responsibilities is submitted so that we can be assured that the design will function
into the future.
Our recommendation is that this application should be refused for the reason as follows.
Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of surface water drainage.”
Natural England
“Your proposal to approve this consultation with the condition of the CEMP providing
detailed mitigation to limit noise and protect the drainage outflow from sediment and
pollution during the construction phase is sound.
The drainage strategy that was provided for the operational phase does refer to the use of
SUDS and attenuation to be agreed with yourselves and the local flood authority, and if as
you suggest the agreed plan incorporates sediment control and oil interceptors to protect
the outflow then Natural England would have no further objections, and you could
conclude no likely significant effects in your HRA.”
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Natural England
“Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development.
The Wildlife and Countryside Act 1981 (as amended)
The Conservation of Habitats and Species Regulations 2010 (as amended)
Natural England's comments in relation to this application are provided in the following
sections.
Statutory nature conservation sites- no objection
Natural England has assessed this application using the Impact Risk Zones data (IRZs).
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 Morecambe Bay Ramsar, SPA & SAC has 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 objectives.
In addition, Natural England is satisfied that the proposed development being carried
out in strict accordance with the details of the application, as submitted, will not damage
or destroy the interest features for which the South Walney & Piel Channel Flats SSSI
has been notified. We therefore advise your authority that this SSSI does not represent
a constraint in determining this application. Should the details of this application change,
Natural England draws your attention to Section 28(1) of the Wildlife and Countryside
Act 1981 (as amended), requiring your authority to re-consult Natural England.
The additional information relates to ground investigation works and potential
contaminants which are more relevant to health and safety of construction operatives, as
the proposed works do not involve demolition I major construction or piling, and therefore
disturbance should be minimal. Mitigation for protection of surface water drains from
sediment and pollution during the construction phase have already been agreed.
Protected species
We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration
in the determination of applications in the same way as any individual response received
from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence is
needed (which is the developer's responsibility) or may be granted.

Page 105 of 164

PLANNING COMMITTEE
16th August 2016
If you have any specific questions on aspects that are not covered by our Standing
Advice for European Protected Species or have difficulty in applying it to this application
please contact us with details at consultations@naturalengland.org.uk
Local sites
If the proposal site is on or adjacent to a local site, e.g. Local Wildlife Site, Regionally
Important Geological/Geomorphological Site (RIGS) or Local Nature Reserve (LNR)
the authority should ensure it has sufficient information to fully understand the impact
of the proposal on the local site before it determines the application.
Biodiversity enhancements
This application may provide opportunities to incorporate features into the design which
are beneficial to wildlife, such as the incorporation of roosting opportunities for bats or
the installation of bird nest boxes. The authority should consider securing measures to
enhance the biodiversity of the site from the applicant, if it is minded to grant permission
for this application. This is in accordance with Paragraph 118 of the National Planning
Policy Framework. Additionally, we would draw your attention to Section 40 of the
Natural Environment and Rural Communities Act (2006) which states that 'Every public
authority must, in exercising its functions, have regard, so far as is consistent with the
proper exercise of those functions, to the purpose of conserving biodiversity'. Section
40(3) of the same Act also states that 'conserving biodiversity includes, in relation to a
living organism or type of habitat, restoring or enhancing a population or habitaf.
Landscape enhancements
This application may provide opportunities to enhance the character and local
distinctiveness of the surrounding natural and built environment; use natural resources
more sustainably; and bring benefits for the local community, for example through green
space provision and access to and contact with nature. Landscape characterisation and
townscape assessments, and associated sensitivity and capacity assessments provide
tools for planners and developers to consider new development and ensure that it
makes a positive contribution in terms of design, form and location, to the character and
functions of the landscape and avoids any unacceptable impacts.
Sites of Special Scientific Interest Impact Risk Zones
The Town and Country Planning (Development Management Procedure) (England)
Order 2015, which came into force on 15 April 2015, has removed the requirement to
consult Natural England on notified consultation zones within 2 km of a Site of Special
Scientific Interest (Schedule 5, v (ii) of the 2010 DMPO). The requirement to consult
Natural England on "Development in or likely to affect a Site of Special Scientific Interest'
remains in place (Schedule 4, w). Natural England's SSSI Impact Risk Zones are a GIS
dataset designed to be used during the planning application validation process to help
local planning authorities decide when to consult Natural England on developments
likely to affect a SSSI. The dataset and user guidance can be accessed from the gov.uk
website.”
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OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 The

application site is located within the secured Buccleuch Dockyard area of BAE
Systems operational site. The site area where the Central Training Facility (CTF) is
proposed measures 1.18 hectares, located adjacent to Buccleuch Dock Road. The site for
the CTF was formerly used as a material storage area and partially covered by a
hardstanding. More recently it has been used as a temporary car park, and contains one
small building and three portacabins (to be cleared). The site is accessed via existing
security gates off Michaelson Road and Buccleuch Dock Road.

The surrounding area features a mix of other industrial elements of the shipyard
including car parking, along with residential areas (Dunoon/Dundee Street) to the
southwest. A pair of dwellings are located over 50m from the proposed CTF, 1/1A
Buccleuch Dock Rd, opposite the existing access gate to this section of the yard.
1.2

1.3The site borders areas identified as Flood Risk Zone’s 2&3, in addition to a variety
designated sites including the Morecambe Bay Special Protection Area (SPA);
Morecambe Bay Special Area of Conservation (SAC); Morecambe Bay Ramsar site and
the South Walney and Piel Channel Flats Site of Special Scientific Interest (SSSI.

2. PROPOSAL DETAILS
2.1 New training facility comprising part single storey teaching accommodation and part
double storey workshop and ancillary accommodation with hard standing service yard area
and amenity space. Demolition of existing buildings and structures on site.

The CTF represents a further investment by BAE Systems (BAE) into its manufacturing
facilities at Barrow. It will support the ongoing £300- plus million site redevelopment
investment programme (‘SRP’) in preparation for the potential construction of a new class
of nuclear submarines, replacing the current Vanguard Class submarines. The SRP works
commenced in 2015 and are due to be completed by 2021.
2.2

2.3 The

training facility comprises a part single / part 2-storey building containing craft
workshops, a canteen, teaching areas and support functions, with an internal floorspace of
8,117m2 and a centreline ridge height of approximately 12m. An external hardstanding
surrounding the building will allow servicing and deliveries, though only providing a limited
level of disabled parking. General staff parking is catered for in the wider car parking
strategy, as this development will not generate any additional staff parking, rather
providing training for existing employees.
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2.4 As

well as the Submarine’s business requirement for trade training, additional training
relating to Health and Safety, Engineering, Transformation, Product Safety, Supply chain,
etc. needs to be provided. Currently this training is delivered on site and at various
external venues including Furness College. Supporting the increased training
requirements through the development of a new CTF will add capability and capacity to
the existing and (ongoing) BAE training arrangements (for example, with Furness College)
and enable it to better manage the significant growth in apprentices and training required
across the business.

3. RELEVANT HISTORY
3.1

The application site has an established planning history for Class B2 industrial use.

No specific applications are shown on WebGis for the specific location.
4. RELEVANT POLICIES AND GUIDANCE
Saved Local Plan Policy A5 identifies the policy context for the subject site, particularly
in respect of the use proposed stating,

4.1

“In the urban areas of Barrow and Dalton, outside the locations listed in Policies A1
and A2, industrial, storage and similar development (B1, B2, and B8 uses) will be
allowed (…)”
The shipyard pre-dates any allocations and policies, but it does provide context for the
existing use and for the ongoing redevelopment.
Saved Policy A4 provides criteria to be applied for new development. This includes that
planning and layout should be on a comprehensive basis; road, parking and access
requirements are sufficient and safe; that the design reflect the characteristics of adjoining
land uses and landscape and that the development is sustainable in energy usage,
environmental impact, waste and transport implications.
4.2

National Planning Policy Framework (NPPF) paragraph 18 states “The Government is
committed to securing economic growth in order to create jobs and prosperity, building on
the country’s inherent strengths, and to meeting the twin challenges of global competition
and of a low carbon future.”
4.3

4.4 Saved

Local Plan Policy D21 sets out the key considerations for new development
proposals and how they should relate to the local context and townscape. Paragraph 5668 of the NPPF further sets out the requirement for high quality and inclusive design, going
beyond the aesthetic elements.
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4.5 Saved Local Plan Policies D56-D60 and D63 relate to environmental protection and
seek to manage the impacts of new development on issues such as air and water quality,
noise, and light pollution. Saved Local Plan Policies D9-D13 seek to protect nature
conservation interests or international importance, Ramsar sites, Sites of Special Scientific
Interest, wildlife corridors and various other local and national sites for nature
conservation. Paragraph 123 of the NPPF reiterates this aim ensuring that development
itself is an acceptable use of that land and that any potential impacts are avoided or
mitigated where appropriate.

Flooding, water and associated drainage are important issues in the consideration of
proposed development schemes. Paragraphs 93-108 of the NPPF set out the approach
taken to sites which are the subject to flood risks, particularly impacts on and off the site.
Saved Local Plan Policies F6 and F9 provide some additional explanation supporting this
approach.
4.6

Policy Summary
Both local and national policies are supportive of sustainable economic development,
with this forming a key part of the SRP and the advancement of the Successor program.
However, the location of the development near designated sites requires careful
consideration of the impacts to ensure no harm to the environment, any habitat or
protected species occurs during construction and operation. A wide range of policy and
legislation exists to ensure due consideration is given. In addition, consideration has to be
given to any potential impact on any nearby residents. Visually, good design is essential,
particularly for a building of this scale. All of the ecological and design issues have been
considered accordingly in the following section of the report.
4.7

5. PLANNING ISSUES
With regard to the principle of the development, the use is compatible with the wider
site and is associated with the ongoing B2 industrial manufacturing activities in the yard. It
is considered to be in accordance with Policy A5 given the existing use. The development
also provides obvious economic benefits, linked in to the wider SRP. The facility will allow
for the training of current and future generations of employees, enhancing employment
opportunities in the town. It is the design elements which require consideration to ensure it
results in no significant harm.
5.1

Visual appearance/design
Whilst a large building in its own right, it is fairly modest when compared to the other
elements of the SRP. Forming a long, linear rectangular design, the unit will sit in the
existing dockside area which is currently used for storage. The scale of the building is
determined by function, but a high quality design has been provided, drawing on the
nature of the site with subtle references to the submarine constructed in the yard. Aspects
to both Devonshire Dock and Buccleuch Dock Rd have been sensitively designed. The
more open/public teaching element of the scheme faces out over the dock, presenting a
glazed, transparent appearance. From the less sensitive view along Buccleuch Dock Rd,
the more private/noisy aspects of the scheme are located, with an enclosed character to
reduce their prominence to the rear of the building.
5.2
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Proposed materials are designed to be robust, long-lasting and suitable for the coastal
environment. The appearance maintains the corporate branding found in the wider site
redevelopment.
5.3

Siting/amenity
The CTF will result in a change in character in the immediate area, changing from an
area of sporadic storage and small scale buildings, to a continuation of the three to four
storey industrial development currently found either side of the application site. However,
the wider area is already characterised by such development; this proposal will not
significantly alter this.
5.4

5.5 There will be some impact to the two properties which face this section of the site. A
more open aspect currently exists, some of which will be lost. However, the direct view
will be between two buildings, the proposed and an existing industrial unit, both of which
are over 50m from the front elevation. This coupled with the separation and existing
industrial character and use of the land prevents it being considered a significant impact.
The appearance of the structure will be softened somewhat by existing screening, which is
to be retained/supplemented via condition.
5.6 With

regards to noise levels, there has been some discussion with the agents acting for
the applicant and Environmental Health. This debated effectively where any required
monitoring (in the event of any complaint) would be recorded, and the different levels for
whether it is outside or inside the building, given BAE don’t have a right to enter the
property etc. Environmental Health has advised that noise monitoring can be done from
the facade of a property and a good calculation based on general acoustics can be made
to predict levels within the property beyond a window. However, it has been agreed to
modify the standard condition to allow the level to be assessed at the façade of any noise
sensitive property, to enable BAE to monitor the noise levels to ensure compliance.
Traffic
5.7 There had been some initial concern from Cumbria CC regarding the loss of parking
spaces, relating to the Car Parking Strategy adopted for the wider SRP. However, as this
is a ongoing working document, subsequent revisions had been made – this amendment
demonstrates that, in summary, the 305 spaces off Buccleuch Dock Road has increased
to 318 spaces but only 244 of these were on the site of the CTF. Replacement for the 244
spaces has been found and 318 spaces are still located off Buccleuch Dock Road.
Cumbria CC accepts that the development will not result in the loss of any allocated
parking.
5.8 There had also been some discussion over the potential for a light controlled junction
upgrade at Michaelson Rd & Buccleuch Dock Rd to alleviate expected queuing. However,
this development does not generate significant traffic in its own right as it does not form an
expansion of the manufacturing capability of the facility. Instead it merely forms a training
function for existing/new employees who will already be present on site. Parking spaces
are limited to a handful of disabled bays. As such, it has been agreed for any proposal to
amend the junction to be considered outside of this application.
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Environmental Health raised concern over the use of the access immediately adjacent
to the proposed site. However, once again the development is not expected to generate
any significant traffic movement. Any use of the gate is current, and not related to this
development; this is not anticipated to change with the exception of some additional
movement during the construction phase. The gate does have a weight restriction from an
earlier planning consent – this has been investigated separately from this application (as
the two are not related) and BAE are to ensure the limitation is adhered to.
5.9

Drainage
A drainage strategy outline has been submitted, though a final scheme is still to be
developed. Historic drawings and the results of investigations show the site is currently
served by separate private surface and foul water systems with connections to and from
the immediately adjacent BAE areas. The existing surface water drainage discharges
directly from the site into Buccleuch Dock via three outlets connected to manholes located
near the waterfront. The strategy states that it does not appear there is any on site
attenuation, flow control devices or petrol/oil separators associated with this system.
5.10

The outline surface water (SW) proposal involves re-use of the existing surface water
drainage discharge points into Buccleuch Dock with upgrades and diversion of the existing
drainage arrangements and the incorporation of attenuation systems or SUDs to meet EA /
planning requirements. In addition, due to the industrial nature of the development
building, it is proposed the SW treatment of run off from the service yard areas will pass
through a full retention petrol interceptor prior to discharge into the dock. Permeable areas
will be incorporated in grassed or planted areas, potentially in the limited parking/areas of
the service yard. It is also being explored as to whether any on-site attenuation is
required.

5.11

The foul water (FW) strategy will be designed for circa 500 people with daily usage of
50 litres per person per day suitable for educational facilities. The proposed FW system
will comprise of interconnected manholes and FW sewer runs of increasing diameters laid
to falls to a new pumping station sized to replace the existing pump station 2. A new
dedicated foul sewer will provide connection from the head of the new rising main to the
public sewer in Michaelson Road.
5.12

Cumbria CC as Local Lead Flood Authority have recommended refusal of the
proposal, given the lack of information/finalised details. However, it is not uncommon for
the final drainage details to be required by condition. The outline strategy shows an
improvement over the existing arrangement with the introduction of oil interceptors and
potentially permeable areas in what is currently a hard surfaced area. Attenuation will be
incorporated where required; development enquiries with the Environmental Agency are
ongoing to agree acceptable surface water discharge rates into Buccleuch Dock to ensure
no flood risk results from run off during high water levels in the dock.
5.13
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5.14 Cumbria CC’s recommendation to refuse the application does not seem
commensurate with the role of drainage in this application. No concern over increased risk
of flooding has been identified in consultation with the Environment Agency. The site also
provides obvious constraints as the nature of any SUDs i.e. swales/detention ponds would
not be feasible. The strategy will form the basis of the final technical details and will be
required by condition. In the absence of concern over flood risk as addressed in the
submitted Flood Risk Assessment (the footprint of the building sits largely outside of the
identified zones) it is not considered that drainage is fundamental to the principle of the
development. A condition can adequately require the details, which will still be subject to
the sustainable principles of the NPPF. As such, it is considered appropriate to require full
details of the finalised drainage scheme via condition, post decision.

Contamination/air pollution
5.15 Trial

pits have been dug below the proposed building footprint to establish if
contamination, and to what degree, is present on site. It was found that levels of
contaminants were detected/slightly elevated, with the addition of asbestos fibres
identified. However, Environmental Health has commented that the risk to the end user is
low, assuming that no foundation material dug out is used elsewhere on site. There is a
potential risk to site construction workers and they will need to form appropriate risk
assessments taking into account the findings of this report. No further survey work or
remediation has been advised/requested.
5.16 With

regards to air pollution, the levels predicted at the nearest receptor have been
calculated to be of ‘negligible significance.’ Environmental Health has advised they have
no concerns with regards to air quality and the effects from dust and construction traffic.
The development will be subject to a Construction Environmental Management Plan
(CEMP)
Ecology
5.17 The

application site is within close proximity to the following European designated sites
(also commonly referred to as Natura 2000 sites) and therefore has the potential to affect
the interest features of those sites. European sites are afforded protection under the
Conservation of Habitats and Species Regulations 2010, as amended (the ‘Habitats
Regulations’).
The application site is within the stated distance of the following European sites:
 Morecambe Bay Special Protection Area (SPA)


Morecambe Bay Special Area of Conservation (SAC)

The following site is also listed as Ramsar site:
 Morecambe Bay
The application site is also within 525m of the following sites which are also notified at a
national level as Site of Special Scientific Interest (SSSI);
 South Walney and Piel Channel Flats
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5.18 Initially, Natural England requested further information in order to establish whether
any likely significant effects would result from the development on the designated sites.
They requested a detailed Construction Environmental Management Plan (CEMP), to
include the measures put in place to protect the designated sites and their associated
mobile species. They advised appropriate pollution prevention guideline measures should
be incorporated into this document to include the control and management of noise, dust,
surface water runoff, waste and pollution control.
5.19 A

finalised Drainage Strategy was also advised to ensure adequate surface water
controls and appropriate foul water drainage solutions for the operational phase are in
place to minimise any contaminates entering the designated sites.
5.20 As

detailed above in the drainage section, this information has not been finalised and
is subject to the appointment of a contractor – subject to gaining prior planning approval.
However, an updated outline strategy was provided. Provided the final scheme is based
on the outline principles/mitigation, NE has confirmed they are satisfied and support the
approach of a detailed CEMP being produced by the contractor and approved prior to any
works commencing, following further consultation. The same approach was taken by the
Council with the recently approved Snoozebox application.
Habitats Regulations Assessment (HRA)
5.21 A HRA has been carried out by the Authority, with advice sought from Natural England
(NE). Subject to an acceptable Construction Environment Management Plan and full
drainage strategy being submitted following approval, NE has advised there will be no
likely significant effect on any designated site.

6. CONCLUSION
The development raises a range of issues for consideration given the scale, nature and
location of the proposal. The scheme provides strong economic benefits within an area
already heavily characterised by industrial development with the existing shipyard facility.
Whilst a small impact will result on the two dwellings closest to the CTF, the separation
and existing character is such that this impact is not considered significant. Given the
scale, certain elements such as the drainage and construction management plan have not
been finalised. However, it is considered appropriate to request these details via condition
as they relate more to technical elements rather than the principle of the development.
6.1

In conclusion, the development will provide positive economic and social benefits,
without significantly impacting on the amenities of nearby residents or impacting on the
protected features of the designated sites which are nearby.
6.2
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RECOMMENDATION:
I recommend that Planning Permission be GRANTED subject to the standard duration limit
and the following conditions:
2) The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as listed below and defined by this
permission, and notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) (England) Order 2015 (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.
BAE01 MBC XX GF DR A 00300 Proposed Ground Floor Plan P13
BAE01 MBC XX 01 DR A 00330 Proposed First Floor Plan P12
BAE01 MBC XX RF DR A 00300 Proposed Roof Plan P6
BAE01 MBC XX XX DR A 00500 Proposed Building Elevations P7
BAE01 MBC XX XX DR A 00400 Proposed Building Sections P4
BAE01 MBC XX XX DR A 00201 Site Plan P6
BAE01 MBC XX SI DR A 00202 Existing Site Plan P1
BAE01 MBC XX SI DR A 00203 Site Location Plan P2
Site Appraisal GRM/P7256/F.2
Groundsure Geoinsight EMS-334831_450870
Groundsure Enviroinsight EMS-334831_450871
Additional Ground Investigation Works – dated 08/07/16
Air Quality Assessment I&BPB5118R005F01 Rev 02/Final
Air Quality Assessment Addendum PB5118I&BN001F01
Ecological Assessment I&BPB5118R007F02
Flood Risk Assessment I&BPB5118R002F02 Rev 02/Final
Transport Statement T&PPB5118R003F02 Rev 02/Final
Traffic and Car Parking Response PB5118TN01F02
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3) No development shall take place, including any works of demolition, until a
Construction Environmental Method Statement has been submitted to, and approved in
writing by, the Planning Authority. The approved Statement shall be adhered to throughout
the construction period. The Statement shall provide for all of the following:
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Details of phasing of the construction work, including a programme of work for the
demolition and construction phase, which also accounts for any cumulative impact
of other site development;
A Traffic Management Plan to include all traffic associated with the development,
including site and staff traffic;
Procedures to monitor and mitigate noise and vibration from the construction and
demolition and to monitor any properties at risk of damage from vibration, as well as
taking into account noise from plant, machinery, vehicles and deliveries, with
reference to BS 5228 - Code of practice for noise and vibration control on
construction and open sites. All measurements should make reference to BS 7445 Description and measurement of environmental noise;
Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
Mitigation measures to control the emissions of dust and dirt during construction
and demolition;
A written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to
exceptional noisy incidents or dust-causing episodes. It should also be used to
record the results of routine site inspections;
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction including, specifically, measures to protect the existing surface water
drainage outflow from sediment and pollution during the construction phase;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet
the public highway to avoid deposition of mud/debris on the public highway and the
generation of dust.

Reason
In the interests of minimising the impact upon local ecological interests associated with
adjacent Designated sites.
4) No development approved by this permission shall be commenced until a scheme for
the disposal of foul and surface waters, including an ongoing operational management and
maintenance strategy, has been approved in writing by the Planning Authority, in
accordance with the SUD’s/attenuation principles detailed in the ‘Drainage Strategy’ (ref
BAE01 MBC XX XX RP C 00001 P1 – July 2016). Such a scheme shall be constructed
and completed in accordance with the approved plans prior to beneficial occupation of any
part of the development, or in accordance with any phasing scheme subject to prior written
agreement with the Planning Authority.
Reason
In order to ensure that the site is adequately drained and in order to control the potential
for pollution of the water environment.
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5) Drainage must be on the separate system with all foul drainage connected to the foul
sewers and only uncontaminated surface water connected to the surface water system.
Reason
In order to ensure that the site is adequately drained and in order to control the potential
for pollution of the water environment.
6) Noise from the development must not exceed Noise Rating Curve NR 45 in daytime
hours (0700 - 2300) and NR 40 in night time hours (2300 - 0700) at the façade of any
noise sensitive property.
Reason
In order to minimise the potential for noise pollution and thereby conforming to Saved
Policy D58 of the Barrow Local Plan 1996-2006.
7) Noise from the development must not cause the existing background noise level
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise sensitive
locations. Tonal noise will result in a 5dB addition to that noise (Definition in: Appendix E
“Noise Procedure Specification, Publication 140”, The Engineering Equipment and
Materials User Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]”
Reason
In order to minimise the potential for noise pollution and thereby conforming to Saved
Policy D58 of the Barrow Local Plan 1996-2006.
8) Prior to the beneficial occupation of any part of the development, a landscape scheme
for the site, showing any trees, shrubs and hedgerows, including verges and other open
spaces, together with details of any phasing of such a scheme must be submitted to and
approved in writing by the Planning Authority. The scheme shall be submitted on a plan
not greater that 1:500 in scale and shall contain details of numbers, locations and species
of plants to be used. All planting and subsequent maintenance shall be to current British
Standards.
Reason
In the interests of the visual amenities of the area.
9) 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
Planning Authority. Development on the part of the site affected must be halted and Field
Investigations shall be carried out. Where required by the Planning Authority, remediation
and verification schemes shall be submitted to and approved in writing by the Planning
Authority. These shall be implemented prior to occupation of the development.
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Reason
To ensure 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 Local Plan Review 1996-2006.
10) 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 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 Planning Authority.
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 Local Plan Review 1996-2006.
11) Any external lighting (temporary and permanent) 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 or directly into the rooms of any adjacent dwellings.
Reason
To minimise light pollution in accordance with Saved policy D63 of the Barrow Local Plan
Review 1996-2006, and in the interests of highway safety.
INFORMATIVE
1. The applicant is reminded that, upon the advice of the County Council, BAE and all
project contractors should undertake prior discussion of emergency plan provision
for the construction and operational phases with the County Council Resilience Unit.
2. The submitted reports detail that a final round of ground gas monitoring is to take
place; this should be submitted to the Planning Authority as soon as it has been
completed to demonstrate recorded levels are still acceptable.
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LOCATION:

Former Roosecote Power Station, Rampside Road Barrow-in-Furness
PROPOSAL:
Town & Country Planning under regulation 5 (Environmental Impact Assessment)
Regulations 2011- Screening opinion in relation to a proposed energy storage facility

SAVED POLICIES OF THE
LOCAL PLAN:

SUMMARY OF MAIN ISSUES:
Proposal is not considered to be EIA development. The development does not fall within
Schedule 2 of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2011.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:

CONSULTATIONS:

OFFICERS REPORT:
1.Background

The Town and Country Planning (Environmental Impact Assessment) (England &
Wales) Regulations, also known as the EIA Regulations, and recently updated in 2011,
form part of the development control system in England and relate to certain types of
development. The Regulations evolved from a European Union Directive and give
planning authorities a means of ensuring that they can take account of the environmental
implications of individual developments in their decisions on planning applications. The

1.1
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Regulations also place a number of responsibilities on planning authorities, which relate to
the different stages of the EIA process.
Only certain types of development are subject to the Regulations, and the process by
which this is determined is called 'screening'. A developer can ask the planning authority to
give a screening opinion prior to submitting their application, or the Authority can adopt a
screening procedure during the consideration of it. This is purely a technical exercise, and
there is no formal requirement to consult third parties.

1.2

The Regulations include two lists of different types of development projects, Schedules
1 and 2.

1.3

Schedule 1 identifies major projects for which EIA is mandatory (e.g. integrated
industrial chemical plants, large scale thermal and nuclear power stations).

1.4

The second list, called Schedule 2, categorises the types of proposals for which EIA
may be required, and cites an area threshold for each category above which a screening
opinion should be carried out. Under this legislation, only a development in Schedule 2
that exceeds the threshold and is likely to have ‘significant effects on the environment by
virtue of factors such as its size, nature or location’ would require the submission of an
Environmental Statement.

1.5

1.6

Site

The application site comprises an area of vacant land which was formerly occupied by
the Roosecote Power Station including gas works, fuel tanks, pumping house and ancillary
operational buildings, prior to it being demolished in 2015. The total application site
comprises an area of 0.8659 hectares.

1.7

The site is located between the coast to the west and substantial industrial
development, namely Roosecote Substation to the north, Salthouse Pool waste water
treatment works to the North West, Rampside Gas Terminal to the south and undeveloped
land to the east. The Site is accessed via a private road some 500m in length off the
A5087 (Rampside Road).

1.8

A public right of way runs to the west of the site as part of the Cumbria Coastal Way
(CCW). The CCW is separated from the site in parts by small trees and scrub. Beyond the
CCW, further west, Roosecote Sands is characterised by sand dune scrub and dense salt
marsh plants.

1.9

The nearest residential properties are 400 m north of the site (Dowie Close), New
House Farm is 500 m north east of the site and allotments are located 600 m away.
1.10

1.11

Proposal

The proposed development is described on the submitted application form as
“development of a building for the purpose of a grid connected electricity storage facility
with associated access and surfacing”. The applicant refers to the proposed development
as an energy storage facility within the accompanying Planning Statement and associated
reports.
1.12
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1.13

The proposed energy storage facility comprises the following:
• A 2-storey battery enclosure building;
• External access stairways (4 no);
• Heating, ventilation and air conditioning (HVAC) plant within an acoustic enclosure;
• Security perimeter fence;
• 4m wide access track around the building
• An oil filled transformer with a 9 m concrete blast wall surround (having a high side
voltage of 132kV and low side voltage of 11kV).
• Step up transformer cabinets
• 3 no car parking spaces (including 1 disabled space)

The main transformer is proposed to be sited in the north west corner of the site, with
the step-up transformer cabinets to be located to the south of the battery enclosure
building.

1.14

The battery enclosure building is a proposed 2 storey warehouse-style building which
measures approximately 35 m by 35m, and has a height of 11m. The building is to be
located upon an area of hardstanding measuring 4,638m2. A HVAC plant is to be located
on the roof of the building, within an acoustics enclosure to minimise noise.

1.15

Internally the battery enclosure building will accommodate lithium-ion battery racks, a
switch room and control room, welfare space for maintenance staff, WC and a goods lift
which will provide access to the first floor of the building. External stairways will provide
access to the roof space. 3 no entrances are located at each corner of the building, with
the main entrance being sited to the north of the site. The main entrance benefits from
DDA compliant ramped access.

1.16

The battery enclosure building is proposed to be clad with Kingspan insulated
cladding, or similar, to regulate the internal temperature of the enclosure. The main colour
of the proposed building is Midnight Green with stone grey panelling to areas of the
building adjacent to the external stairways.
1.17

The proposed development is to be managed remotely, and for the majority of the
time, will be unmanned. Routine maintenance checks will however need to be undertaken
intermittently.
1.18

The energy storage facility will be connected via a cable to the existing Electricity
North West 132kV substation to the north of the site.
1.19

The facility will charge the housed batteries via the cable to store energy which can
then be released at required times. This stored energy will be used to stabilise the
frequency of the electricity network by importing or exporting power as and when required,
and to regularise energy provision in the context of an increased use of renewable energy
technologies.
1.20

The facility will have an output of up to 49.9MWe and a storage capacity of
approximately 50MWh.
1.21
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1.22

Assessment

The development does not fall within Schedule 1 of the Regulations. The closest
development type which the proposed energy storage facility could fall into would be
Schedule 2, 3(a) which relates to ‘industrial installations for the production of electricity,
steam and hot water’. Notwithstanding this, the proposed development stores and
releases energy but does not generate electricity and as such does not fall under
Schedule 2 of the Regulations.

1.23

Furthermore, the proposed development does not exceed the relevant indicative
threshold in column 2 of the table. The facility will be installed upon an area of hard
standing measuring 0.4638 ha, which is under the 0.5ha threshold in column 2, although it
is acknowledged that the wider application site boundary will be 0.8659 ha.
1.24

Given that the proposal does not fall within Schedule 2 of the EIA Regulations, it is
considered that the proposal would not necessitate an EIA.

1.25

RECOMMENDATION:
For the following reasons I consider that based upon the submitted information an
Environmental Impact Statement is not required for this development.
a. The development does not fall within Schedule 2 of The Town and Country Planning
(Environmental Impact Assessment) Regulations 2011.
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PLAN NUMBER:
2016/0372

APPLICANT:
Centrica Plc

WARD/PARISH:

CASE OFFICER:

Roosecote

Charles Wilton
01229 876553

AGENT:
Denice Gallen
WSP Parsons Brinckerhoff
DATE RECEIVED:
06/05/2016
STATUTORY DATE:
08/08/2016

LOCATION:
Former Roosecote Power Station, Rampside Road Barrow-in-Furness
PROPOSAL:
Erection of a building containing a grid connected electricity storage facility with
associated access and surfacing.
SAVED LOCAL PLAN
POLICIES:
POLICY A12
The area shown on the proposals map around the North and South Morecambe Gas
Terminal is one of special character related to its suitability for the generation and
transmission of energy. Development proposals that are not related to an energy industry
in the area or are contrary to the interests of an energy industry in the area will be refused.
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 D2
Development harmful to the distinctive character of designated County Landscapes, as
indicated in the Proposals Maps, will not be permitted. Development justified on grounds
of need that cannot be located elsewhere will be permitted provided that it is sited to
minimise environmental impacts and meets high standards of design.
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POLICY D9
Development which may affect a European site, a proposed site or a Ramsar site will be
subject to the most rigorous examination. Development not directly connected with or
necessary to the management of the site, that is likely to have significant adverse effects
on the site (either individually or in combination with other plans or projects), and which
would affect the integrity of the site will not be permitted unless the authority is satisfied
that there is no alternative solution; and there are imperative reasons of overriding public
interest for the development or land use change.
POLICY D10
Proposals for development or land use changes affecting nationally important nature
conservation interests will be subject to special scrutiny. Where development may have a
significant adverse effect on the nature conservation interest or integrity of an SSSI it will
not be permitted unless the need for development outweighs both the value of the site
itself and considerations of the national policy to safeguard the intrinsic nature
conservation value of the national network of such sites.
POLICY D11
Development and land use changes which may have a significant adverse effect on an
interest of local importance (i.e. Proposed and Statutory Local Nature Reserves and
Regionally Important Geological/Geomorphological Sites and the Wildlife Sites set out in
Para. 5.3.16) will not be approved unless the need for the development clearly outweighs
the nature conservation value of the site.
POLICY D12
Development or demolition that would significantly adversely affect animal or plant species
protected by Schedules 1, 5 & 8 of the Wildlife & Countryside Act 1981 (as amended) will
not be permitted. If planning permission is granted which may have an adverse effect on
protected species the local planning authority will, where appropriate, impose conditions
and/or will use its powers to enter into Section 106 Obligations to:
i) Safeguard the survival of individual members of the species;
ii) Reduce habitat disturbance to a minimum; and/or
iii) Provide suitable alternative habitats.
POLICY D13
Proposals for developments or land use changes which adversely affect, direct or
indirectly, the integrity of wildlife and landscape features such as hedgerows, ponds,
woodland or continuity of the Wildlife Corridors will only be approved if the development
cannot be accommodated elsewhere and the need for the development clearly outweighs
the need to retain that particular section of the wildlife network. Where the development
will result in the loss of trees or woodland or other wildlife features, the Authority will
require the developer to submit a detailed landscaping scheme with the planning
application, which must be completed as part of the development, and which must provide
for the replacement of trees or other wildlife features lost as a result of the development.
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POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan….Development
proposals in the countryside shall respect the diversity and distinctiveness of local
landscape character.
POLICY D28
Development proposals will be expected to include a survey of existing landscape features
and a landscaping scheme of a professional standard must be submitted with applications
where deemed appropriate.
POLICY D29
A high standard of landscaping will be required of appropriate new development, both for
the initial scheme and its long-term maintenance. Where possible, existing landscape
features shall be integrated into landscaping schemes.
POLICY D55
The Council will not permit development that is likely to cause unacceptable harm to an
interest of significant environmental importance by increasing levels of pollution through
emissions into the air or adversely increasing odour levels.
POLICY D56
The Council will refuse permission for development that in its opinion is likely to adversely
affect the quality of surface, underground or coastal water as a result of the nature of the
surface or waste water discharge, or give rise to pollution problems resulting from the
disturbance of contaminated land. The Authority will support initiatives that lead to
improvement in surface water quality.
POLICY D57
Developments will not be permitted which in the opinion of the Council pose an
unacceptable risk to the quality of groundwater. Areas subject to different levels of risk
and protection are shown on the Proposals Map.

POLICY D58
New development within the vicinity of residential areas, schools, hospitals and offices
must not generate noise above the existing background levels, as measured in
accordance with the positions, times and methods agreed beforehand with the Authority.
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POLICY D60
Developments giving rise to occasional noise levels above background, which are
permissible under the other policy criteria of this Plan, will be required to show to the
planning authority’s satisfaction that adequate measures have been taken to provide
reasonable noise attenuation by design and/or screening and that adequate publicity is
given beforehand of when noisy activities may occur.
POLICY F4
New development will be permitted if foul sewers and sewage treatment works of
adequate capacity and design are available or will be provided in time to serve the
development. The proliferation of small private package sewage treatment plants and
other types of discharge direct to watercourses within sewered areas will not be allowed.
The use of septic tanks will, in consideration with the Environment Agency, only be
considered if connection to the mains sewerage is not feasible and only then if ground
conditions are satisfactory and the plot of land is of sufficient size to provide an adequate
subsoil drainage system.
POLICY F6
Proposals for new development involving sites in excess of 0.4 ha must be accompanied
by details of all land drainage arrangements. These must be designed so as to ensure that
there is no deleterious effect on adjoining occupiers of land, important wildlife habitats or
watercourses in the vicinity.
POLICY F8
Within the identified floodplain or in the areas at unacceptable risk from flooding the
Authority will not accept new development, the intensification of existing development or
land raising, unless it is decided that development in such areas should be permitted for
social or economic reasons. In these cases appropriate flood protection and mitigation
measures, including measures to restore floodplain or provide adequate storage, will be
required to compensate for the impact of development. At sites suspected of being at
unacceptable risk from flooding but for which adequate flood risk information is
unavailable, developers will be required to carry out detailed technical investigations to
evaluate the extent of the risk. In all cases, developers will be required to identify,
implement and cover the costs of any necessary measures and to submit full technical
information with their planning applications.
POLICY F9
The Authority will refuse development that would result in adverse impact on the water
environment due to additional surface water run-off, unless appropriate alleviation or
mitigation measures, as agreed with the Authority in consultation with the Environment
Agency, are provided. Developers will be expected to cover the costs of assessing surface
water drainage impacts and of any appropriate mitigation works.

Page 127 of 164

PLANNING COMMITTEE
16th August 2016
POLICY F10
Development will not be permitted which would adversely affect the integrity and continuity
of tidal and fluvial defences. Access to existing and future tidal and fluvial defences for
maintenance and emergency purposes will be protected and where appropriate, improved.
Where development relating to tidal and fluvial defences is permitted, the Authority will, in
consultation with appropriate bodies including the Environment Agency, require
appropriate measures to be incorporated in order to ensure that the stability and continuity
of the defences is maintained. Developers will be expected to cover the costs of any
appropriate enhancement and mitigation works, including their long-term monitoring and
management. In appropriate cases the Council will seek public access to new and
reconstructed tidal and fluvial defences.
POLICY F11
The floor levels of all new development must be at least 7 metres above Ordnance Datum
POLICY G13
For the quiet enjoyment of recreation activities such as walking, cycling and horse riding
the Borough Council will protect the following designated routes from development taking
place on; or in the immediate surroundings where an interesting or visually pleasing view
would be adversely affected:
- The Cistercian Way
- Haematite Trail
- Cumbria Coastal Way
- Public Footpaths
- Any existing right of way joining the rights of way network.
SUMMARY OF MAIN ISSUES:
The proposal is for an energy storage facility which will provide accommodate racks of
lithium-ion batteries within a warehouse building, which will be charged via electricity
cables connected to the existing adjacent 132kV sub-station. This energy will be stored
and then can be released to stabilise the national grid, or provide energy during times of
peak demand. The proposed development is to be sited on previously developed land
which is within a countryside location, and within 100m of Morecambe Bay Special
Protection Area (SPA), Special Area of Conservation (SCA) and Ramsar Site and Duddon
Estuary Ramsar site and SPA.
Key considerations include the impact on the designated sites, landscape and visual
impact, effect on biodiversity, particularly protected species – Great Crested newts, impact
on flood risk and drainage and residential amenity.
The proposed development is in accordance with the saved policies of the Local Plan,
with the exception of saved policy F6 in respect of drainage. Notwithstanding this, it is
considered that this can be dealt with by way of a pre-commencement condition. Further
conditions will be applied to the approval to mitigate against any potential adverse impacts
arising from the proposed energy storage facility.

Page 128 of 164

PLANNING COMMITTEE
16th August 2016
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press.
The Occupiers of North Terminal, South Terminal, Barrow Onshore Terminals, Rampside
Road, Nos. 1-4 Moorhead Cottages, Centrica rps ltd, Rampside Road, nos. 1, 2, 3
Rooscote Farm, Dungeon Lane, nos. 19, 21, 22, 24, 18, 20, 26, 28, 30, 32, 34,36, 38, 40,
42, 44 Dowie Close , Roose Sand Quarry, Rampside Road, nos. 7, 8, 9, 10, 11, 12, 13,
15, 17 Liddle Close, Furness Cavaliers F C Rampside Road, 16, 18 Stoneham Close all
informed.

CONSULTATIONS:
Health and Safety Executive (HSE)
HSE does not advise, on safety grounds, against the granting of planning permission in
this case.
There is at least one unidentified pipeline in this Local Authority Area. You may wish to
check with the pipeline operator where known or the Local Authority before proceeding.
The details HSE have on record for these pipelines is as follows:
4249802_ Hydrocarbon Resources Limited South Morecambe Terminal Trunkline
4249805_ Hydrocarbon Resources Limited North Morecambe Terminal Trunkline
4249808_ Hydrocarbon Resources Limited Calder to Rivers Onshore Terminal
6837_1114 Centrica RPS Ltd16 Feeder Barrow / Roosecote
The proposed development site which you have identified currently lies within the
consultation distance (CD) of at least one major hazard site and/or major accident hazard
pipeline; HSE needs to be consulted on any developments on this site.
Cumbria County Council, Emergency Planning Officer 19/05/16
Centrica Ltd covered by the provision of the COMAH 2015 Regulations. There are no
objections to the proposed development but it should be noted that the proposed
development is situated within the Public Information Zone of the site and in liaison with
the site operator and in liaison with the HSE special arrangements are made for
residents/business premises in this area and particular attention is paid to ensuring that
people are aware of the appropriate action to take in the event of an incident at the site.
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It should be noted that the proposed development is situated within the potential
inundation area for Harlock and Poaka Beck Reservoirs. These Reservoirs fall under the
Water Framework Directive and is included within a site specific emergency planning.
Accordingly I would be grateful if you could, in the event of the application being approved,
advise the applicant to liaise with this office to allow for further discussion.”
Electricity North West
“We have considered the above planning application submitted on 17/05/2016 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.
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:Records show ENWL 33kV underground cables and high voltage overhead lines are in
the construction site. A safe working distance must be maintained from these at all times
& safe digging practices must be employed during construction.
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 195 4141) will advise on
any issues regarding diversions or modifications.
It is recommended 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.”
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Environmental Health 26/05/16
I am in receipt of numerous reports pertaining to this site dated 2012, but the focus of the
proposed development has changed from biomass power station to electrical storage
facility in this respect.
In cases of this type, I would usually request that a contaminated land assessment is
completed but numerous studies have been done. Therefore I would like to request that
the developer submits a ‘technical update’ which will look at previous work carried out site,
assess the current ground condition and summarise any action necessary.
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
“I have reviewed the submitted information and fully understand the end use.
Unfortunately, I cannot see any information submitted with regards to land contamination
or potential ground gas on this development plot.
Despite this, I am aware that previous work carried out by RPS in 2012 has characterised
this site and any potential contaminate issues. (Ground Investigation Report [Ref:
JER5069, dated May 2012] of application 6/2012/8000]) I also respect that fact the facility
is effectively a warehouse that is rarely manned, therefore the associated risk of land
contamination is low. However, previous work carried out in this area regarding ground
gas is described as ‘inadequate’ and has been therefore assessed as a ‘low to moderate’
risk associated with ‘characterisation 2’ in the CIRIA C665 Guidance document. Ground
Gas can infiltrate structures and accumulate in spaces potentially leading to an explosion
or suffocation, therefore the risk is valid and should be addressed.
Therefore I have no objection to the development in principle but I would mirror the
conditions advised on the ‘Peaking Power Plant Application’ Ref B12/2016/0354. Thus
being:
Conditions:
Noise: I recommend that the following shall apply:
1.
Before 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 condition
is attached to this email.
Furthermore, to protect residential amenity I would recommend:
2. Construction Phase:
Limited Hours of 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.
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'Noisy Construction' is defined as audible or perceived at any noise sensitive
dwelling.
3.
Noise from the development must not cause the existing background noise level
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise sensitive
locations. Tonal noise will result in a 5dB addition to that noise (Definition in: Appendix E
“Noise Procedure Specification, Publication 140”, The Engineering Equipment and
Materials User Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]
Ground Gas: To protect human health and the structure as per CIRIA C665 Guidance
Characterisation Situation 2, I would recommend one of the following mitigation measures
to be incorporated into the build:
a) Reinforced concrete cast in situ floor slab (suspended, non suspended or raft) with at
least 1200g DPM.
b) Beam and block or pre cast concrete slab and minimum 2000g DPM/ reinforced gas
membrane.
c) Possibly underfloor venting or pressurisation in combination with a) and b) depending
upon build.
n.b. all joints and penetrations should be sealed and inspected by a suitably qualified
technician.
Land Quality: To protect human health I would recommend the following conditions:
1.
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.
2. 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.
Natural England 14/06/16
Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development.
•
•
•

The Wildlife and Countryside Act 1981 (as amended)
The Conservation of Habitats and Species Regulations 2010 (as amended)
Internationally and nationally designated sites
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The application site is in close proximity to a European designated site (also commonly
referred to as Natura 2000 sites), and therefore has the potential to affect its interest
features. European sites are afforded protection under the Conservation of Habitats and
Species Regulations 2010, as amended (the ‘Habitats Regulations’).
The application site is within 100m of Morecambe Bay Special Area of Conservation
(SAC), Special Protection Area (SPA) (currently Morecambe Bay & Duddon Estuary
pSPA) and Ramsar site1.This site is also notified at a national level as Morecambe Bay
Site of Special Scientific Interest (SSSI). Please see the subsequent sections of this letter
for our advice relating to SSSI features.
In considering the European site interest, Natural England advises that you, as a
competent authority under the provisions of the Habitats Regulations, should have regard
for any potential impacts that a plan or project may have. The Conservation objectives for
each European site explain how the site should be restored and/or maintained and may
be helpful in assessing what, if any, potential impacts a plan or project may have.
Further information required
The consultation documents provided by your authority do not include information to
demonstrate that the requirements of Regulations 61 and 62 of the Habitats Regulations
have been considered by your authority, i.e. the consultation does not include a Habitats
Regulations Assessment.
In advising your authority on the requirements relating to Habitats Regulations
Assessment, it is Natural England’s advice that the proposal is not necessary for the
management of the European site. Your authority should therefore determine whether the
proposal is likely to have a significant effect on any European site, proceeding to the
Appropriate Assessment stage where significant effects cannot be ruled out.
Natural England advises that there is currently not enough information to determine
whether the likelihood of significant effects can be ruled out. We recommend you obtain
the following information to help undertake a Habitats Regulations Assessment:
• The Ecological Report submitted with this application, p 33 para 4.1.5 and the Planning
Statement, p8 para 4.2.6 state that a Habitat Regulation Screening Assessment (HRSA)
will form part of the application but this does not seem to have been submitted?
• The HRSA should include an assessment of the potential impacts of the proposal on the
relevant features of the designated site and how these will be mitigated. This should an
include an assessment of factors such as: construction and operational noise and visual
disturbance of SPA birds; water quality due to polluted run-off during construction;
hydrological impacts in terms of changes to flow; impacts of dust during construction,
lighting impacts during construction and operation.
SSSI
Our comments regarding the potential impacts upon the SSSI coincide with our comments
regarding the potential impacts upon the European sites, which are detailed above.
Protected species
We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected species.
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The Standing Advice includes a habitat decision tree which provides advice to planners on
deciding if there is a ‘reasonable likelihood’ of protected species being present. It also
provides detailed advice on the protected species most often affected by development,
including flow charts for individual species to enable an assessment to be made of a
protected species survey and mitigation strategy.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received
from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence may be
granted.
The applicant submitted a Habitats Regulations Screening Assessment on 6th July and
Great Crested Newt mitigation Strategy on 7th July to address Natural England’s
comments. Natural England issued a further response on 1st August 2016 as follows:
Natural England – 1/08/16
Additional information was received direct from Cushman and Wakefield on 19th July
2016 regarding our request to yourself for additional information dated 14 June 2016.
Natural England is a non-departmental public body. Our statutory purpose is to ensure
that the natural environment is conserved, enhanced, and managed for the benefit of
present and future generations, thereby contributing to sustainable development. The
advice in this letter is to assist your authority when considering the application against
relevant environmental legislation including:
The Conservation of Habitats and Species Regulations 2010 (as amended)
The Wildlife and Countryside Act 1981 (as amended)
Town and Country Planning (Development Management Procedure) (England) Order
2010 (as amended)
Internationally and nationally designated sites
The application site is within 100m of a European designated site (also commonly referred
to as Natura 2000 sites), and therefore has the potential to affect its interest features.
European sites are afforded protection under the Conservation of Habitats and Species
Regulations 2010, as amended (the ‘Habitats Regulations’).
The application site is within 100m of the Morecambe Bay and Duddon Estuary potential
Special Protection Area (pSPA) and Morecambe Bay Special Area of Conservation (SAC)
which are European sites, and also listed as Morecambe Bay Ramsar site1 and notified at
a national level as South Walney & Piel Channel Flats Site of Special Scientific Interest
(SSSI). Please see the subsequent sections of this letter for our advice relating to SSSI
features.
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In considering the European site interest, Natural England advises that you, as a
competent authority under the provisions of the Habitats Regulations, should have regard
for any potential impacts that a plan or project may have2. The Conservation objectives
for each European site explain how the site should be restored and/or maintained and
may be helpful in assessing what, if any, potential impacts a plan or project may have.
European Site – Further Information Required
Natural England notes that the HRA has not been produced by your authority, but by the
applicant. As competent authority, it is your responsibility to produce the HRA. We provide
the advice enclosed on the assumption that your authority intends to adopt this HRA to
fulfil your duty as competent authority. The assessment concludes that you can rule out
the likelihood of significant effects arising from the proposal, both alone and incombination.
However, on the basis of the information provided Natural England advises that there is
currently not enough information to rule out the likelihood of significant effects. Natural
England therefore advises that your authority should not grant planning permission at this
stage.
Natural England advises that the information and evidence gaps could potentially be
resolved with additional information formally submitted by the applicant in order to amend
the proposal. This would then provide an opportunity for your authority to repeat the
screening to check for the likelihood of significant effects of the project as submitted (i.e.
with all new information provided as part of the proposal).
Natural England recommends that any information gaps should be met by the formal
submission of information, so that the project as a whole, i.e. as submitted with all
information and measures to protect the European site, can be screened to check whether
the likelihood of significant effects can be ruled out.
Natural England advises that the following information should be requested from the
applicant, in order to screen the project to check for the likelihood of significant effects;
Noise Disturbance
The letter dated 18th July 2016 from RPS provided noise contour maps showing the
effects of hammer piling and auger piling. Although auger piling is considered not to have
any likely significant effect on the notified features of the protected sites, the same cannot
be said for drop hammer piling. Natural England agrees with the conclusion of RPS in that
if drop hammer piling is employed, a commitment to appropriate mitigation will have to be
made by the developer before planning permission is granted to be able to rule out any
likely significant effects on over-wintering birds. This mitigation would be in the form of
acoustic hoarding, which must be utilised when the drop hammer is in operation during
the sensitive period from September to April inclusive.
The following additional information / advice is provided to incorporate into your
assessment;
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Water Quality – Drainage Strategy
A finalised Drainage Strategy should be conditioned and approved prior to
commencement of construction works to ensure adequate controls are in place to
minimise any contaminates entering the designated site. This needs to include appropriate
mitigation for the operational phase of the development to contain any potential leakage
from the lithium-ion batteries and associated oil filled transformer;
The Flood Risk Assessment provided indicates that surface water drainage will be via a
three chamber interceptor and concrete culvert into Salthouse Pool utilising the existing
surface water drainage system, and incorporate an oil interceptor and automatic penstock
valve at the site boundary in case of incident. Consultation with the Environment Agency
and Cumbria County Council has revealed no issues or concerns with regard to this plan,
and that no surface water attenuation is required.
The Flood Risk Assessment also states foul sewage is to be dealt with via a septic tank.
Natural England recommends the connection of foul sewerage to the mains sewer,
however if this is not possible, then we advise that the package treatment plant or septic
tank must conform to Environment Agency requirements and discharge consent obtained.
Environmental permitting guidance can be found here.
CEMP
The proposed Construction Environmental Management Plan (CEMP) referred to in the
HRA provided by WSP / Parsons Brinckerhoff should be conditioned and approved prior
to the commencement of construction works, and should include measures for the control
and management of dust, surface water run-off, waste and pollution to protect the surface
water drains and adjacent designated site during the construction phase of this
development. Appropriate pollution prevention guideline measures should be incorporated
into this document.
Great Crested Newts
Although Great Crested Newts are a notified feature of the Morecambe Bay SAC, the SAC
population is 8km from the proposed development and therefore any newts found within
500m of the development site are considered to be a separate population. Our standing
advice for protected species provided in the link below should be followed.
Air Quality
There are no emissions to air during the operational phase. Mitigation for air quality during
the construction phase will be incorporated into the CEMP.
SSSI site – Further Information Required
Our comments regarding the potential impacts upon the SSSI coincide with our comments
regarding the potential impacts upon the Morecambe Bay and Duddon Estuary potential
Special Protection Area (pSPA) and Morecambe Bay Special Area of Conservation (SAC),
and are detailed above. Should the application change, or if the applicant submits further
information relating to the impact of this proposal on the SSSI, Natural England will be
happy to consider it.
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If your Authority is minded to grant consent for this application contrary to the advice
relating to the SSSI contained in this letter, 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.
Protected species
We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received
from Natural England following consultation.
The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted
as meaning that Natural England has reached any views as to whether a licence is
needed (which is the developer’s responsibility) or may be granted.
Natural England 2/08/16
“To further clarify our response to Charles Wilton, our position on both applications is that
the council must obtain a commitment in writing to the utilisation of acoustic hoarding
during the sensitive period from September to April if and when the drop hammer piling is
used. This commitment is essential for the planning authority to be able to rule out any
likely significant effects on the protected features of the designated site, which in this case
are over-wintering birds, and be able to complete their assessment under the Habitats
Regulations and issue planning approval.”
It also means that if the proposals of the scheme(s) change, that we should be reconsulted.
Cumbria County Council Highways & Lead Local Flood Authority dated 20/06/2016
We recommend that this application is refused because no traffic information has
been supplied and the drainage detail supplied is not sufficient to support a full planning
application.
A Flood Risk Assessment has been submitted in support of the application. Part of the site
is within Flood Zone 2 and the EA should be consulted about this. The site is not
considered to be at risk of flooding from off site sources of surface water.
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The ultimate discharge destination is to Salthouse Pool via existing surface water
infrastructure. Salthouse Pool is a tidal watercourse which discharges into the sea, this
means that standard S1 of the Non-statutory technical standards for sustainable drainage
systems can apply as the water body that can accommodate uncontrolled surface water
discharges without any impact on flood risk from that surface water body. The proposed
development is likely to be largely or wholly occupied by hardstanding but no attenuation
is required because of the discharge location.
The above factors do go a long way towards mitigation of the impacts of development but
the FRA is not the final drainage design and the above factors do not mean that no
consideration of surface water drainage issues is needed. According to the NPPF and
Planning Practice Guidance, new development is expected to use sustainable drainage
systems which deliver benefits in terms of flood risk and also benefits for pollution control,
amenity, recreation and wildlife. On flood risk the existing system is proposed to be used
but little investigation of this system has taken place, the developer acknowledges that the
proposal will result in an increase in surface water run-off but does not know whether the
existing system is capable of receiving this run off. If not, the location where will this
will flood out and what is at risk needs to be understood.
I would draw your attention to the table at 2.14 of the linked document for a description of
what detail regarding drainage should be expected from an applicant at each stage of a
planning application in order to secure the requirements of the NPPF and Planning
Practice Guidance. A detailed drainage layout should be submitted in support of a full
planning application. No Sustainable Drainage components have been considered. The
developer should investigate the full range of SuDS components, to determine which are
suitable for the site and use them if appropriate or explain why they are not appropriate if
that is the case. No maintenance details have been provided.
Regarding traffic impacts, we commented on the related application (B12/2016/0354) as
follows.
“Access to the site will be from the A5087 via a junction that already has planning
permission. The proposal is for B2 use industrial use but there will be little traffic
generation after construction because there are no employees. It is considered that the
traffic generated during construction will be unlikely to have a material effect on existing
highway conditions on the A5087. There is sufficient useable service space well away
from the highway which is adequate for operational and construction purposes”.
In that application the necessary information was contained within a Design and Access
Statement which has not been supplied for this application. The traffic impact of the
previous application was 50 HDV’s per day plus construction staff and it is unclear
whether this application will cause that impact to be doubled or whether this application
was included within that Design and Access Statement or if the impact is anything else.
We understand that the operational impact is likely to be negligible but there may be a
need for a Construction Traffic Management Plan.
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Our recommendation is as follows.
Inadequate information has been submitted to satisfy the Local Planning
Authority that the proposal is acceptable in terms of surface water
drainage and in terms of its effect on local traffic conditions and public
safety

(a)

Cumbria County Council Highways & Lead Local Flood Authority dated 01/07/2016
The following are needed.
•

Investigation of whether the existing system is capable of receiving increased
run off from the development.
Questions to answer would be - What is the flow capacity of the system? What flow
can be anticipated in the system post development? If the system can be expected
to flood out, where will this occur and what is at risk at this location?
As a suggestion this may include a CCTV survey of the system recording defects
and pipe sizes.

•

Consideration of the full range of SuDS components. This could perhaps take
the form of a table listing the components in the link with a yes/no as to are they
suitable on the drainage system, and comments to explain. It is agreed that there is
no requirement to attenuate flows but SuDS have wider benefits including for water
quality, amenity, and wildlife and there is clear direction from government that
developments should now be providing these benefits.

•

A detailed drainage design showing how rainwater gets from the hard surfaces of
the development to the existing drainage system. This should include any SuDS
elements that can be provided along the route.

•

Maintenance details. There should be a maintenance program and assignment of
on-going maintenance responsibilities for all elements of the drainage system over
the lifetime of the development including a delineation of the extent of the system
for which each party will be responsible.

•

Clarification of how much traffic will be generated by this proposal and how
does this relate to the traffic generation described in the associated application
(2016/0354).

Cumbria County Council Highways & Lead Local Flood Authority dated 27/07/2016
“We recommend that this application is refused because the drainage detail supplied
is not sufficient to support a full planning application.
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It is welcome that the applicant is immediately carrying out a full CCTV and SUDs report.
The sooner we are in receipt of these details (to include confirmation that the drainage
destination is suitable, the full drainage design including any SuDS components as
may be appropriate, and details of future maintenance, in accordance with the table at
2.14 of the linked document) the sooner we will be able to remove our objection.
We are aware of the mitigating factors due to the existing site (such as proximity to the
sea and the existing hardstanding). We have explained in a phone call to a consultant
working for the applicant that we do not expect the applicant to “fundamentally alter
change the drainage regime” but it may be the case that it is possible to achieve some
benefit by “bolt on” measures.
The party who is submitting a planning application must submit supporting information to
show the proposal is compliant with the requirements of the NPPF and PPG and if this is
not the case then our role is to point this out to the LPA. We have confirmed that
attenuation is not required. Ministerial Statements and NPPF paragraph 103 requires
major development to ensure that sustainable drainage systems for the management of
run-off are put in place. Paragraph 51 of the PPG says that Sustainable Drainage provides
opportunities to reduce the causes and impacts of flooding; remove pollutants from urban
run-off at source; combine water management with green space with benefits for amenity,
recreation and wildlife. We consider that the linked guidance provides the benchmark for
what should be considered reasonably practicable towards meeting that end. This
guidance asks for the details we have asked for at full application stage and suggests that
drainage of a site is fundamental and should not be left to be determined by condition.
Our experience would back this up as this approach has resulted in consent being
awarded to proposals which then prove impossible to be constructed.
In part 4 of the new Transport Statement the quanta given for the situation should the
peak traffic generation from the two related developments (B12/2016/0372 and
B12/2016/0354) coincide are similar to the Design and Access Statement we approved in
B12/2016/0354. It also describes how the schedule for the two developments will ensure
that the peaks will not coincide which is further mitigation for both proposals. Therefore we
can confirm that we have no concerns regarding impacts on the highway regarding this
development. Access to the site will be from the A5087 via a junction that already has
planning permission. The proposal is for B2 use industrial use but there will be little traffic
generation after construction because there are no employees. It is considered that the
traffic generated during construction will be unlikely to have a material effect on existing
highway conditions on the A5087. There is sufficient useable service space well away
from the highway which is adequate for operational and construction purposes”.
Our recommendation is as follows.
Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of surface water drainage.
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Cumbria County Council Highways & Lead Local Flood Authority dated 2/08/2016
“You are aware that we consider the table at 2.14 of the linked document to be the
benchmark for what should be considered reasonably practicable when providing drainage
design in planning applications. We are pleased that the developer now intends to provide
permeable paving and filter drains but it is clear from this report that the drainage
destination is not currently suitable and the SuDS features are still subject to a full
drainage design.
The guidance document suggests these details should be provided now because it is still
common for developers to claim post consent that they have discovered something that
makes the agreed SuDS undeliverable, and because if the drainage network is not
capable of taking the increased flows then this will cause flooding (and it still has not been
identified what would be at risk if the system was to flood out). Therefore we recommend
that this application as it stands is refused pending the full drainage design and an
assessment of what is required to bring the existing system that is to be retained up to the
standard required to take the flows from this development prior to commencement.
You have indicated that you are minded to approve this application with conditions.
We do not recommend this course of action but provide the following conditions to
attempt to mitigate any adverse impacts as much as possible.
CONDITION 1: Prior to the commencement of any development, an assessment of the
predicted post development 1 in 100 year flow in the existing drainage system (from the
development site to the discharge point into a water body that can accommodate
uncontrolled surface water discharges without any impact on flood risk from that surface
water body) and an assessment of the flow capacity of the existing drainage system
(inclusive of any improvements or repairs required to bring the system up to this standard
and how the scheme shall be managed after completion) shall be submitted to and
approved in writing by the Local Planning Authority. Any improvements or repairs as
identified must be completed prior to the commencement of any development.
Reason: To ensure flood risk is not increased on site or elsewhere and that priority is
given to the use of sustainable drainage systems.
CONDITION 2: Prior to the commencement of any development, the design of a
sustainable drainage system, including swales/filter drains, and porous/permeable paving,
with evidence of an assessment of the site conditions (inclusive of how the scheme shall
be managed after completion) shall be submitted to and approved in writing by the Local
Planning Authority. Any approved works shall be implemented prior to the development
being completed and shall be maintained operational thereafter.
Reason: To ensure flood risk is not increased elsewhere.
We would prefer the application is refused rather than approved with conditions 1 and 2
because the scenario exists where it is discovered that this development will generate
more flow than the existing system can convey safely to the sea leading to flooding of the
development site or an as yet unidentified building or asset between the site and the sea.
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CONDITION 3: The total number of laden heavy goods vehicles leaving the site shall not
exceed 22 on any day and be scheduled for arrival/departure at a rate of approximately
one trip per 30 minute period. A record of all laden heavy goods vehicles leaving the site
each day shall be maintained by the operator at all times and access to this record shall
be afforded to the Local Planning Authority on request.
Reason:
To keep to acceptable levels the impact of lorry traffic on the amenity of local
residents and other road users. To support Local Transport Plan Policies: LD8”
Environment Agency 06/06/16
We have no objection in principle to the proposed development as submitted. However,
we would like to make the following recommendation regarding finished floor levels; and
offer advice regarding our Flood Warning Service.
Flood Risk Management
With reference to the latest version of flood map, the proposal would be classified as an
essential infrastructure development in Flood Zone 2. We would recommend that the
Finished Floor Levels are raised to a minimum of 7.25m AOD (above ordnance datum) to
allow a minimum freeboard of 600mm. This recommendation is to allow improved
mitigation against the possible effects of climate change and wave overtopping for the
lifetime of the development; noted as 20 years as per e-mail conversation with Daniel
Percival on 14 April 2016, included in Appendix D of submitted FRA reference
RCEF40257-002R / April 2016/ compiled by RPS.
Advice to LPA
We advise the Applicant to subscribe to the Environment Agency's Flood Warning service
if not already done so.
The Environment Agency does not normally comment on or approve the adequacy of
flood emergency response procedures accompanying development proposals, as we do
not carry out these roles during a flood. Our involvement with this development during an
emergency will be limited to delivering flood warnings to users covered by our flood
warning network.
The Technical guide to the National Planning Policy Framework (paragraph 9) states that
those proposing developments should take advice from the emergency services when
producing an evacuation plan for the development as part of the flood risk assessment.
In all circumstances where warning and emergency response is fundamental to managing
flood risk, we advise local planning authorities to formally consider the emergency
planning and rescue implications of new development in making their decisions.
Regulated Industry
Advice to LPA / Applicant
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The proposed development site is currently subject of an EPR permit regulated by the
Environment Agency for the former Roosecote Power station, a gas fired combined cycle
gas turbine, permit: BM4406IU, which is understood to have been removed from the site
along with associated infrastructure. We have held preliminary discussions with the
applicant relating to substantial variation of the permit to permit the proposed changes to
take place and, to date, an application has not been received. A revised permit will
address issues relating to emissions from the varied plant.
OFFICERS REPORT:
1.

SITE AND LOCALITY

1.1 The application site comprises an area of vacant land which was formerly occupied by
the Roosecote Power Station including gas works, fuel tanks, pumping house and
ancillary operational buildings, prior to it being demolished in 2015. The total application
site comprises an area of 0.8659 hectares.

The site is located between the coast to the west and substantial industrial
development, namely Roosecote Substation to the north, Salthouse Pool waste water
treatment works to the North West, Rampside Gas Terminal to the south and
undeveloped land to the east. The Site is accessed via a private road some 500m in
length off the A5087 (Rampside Road).
1.2

A public right of way runs to the west of the site as part of the Cumbria Coastal Way
(CCW). The CCW is separated from the site in parts by small trees and scrub. Beyond
the CCW, further west, Roosecote Sands is characterised by sand dune scrub and dense
salt marsh plants.
1.3

The nearest residential properties are 400 m north of the site (Dowie Close), New
House Farm is 500 m north east of the site and allotments are located 600 m away.

1.4

2.

PROPOSAL DETAILS

2.1 The proposed development is described on the submitted application form as
“development of a building for the purpose of a grid connected electricity storage facility
with associated access and surfacing”. The applicant refers to the proposed development
as an energy storage facility within the accompanying Planning Statement and associated
reports.

The proposed energy storage facility comprises the following:
• A 2-storey battery enclosure building;
• External access stairways (4 no);
• Heating, ventilation and air conditioning (HVAC) plant within an acoustic enclosure;
• Security perimeter fence;
• 4m wide access track around the building
• An oil filled transformer with a 9 m concrete blast wall surround (having a high side
voltage of 132kV and low side voltage of 11kV).
• Step up transformer cabinets
• 3 no car parking spaces (including 1 disabled space)
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The main transformer is proposed to be sited in the north west corner of the site, with
the step-up transformer cabinets to be located to the south of the battery enclosure
building.
2.2

2.3 The battery enclosure building is a proposed 2 storey warehouse-style building which
measures approximately 35 m by 35m, and has a height of 11m. The building is to be
located upon an area of hardstanding measuring 4,638m2. A HVAC plant is to be located
on the roof of the building, within an acoustics enclosure to minimise noise.

Internally the battery enclosure building will accommodate lithium-ion battery racks, a
switch room and control room, welfare space for maintenance staff, WC and a goods lift
which will provide access to the first floor of the building. External stairways will provide
access to the roof space. 3 no entrances are located at each corner of the building, with
the main entrance being sited to the north of the site. The main entrance benefits from
DDA compliant ramped access.

2.4

2.5 The battery enclosure building is proposed to be clad with Kingspan insulated cladding,
or similar, to regulate the internal temperature of the enclosure. The main colour of the
proposed building is Midnight Green with stone grey panelling to areas of the building
adjacent to the external stairways.

The proposed development is to be managed remotely, and for the majority of the time,
will be unmanned. Routine maintenance checks will however need to be undertaken
intermittently.
2.6

The energy storage facility will be connected via a cable to the existing Electricity North
West 132kV substation to the north of the site.
2.7

The facility will charge the housed batteries via the cable to store energy which can
then be released at required times. This stored energy will be used to stabilise the
frequency of the electricity network by importing or exporting power as and when required,
and to regularise energy provision in the context of an increased use of renewable energy
technologies.
2.8

The facility will have an output of up to 49.9MWe and a storage capacity of
approximately 50MWh.
2.9

2.10

The application is accompanied by the following documents:
•
•
•
•
•

Planning Statement – May 2016
Design and Access Statement (D&A) – May 2016
Flood Risk Assessment
(FRA) – April 2016
Landscape and Visual Impact assessment (LVIA) – May 2016
Preliminary Ecological Appraisal (PEA) – May 2016
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During the processing of the application the following documents were submitted:
•
•
•
•
•

3.

Habitats Regulations Assessment (HRA) – July 2016
Great Crested Newt Mitigation Strategy – July 2016
Traffic Statement – July 2016
Supporting Drainage information (via email on 18/07 and 29/07/16)
Sustainable Drainage Strategy – 1st August 2016

RELEVANT HISTORY

3.1 1977/0936 – Erection of 150 Megawatt gas turbine powered electricity generating
station, approved subject to conditions 23/01/1978

1990/0640 – Extension and alteration to existing power station, approved subject to
conditions 16/08/1990
1990/1053 – Installation of buried 10inch diameter gas oil pipeline, approved subject to
conditions 14/02/1991
2004/0642 – Notice of application for Hazardous Substances consent for the storage and
use of substances covered by the planning (Hazardous Substances) Regulations,
approved with conditions 03/08/2004
2006/1254 – Erection of a replacement perimeter fence, approved 04/12/2006
2013/0803 – Installation of an underground 132kV electrical cable, approved subject to
conditions 10/03/2014
2014/310 – Application for prior notification of proposed demolition (gas above ground
installation, administration and workshop building, main turbine building and fuel oil tanks,
approved 20/06/2014
The planning history of the site confirms the previous use of the site as a former gas
powered station, which was approved in 1978 and has recently been demolished (under
the prior notification application) between 2014 and 2015. There have also been a series
of planning applications related to the former Roosecote generating station, including an
extension to the power station in 1990.

3.2

A planning application has also been submitted for the erection of a gas fired energy
reserve facility on land situated to the east of the application site. This is considered
under planning application (B12/2016/0354).
3.3

4.

RELEVANT POLICIES AND GUIDANCE

There are no saved policies which are specific to energy storage facilities.
Notwithstanding this, the following policies are applicable to the application site:
4.1
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4.2 Saved Policy D1, given the application site sits outside the defined built-up area and as
such is within the defined countryside area. This policy remains relevant in terms of its
first sentence, which seeks to protect the character of the countryside for its own sake,
although the remainder has been considered not to be in accordance with the NPPF. This
benefits from the NPPF core principle – ‘recognising the intrinsic character and beauty of
the countryside’ (paragraph 17).

Saved policies D2, D9-D11 confirm that development which is harmful to the character
of County Landscapes, Ramsar sites and nationally and locally important nature
conservation interests will be subject to special scrutiny. The proposed development is
situated to the east of Morecambe Bay and to the north of Duddon Estuary. Morecambe
Bay is a Ramsar Site, Special Protection Area (SPA) and Special Area of Conservation
(SAC) and Site of Special Scientific Interest (SSSI). Duddon Estuary is a Ramsar Site
and Special Protection Area (SPA).
4.3

Saved policy D12 confirms that development which would significantly adversely affect
protected species will not be permitted, and if permission is granted, the Council will
impose conditions to safeguard the species.
4.4

Saved Policy G13 seeks to protect designated routes (including public footpaths) from
development taking place on; or in the immediate surroundings where an interesting or
visually pleasing view would be adversely affected.
4.5

Saved Policy A12 – whilst not directly applicable to the application site, this policy
confirms that land in the immediate locality of the site is appropriate for energy-generating
uses.
4.6

4.7 The application site is within Flood Zone 2, as such saved policy F8 is applicable which
confirms that the Council will not approve new development within areas at an
unacceptable risk from flooding, unless the development can be permitted for social or
economic reasons, and in such cases, mitigation measures will be required.

There are a suite of national and international obligations and policies which aim to
reduce reliance on fossil fuels/reduce harmful emissions on a path to a low carbon
economy. Whilst the proposed development is not for renewable energy, the proposed
energy storage facility is complementary to the renewable energy agenda by providing
back-up energy at times of peak demand, and/or limited supply.
4.8

4.9 NPPF paragraph 98 states that local authorities should approve applications for
renewable energy schemes if its impacts are (or can be made) acceptable.

National Policy Statement for Energy (EN-1) confirms the need to achieve security of
energy supply to meet demand at all times (Paragraph 2.2.20) and notes the potential to
increase efficiencies through ‘smart demand management’ (Paragraph 3.3.30).
4.10

EN-1 is supportive of electrical energy storage to enable energy production to be
decoupled from its supply, and to meet peak demand, and Government recognises the
importance that storage facilities play in a low carbon electricity system (Paragraph
3.3.31).
4.11
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5.
5.1

PLANNING ISSUES
Countryside Location & Principle of use

Landscape and Visual Impact
Biodiversity
Flood Risk and Drainage
Traffic
Amenity
5.2

Countryside Location & Principle of Use

5.3 The proposed development is for an energy storage facility which, according to the
applicant, represents ‘a flagship development, being the largest facility [of its type] within
the UK, and will pave the way for future developments of a similar nature to be established
across the country’.
5.4 There is a need for the development to help to regulate national electricity supply,
during times of low energy supply from renewable energy sources. The applicant notes
that the application site benefits from existing infrastructure which can accommodate such
a proposal.
5.5

Paragraphs 5.5.1-5.5.2 of the Local Plan state the following:

“Energy production is already a major characteristic of the Borough and the extent to
which this sector may change or grow over the Plan period poses important environmental
issues.
The Roosecote area on the south-eastern side of Barrow is the focus for these activities.
Roosecote Power Station… [has] land adjacent to them where there is potential
for…expansion or for the development of other industries that would utilise their energy.”
5.6 The site is located within a previously developed site situated within the defined
countryside area. Saved Local Plan policy D1 seeks to protect the character of the
countryside for its own sake and Paragraph 17 of the NPPF confirms that planning should
recognise the intrinsic character and beauty of the countryside. Whilst the site is within
the countryside area, it is a brownfield site having previously been occupied by the
Roosecote Power Station. The surrounding area is characterised by existing industrial
and energy-related development, including the Rampside Gas Terminal, Wastewater
Treatment Works and an existing sub-station.
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The proposed development’s acceptability in such a location is principally assessed
against National Planning Policy Framework (NPPF) paragraph 98. Whilst the NPPF
specifically references renewable or low carbon energy, and the proposed development
does not fall into this category, the scheme is complementary to and contributes to
renewable energy through providing stabilisation to the grid at required times, when
renewable sources cannot meet the requisite demand. Paragraph 98 therefore confirms
that local authorities should approve renewable energy applications if its impacts are, or
can be made, acceptable.

5.7

The applicant notes that there are limited alternative site locations for the proposed
development, given that the proposed energy storage facility needs to be sited in close
proximity to the existing plant apparatus on the power station compound. The applicant
has confirmed that other locations within the former power station site were considered to
accommodate the proposed development, and were discounted on the grounds of visual
impact, compatibility with national and local planning policy and the availability of utilities
and viability of connection.
5.8

The applicant also makes reference to a proposed tunnel under Morecambe Bay, and
whilst this application is not yet submitted, one of the tunnel head options is to use a
proportion of the former Roosecote power station site. This area has therefore been
excluded from the potential area for siting the proposed energy storage facility.
5.9

The applicant has not provided any additional evidence to confirm which alternative
site locations have been considered to accommodate the proposal. Whilst this supportive
evidence would be useful in the determination of the application, there is no definitive
criteria within planning policy which sets out that such justification is required. The fact
that the site is previously developed and is located within an existing industrial context
provides assurance that the development would not be out of keeping in the locality, and
as such should not have a detrimental impact on the protection of the character of the
countryside in which it is proposed to be sited.
5.10

Whilst not directly related to the application site, Policy A12 also confirms that the area
within close proximity to the site has been recognised for its suitability to accommodate
energy-generating and energy transmitting technologies.
This strengthens the
acceptability of the scheme in this location.
5.11

The applicant has proposed design mitigation to minimise the impact of the proposed
development on the countryside location. This includes green coloured cladding to
minimise the visual impact of the proposal, and a series of biodiversity enhancements
including a Wildlife Retention Area which will provide habitat for Great Crested newts.
These proposals are welcomed and taken on their own merits could be seen to enhance
the existing biodiversity of the application site.
5.12

On this basis, it is considered that the principle of the proposed development in this
location is in accordance to both Local and National Planning Policy in respect of its
Countryside designation.
5.13
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5.14

Landscape and Visual Impact

The site sits within National Character Area 7: West Cumbria Coastal Plain. The
applicant confirms that given the size of the NCA, being 400 km2, they have not
considered it necessary to assess whether the characteristics of this area are affected by
the proposal.
5.15

Notwithstanding this, the applicant has considered the impact that the development
will have on the local landscape character areas in which it is located – sub type 2d
Coastal Urban Fringe and sub type 00 Urban Area, Barrow-in-Furness, as defined in the
Cumbria Landscape Character Guidance & Toolkit (CLCGT). In addition, the proposed
development falls within landscape sub-types Intertidal Flats (1a) and Low Drumlins (7a),
within the 1km landscape study area. Intertidal Flats is also a County Landscape
designation, and therefore Policy D2 applies.
5.16

The CLCGT does not characterise the Urban Area (00), but the Coastal Urban Fringe
(2d) is noted as comprising ‘low lying flat land [with] urban influences linked to tourism
development, derelict buildings and major transport routes’ and having ‘strong man-made
landforms on coastal edges’. The vision for the sub-type seeks to enhance, restore and
improve the landscape quality which includes for the positive development and
management of old industrial sites, which reflect historic and/or biodiversity value. The
Toolkit also notes the potential risk that energy infrastructure could have on landscape
character, particularly in terms of the less developed parts of the coastal urban fringe.
5.17

The proposal is accompanied by a Landscape and Visual Appraisal (LVIA). The
appraisal notes that the impact on the character of the Urban Area (00) will not be
significant due to the small footprint of the facility and its limited height being 11m, and the
existing industrial context in which it is proposed to be sited, in relation to the Urban Area
as a whole. The assessment concludes that the development would result in a negligible
level of effect on the character of the Urban Area, given that the proposed development
would not be out of character and none of the key characteristics of the Urban Area would
be adversely affected.
5.18

The appraisal notes that there would be a minor level of effect on the Coastal Urban
Fringe (2d), given the existing industrial context. The application site is also not classified
as being one of the less developed parts of the coastal urban fringe.
5.19

5.20 The appraisal also confirms that effects on landscape sub-types Intertidal Flats (1a)
and Low Drumlins (7a) will be indirect, and limited due to the size of the proposal and the
existing industrial setting.

It is the Council’s opinion that given that there is limited, and indirect impact on the
landscape Intertidal Flats (1a), which is also a designated County Landscape (Roosecote
Sands tidal flats), the proposal can be deemed as complying with Policy D2.
5.21

Landscape impact is considered to be negligible to minor, reflecting the former
industrial use of the site and surrounding industrial context.
5.22
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5.23 With regards to visual impact, the appraisal has considered the impact during the
construction phase as well as once the development is fully operational through appraising
a series of four viewpoints as follows:

• Public right of way, south of Roosecote
The LVIA confirms that views from this location are of medium sensitivity, and during
construction there will be an adverse effect of minor to moderate significance. Once
operational, the proposed development would form ‘a mass of a similar apparent size
to the tanks [associated with the sewage works]’, and the proposal would seem ‘to
merge into the existing developments adjacent’, resulting in a minor level of effect.
• Cavendish Dock
The LVIA confirms that construction activity associated with the proposed development
would be noticeable from the Cavendish Dock footpath, but this would be for a
temporary period only resulting in an adverse effect of minor to moderate significance.
Once operational, the proposal would be ‘a noticeable introduction to the varied
scene’, albeit the visible mass would be similar to the sewage works and would be in
keeping with the existing visual context. As such, there would be a minor level of
effect.
• Chestnut Walk, Yarlside
The LVIA considers the impact of the proposed development from elevated views from
the existing residential area in Yarlside. During construction, activities would be
noticeable but would not cause a significant effect, as such would result in an adverse
effect of minor significance. Once constructed, the proposed development would be
visible against the flat expanse of Roosecote Sands, but given the distance from these
residential properties (1.6 km) and the existing industrial context, the LVIA concludes
that there would be a negligible to minor level of effect.
• Michaelson Road Bridge
During construction and once operational the LVIA considers the proposal to have a
negligible effect from this location
Overall therefore, the LVIA notes that a greater impact would be felt during the
construction period, but this could be minimised through adhering to ‘considerate
contractors’ best practice to minimise visual clutter and lighting intrusion. Consideration of
four key viewpoints (outlined above) has shown that the proposals will have at most a
minor to moderate level of effect. There are no long-term significant visual impacts
expected to occur from residential areas, recreational receptors (including Cumbria
Coastal Way) and from the highway network. There would be visual change from areas
within close proximity to the application site, albeit that this change fits within the existing
industrial context and would therefore not be out of place or character with the locality.
5.24

The proposal is therefore considered to be in accordance with saved Local Plan
policies D1, D2, and G13.
5.25
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5.26

Biodiversity

The application site is situated approximately 98m to the east of Morecambe Bay, a
Ramsar Site, Special Protection Area (SPA) and Special Area of Conservation (SAC), and
1.32km to the north of the site lies the Duddon Estuary Ramsar Site and pSPA.
Morecambe Bay is also a Site of Special Scientific Interest (SSSI) (notified as the South
Walney & Piel Channel Flats).

5.27

Saved policy D9 confirms that development which could affect a Ramsar site will be
subject to the most rigorous examination, and unless development is directly connected
with, or necessary to the management of the Ramsar site, further consideration of the
proposed development is required to determine if the proposed development is likely to
result in significant effects upon the designated sites.
5.28

The applicant has submitted an assessment to inform the screening under the
Habitats Regulations to assist the Council in determining whether there is potential for
effects upon the sites of European importance, prior to granting planning permission.
There are six designated sites within 2km of the proposed development which require
consideration under the Habitats Regulations:

5.29

•
•
•
•
•
•

Morecambe Bay Special Area of Conservation (SAC);
Morecambe Bay Special Protection Area (SPA);
Morecambe Bay Ramsar;
Morecambe Bay and Duddon Estuary pSPA
Morecambe Bay (Inshore) SAC; and
Morecambe Bay SPA (Marine).

The assessment considers that the final two protected marine sites listed above are
not required to be assessed further due to the absence of pathways for effects arising
from the proposed development.
5.30

Morecambe Bay is of European importance given that it is a staging area for migratory
waterfowl, including internationally important numbers of passage ringed plover, supports
a wide range of internally important birds as well as species and populations occurring at
levels of international importance, including Great crested newts. Duddon Estuary is a
designated Ramsar site as it supports nationally important number of the rare natterjack
toad, nationally important numbers of waterfowl, assemblages of internally important birds
and species/populations at level of international importance.
5.31

The assessment confirms that the proposed development is not directly connected to
or necessary for the management of the designated sites, and as such, further
consideration of the project is required under the HRA process.
5.32

The proposed development has been screened by the applicant through the
submission of a HRA Screening Assessment to identify whether potential effect pathways
between the scheme and the designated sites are likely to result in significant effects upon
the designated sites.
5.33
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Natural England has reviewed the HRA Screening Assessment and noted that as a
competent authority, it is the Council’s responsibility to produce the Habitats Regulations
Assessment (HRA), but the authority can adopt the HRA to fulfil its duty. As such, the
Council will adopt the HRA for the purposes of this planning application.
5.34

The assessment confirms the following:
•
•
•
•

•

•
•
•
•

No habitat loss will occur within the designated sites;
The proposed development is not considered likely to significant affect how key
species move around or through the designated sites;
No likely significant effect is anticipated for the great crested newt population within
the Morecambe Bay SAC;
No noise disturbance of key species is expected to extend to designated sites
through the construction process, or once operational. The applicant has
suggested a preference for Flight Augur Piling to be used to minimise any potential
disturbance to birds using the SPA, albeit that the appointed developer may use
drop hammer piling, and this has been modelled as a worst case scenario.
The transformers and HVAC will not result in sound levels greater than 85db (A) at
the application site boundary. Any potential noise pollution is mitigated through the
adoption of acoustic measures which have been in-built into the scheme design
and little additional noise will be generated, given that the development is to be
remotely managed (only requiring occasional visits by maintenance staff).
No resources will be required from the designated sites;
No effects as a consequence of waste within the designated sites;
No hydrological effects expected, either as a result of pollution or ground water
flows;
No likely significant effect arising from air quality, given that emissions during the
construction process will be managed, through a Construction Environmental
Management Plan (CEMP), and only limited emissions are expected during the
development’s operation; effects of which are not anticipated to extend to the
designated sites.

The screening assessment has also considered the potential combined effect of
anticipated projects which are likely to come forward within the vicinity of the proposed
development, and which have the potential to affect the designated sites. This includes
application B12/2016/0354 for a proposed gas-fired energy reserve facility.
The
assessment confirms that if both applications were to be approved, the construction period
of both schemes has the potential to overlap which would result in additional noise output
of 3 dB. Notwithstanding this, any noise produced from both projects is not expected to
cause disturbance to birds within the SPA. It concludes that even in combination with
other projects, there will be an absence of potential effects upon designated sites.
5.35

The screening assessment has therefore concluded that the proposed development
will not have significant effects upon the designated sites once the proposed development
is operational, and that no further assessment of the project is required under the
Conservation of Habitats and Species Regulations 2010.
5.36
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Notwithstanding this, Natural England requested that additional information was
submitted in respect of planning application B12/2016/0354 in relation to the potential
impact of noise disturbance on over-wintering birds.
The agent for application
B12/2016/0354 issued this information by letter dated 18th July 2016 and provided noise
contour maps to show the effects of hammer piling and auger piling. In light of this,
Natural England has advised that a commitment is made by the developer that
appropriate mitigation (acoustic hoarding) will be adopted if drop hammer piling is utilised.
5.37

5.38

The applicant has confirmed via email correspondence on 1st August 2016 as follows:

‘I can confirm that the applicant is willing to accept an appropriately worded condition
requiring the utilisation of an acoustic screen during the sensitive period from September
to April, if the drop hammer piling method is to be used’.
It is considered that this is sufficient to enable the Council to screen the proposed
development under the provisions of the Habitats Regulations and can confirm that the
likelihood of significant effects arising from the proposal can be ruled out.
5.39

5.40

The proposed development is therefore in accordance with saved Policy D9.

The application is also supported by a Preliminary Ecological Assessment which
confirms that the proposed development is to be located on an area of spoil (on the site of
former fuel tanks) as well as a small element of species-improved neutral grassland.
These areas have been categorised as having a high ecological value, although grassland
within this area contained less species diversity.
The PEA therefore recommends
compensation for the loss of these habitats, to ensure that the remaining grassland (which
is not to be developed) within Centrica’s ownership should be retained, protected,
enhanced and managed for wildlife, within a future Wildlife Retention Area.
5.41

5.42

The PEA notes the potential for the following species:
•
•
•
•
•

Badgers – as such recommends that a pre-construction survey for badger is
undertaken 8 weeks prior to any construction period (including enabling works);
Otters – whilst the application site has limited potential to support otter, the PEA
recommends that construction works are carried out under an otter method
statement;
Bats – recommends that areas of semi-improved grassland are retained and
enhanced, and consideration should be made for foraging and commuting bats
within the Construction Environmental Management Plan (CEMP);
Barn Owl – recommends retention and management of grassland within the Wildlife
Retention Area;
Other bird species –
o
Oystercatchers were observed displaying breeding behaviour in areas
of the spoil, as such it is recommended that wintering bird surveys and
summer breeding bird surveys are undertaken, involving monthly transect
surveys to ascertain breeding bird assemblages.
o
During the construction phase, any vegetation clearance works should
be carried out outside of the breeding bird season (March-October inclusive).
If this is not possible, breeding bird surveys and checks should be
undertaken by an appropriately competent person.
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5.43

•

Reptiles –
o
Habitat manipulation (gradually making habitats unsuitable) should be
implemented.
o
A Precautionary Method of Working (PMoW) should be produced to
ensure that best practice methods are adopted.
o
Vegetation removal should be carried out during the reptile active
period;
o
Hibernacula should be dismantled by hand;
o
Enhancement measures should be carried out in areas not affected by
the proposals; in particular in the Wildlife Retention Area.

•

Amphibians
o
Natterjack toads are known to occur within the Duddon Estuary
Ramsar, and as such there is potential for these species to be present within
the survey area. The PEA recommends consultation with relevant
stakeholders (including Natural England) to ascertain the need for a targeted
natterjack survey.
o
eDNA testing confirmed the presence of GCN in a pond within 500m of
the survey area.

Great Crested Newt Mitigation Strategy

Additional GCN surveys were recommended following the PEA, and GCN surveys
were undertaken in June 2016.
5.44

The presence of a small GCN population was established in ponds 2 and 15. Pond 2
is 268 m away from the site boundary, and pond 15 is 455m away.
5.45

The 2016 GCN Mitigation Strategy recommends that given there is minimal habitat
lost within 250-500 m from the ponds, that a Natural England Development Licence is not
required, and instead, that works can proceed under a detailed Method Statement.
5.46

5.47

The GCN Mitigation Strategy advises the following:
• Site preparation works to be undertaken between September – October 2016 to
ensure that any features suitable for GCN hibernation and refuge are dismantled
during the active season;
• Tool Box Talk to be provided to all site operatives by experienced ecologists;
• An experienced ecologist to be on site during vegetation clearance works, and precommencement of works, areas to be finger-tip searched by the ecologist;
• All activities to cease if GCN found within working area when an ecologist isn’t
present;
• Smooth newts, palmate newts, common frogs and common toads found within
working area to be removed by hand to areas of scrub away from working areas;
• Dismantling of spoil to take place during April-October inclusive under ecological
supervision;
• If GCN are found during dismantling of spoil, all works to stop, adequate cover to
be provided and GCN will be allowed to move off on their own accord. If large
numbers of GCN are found, then all works will cease and the risk to GCN will be
reassessed.
• Vegetation clearance to be undertaken during the GCN active season (AprilOctober inclusive) will be removed in two stages;
Page 154 of 164

PLANNING COMMITTEE
16th August 2016
•
•

•
•

Vegetation clearance to be undertaken during hibernation (November-March
inclusive) will be removed in one cut to ground level, and no ground works will be
undertaken.
To compensate for the permanent loss of habitat, Centrica plc have set aside an
area of land which will be managed for GCN. This mitigation land is 2.5 times the
area of grassland that will be lost as a result of the proposed development as well
as the proposed development in application B12/2016/0354. The same quantity of
land will be set aside even if one development is implemented.
The mitigation land will be managed for GCN for 20 years.
4 large hibernaculas will be created within the mitigation land, following the
standard design from Natural England, and straw bales will be placed around the
work area to channel the GCN.

Natural England has confirmed that they have not assessed the GCN Mitigation
Strategy for impacts on protected species, and instead, the Council should apply NE’s
Standing Advice to the application. The Council has reviewed the Standing Advice and
can confirm that the GCN Mitigation Strategy is in accordance with the Standing Advice.
5.48

The proposed development is therefore deemed to be in accordance with saved Local
Plan Policies D12 and D13, subject to appropriate conditions and monitoring. Planning
conditions will be attached to ensure the mitigation measures are adhered to.
5.49

5.50

Flood Risk and Drainage

The application site is located within Flood Zone 2 and as such a Flood Risk
Assessment (FRA) has been undertaken to support the planning application. This
confirms that the application site comprises land which is raised to 6.5m, and therefore, for
the purposes of the Sequential Test within the NPPF, the application site is considered to
fall within Flood Zone 1. Accordingly, the FRA concludes that the exceptions test is not
applicable.
5.51

5.52 The applicant has discussed the proposals with the Environmental Agency who has
recommended that the site is raised above 6.65m AOD to counteract the risk of flooding
during a 1 in 200 year plus climate change event. The applicant originally proposed
raising finished floor levels to 7.00m AOD in order to mitigate for the 1 in 200 year event,
in addition to the present day 1 in 1000 year event.

As part of the consultation process the Environment Agency has recommended that
the finished floor levels should be raised higher, ‘to a minimum of 7.25m AOD (above
ordnance datum) to allow a minimum freeboard of 600mm…to allow improved mitigation
against the possible effects of climate change and wave overtopping for the lifetime of the
development; noted as 20 years.’
5.53

The applicant has submitted additional plans to account for this change.
In terms of drainage, surface water run-off from the proposed development will be
collected by a series of drains before discharging to Salthouse Pool (a tidal watercourse
which discharges into the sea) via the existing surface water infrastructure within the
former power station site. There will be no increase in flood risk as a result of the
proposal.
5.54
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Cumbria County Council has objected to the application, and recommended that the
application is refused on the grounds that the applicant has not submitted a final drainage
design for the proposed development. Notwithstanding this, the applicant has provided
the following additional information to allay CCC’s concerns.
5.55

At present, the site is occupied by hardstanding surfaces and will remain hardstanding
post development therefore there will be no increase in surface water run-off from the
development therefore there will be no change in the surface water runoff characteristics.
Furthermore, Cumbria County Council, as the Lead Local Flood Authority (LLFA) have
identified that on-site surface water attenuation will not be required as surface water will
discharge into tidal waters via the existing surface water infrastructure within the wider
former power station site. Notwithstanding this, on-going design works will include the use
of permeable paving thereby providing additional attenuation on site.
5.56

We are unaware of any surface water flooding on site. Based on the surface water
characteristics post development, there will be no increase in surface water flood risk.
Notwithstanding this, flood resilient design (i.e finished floor level raised above external
ground levels) will be included.
The on-going SuDS work will comprise the use of permeable paving within the car parking
areas of the site. Whilst it has been agreed that surface water attenuation is not required,
the CIRIA SuDS Manual (C753) identifies that permeable paving provides the following
treatment processes:
·
Filtration of silt and the attached pollutants;
·
Biodegradation of pollutants, such as petrol and diesel within the pavement
construction;
·
Absorption of pollutants which depends on factors such as texture,
aggregate structure and moisture content; and
·
Settlement and retention of solids.
The on-going SuDS work will identify the maintenance requirements for the SuDS features
proposed. It is understood that an Environmental Permit currently exists for the former
power station site. RPS understands that Centrica have submitted a substantial variation
to the existing permit which already permits the discharge of surface water in Cavendish
Dock.
During the production of the previous Flood Risk Assessment, consultation was
undertaken with Cumbria County Council. It was agreed with the Council that surface
water attenuation will be not be required. However it has since been identified that the use
of SuDS should be considered as they can provide water quality, amenity and biodiversity
benefits. Therefore, the ongoing SuDS work will identify the use of practical SuDS
features within the context of the proposed development- details to follow.
The applicant submitted additional drainage information to seek to address
CCC’s concerns. This was in the form of a Sustainable Drainage Strategy
which has confirmed the following:

ddd.
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•

A CCTV survey has been undertaken which confirmed the existing surface water
infrastructure to comprise a 1000mm diameter surface water sewer running parallel
to the site’s western boundary, and a 525mm diameter surface water sewer
adjacent to the north western corner of the site. Both pipes discharge into a
1300mm diameter surface water sewer, located adjacent to the north western
corner of the site, which is identified to flow in a northerly direction prior to
discharging into a three chamber interceptor. The outflow from the interceptor runs
through a concrete culvert before discharging into Salthouse Pool.

•

The CCTV survey has identified that a number of pipes within the existing surface
water network are heavily silted, and as such will require maintaining prior to the
installation of the new drainage system;

•

The applicant has also considered the use of Sustainable Urban Drainage Systems
(SuDS) as part of the proposed development. It suggests that a filter drain could
be installed around the perimeter of the proposed building as well as a line
permeable paving system for the car parking area.

CCC responded on 2nd August and confirmed that on the basis of the information
provided by the applicant, the surface water drainage system proposed is unsuitable in its
current state (due to the results of the CCTV survey) and that the SuDS features proposed
remain subject to a full drainage design. Given this, CCC has still objected to the proposal
and recommended that the application should be refused. CCC advises against the use
of planning conditions to address these concerns.

5.57

Natural England has also confirmed that a finalised drainage strategy should be
conditioned and approved prior to commencement of construction to ensure that adequate
controls are in place to minimise contaminates entering the designated sites.
5.58

The proposed development therefore complies with Saved Policies F8-F11 in relation
to flood risk. It is considered that the application does not comply with saved policy F6 as
details of all land drainage arrangements have not been provided at this time. The
applicant has demonstrated a willingness to provide the necessary information to address
CCC’s concerns, but there are outstanding issues still to be resolved. The Council
considers that this can be dealt with by way of appropriate pre-commencement conditions.

5.59

5.60

Transport

Cumbria County Council (CCC) Highways originally objected to the application on the
grounds that inadequate information was submitted to satisfy the LPA that the proposal is
acceptable in terms of its effect on local traffic conditions and public safety. The applicant
subsequently provided a Traffic Statement on 14th July, to address these concerns. This
Statement noted that existing vehicular access would remain (an existing 5.5m wide
private road leading from Rampside Road (A5087), adopted highway) and that 3 no car
parking spaces would be provided to service the proposed development.
5.61
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In terms of traffic generation, the proposed development is expected to generate a
maximum of 22 HGV movements per day during the construction period, and it is not
expected that this would create an adverse impact upon the operation of the local highway
network. Once operational, the energy storage facility will be unmanned and operated
remotely. Occasional servicing/maintenance of the facility would be required which could
generate a maximum of 3 trips per day. This would not create an adverse impact on the
local highway network.
5.62

CCC has since confirmed that they have no concerns regarding impacts on the
highway arising from the proposed development but has asked for the inclusion of a
condition to limit the total number of heavy goods vehicles leaving the site to a maximum
of 22 per day.
5.63

5.64

Amenity

The application site is located approximately 400 m from the closest residential
properties in Dowie Close. Environmental Health has been consulted on the application
and confirm no objections to the proposals. They have however recommended that
amenity is safeguarded through planning conditions to limit the hours of construction, and
to ensure that once operational, the noise from the development does not exceed the
existing background noise level at neighbouring noise sensitive locations.
5.65

The design of the proposed energy storage facility has acoustic walls to minimise the
noise of the transformer and HVAC coolers.
5.66

The proposed development therefore complies with saved policies D58 and D60 of
the Local Plan.
5.67

6.

CONCLUSION

The applicant states that proposed energy storage facility represents ‘a flagship
development, being the largest facility [of its type] within the UK, and will pave the way for
future developments of a similar nature to be established across the country’. The
proposed development will complement the existing electricity network and provide
support to renewable energy schemes at peak times of demand.

6.1

The application site is within 100m of the Morecambe Bay and Duddon Estuary
potential Special Protection Area (pSPA), Morecambe Bay Special Area of Conservation
(SAC), Morecambe Bat Ramsar site and South Walney & Piel Channel Flats Site of
Special Scientific Interest (SSSI), and is within the Countryside area.

6.2

The site comprises previously developed land, having formerly been occupied by the
Roosecote power station, and is to be sited adjacent to existing industrial development
including gas works, sewage works and an electricity substation. The development
proposal is to be sited mainly on spoil, created following the demolition of the power
station, although a small element of semi-improved grassland will also be affected. The
accompanying Preliminary Ecological Appraisal confirms that these grassland is not
particularly species-rich, and that any loss will be mitigated through the provision of a
Wildlife Retention Area in close proximity to the application site.
6.3
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6.4 The Wildlife Retention Area will also allow for the safeguarding of Great Crested newts
which have been recorded within 300m of the application site.

In terms of visual and landscape impact, the site’s sensitivity to development is greatly
reduced due to the adjacent industrial development which exerts a strong influence over
the site. At most, the impact has been determined to be a minor to moderate effect, with
the most noticeable change occurring from the Cumbria Coastal Way. Notwithstanding
this, the visual impact of the proposal is to be mitigated through the inclusion of dark green
cladding to soften its impact, and will be accompanied by biodiversity areas.
6.5

The applicant has prepared a Habitats Regulations Screening Assessment to consider
the potential impacts of the proposed development on the designated sites. This has
confirmed that the proposal is unlikely to have a significant effect on the European sites.
The greatest potential risk is through the construction process, in terms of the impact of
piling creating noise disturbance to over-wintering birds within the SPA. The applicant has
provided a written commitment to ensuring that should drop hammer piling be used,
acoustic hoarding will be utilised during the sensitive period of September to April
inclusive, to mitigate against any likely significant effect. Natural England is satisfied that
this commitment alongside suitably worded conditions ensures that significant effects can
be ruled out.
6.6

There are no concerns in relation to highways, given that the facility is unmanned and
will only require occasional maintenance.
6.7

6.8 In terms of flood risk and drainage, the proposal will be raised with finished floor levels
‘to a minimum of 7.25m AOD (above ordnance datum) to allow a minimum freeboard of
600mm…to allow improved mitigation against the possible effects of climate change and
wave overtopping for the lifetime of the development; noted as 20 years.’
The
Environment Agency has raised no objection to the proposal.

Cumbria County Council Lead Local Flood Authority has objected to the scheme on the
basis that detailed drainage information has not been submitted.
The applicant
submitted a Sustainable Drainage Strategy on 1st August in order to address these
concerns. This has been considered by the LLFA and has been determined to not be
detailed enough to satisfy their original objection, and the proposed drainage solution is
not currently suitable due to the silting. Notwithstanding this, it is considered that the
detailed drainage information can be dealt with by condition.
6.9

The proposed development will not create an adverse effect upon residential amenity,
during the construction process and once operational. Planning conditions will be added
to the consent which limit hours of construction, and ensure that any noise from the
development does not exceed the existing background noise level at neighbouring
sensitive locations.
6.10
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RECOMMENDATION:
I recommend that
a) in relation to the Habitats Regulations that
the proposal is not necessary for the management of the European site, but the proposal
is unlikely to have a significant effect on any European site, and can therefore be
screened out from any requirement for further assessment The justification is that whilst
the proposed development is within 100m of the SPA, any potential significant effects are
mitigated through the use of acoustic hoarding during the sensitive period (September to
April inclusive) to rule out any likely significant effects on over-wintering birds, and there
are no air or water quality concerns arising from the development.

b) In relation to the EIA Regulations
No application has been received for a screening opinion. However for the Council’s own
interests it is important to ascertain whether the proposal requires EA under the
regulations.
The proposed development does not fall under Schedule 2 of the EIA Regulations and as
such I am satisfied that the proposal is not EA development.
c) That planning permission be GRANTED subject to the standard duration limit
and the conditions*
*Final wording of suitable conditions will be updated and sent out as Extra Information.
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2016/0418

Vickerstown Institute
Central Drive, Barrow

18

2016/0353

39

2016/0432

Roanhead Car park,
Hawthwaite Lane,
Barrow.
15 Avocet Crescent,
Askam.

Change of Use at first floor level from A4 to
C1. Proposal to include 9 en-suite rooms
and minor external alterations.
Replacement National Trust kiosk situated at
the Reserves car park.

49

2016/0026

Cavendish Villas,
Cavendish Park, Barrow

79

2016/0389

Proposed centralised
Training facility at
Buccluech Dock Road,
Barrow.

119

2016/0372

124

2016/0372

Rear living area extension.
Change of use of existing disused buildings
to 23 flats.

New training facility comprising part single
storey teaching accommodation and part
double storey workshop and ancillary
accommodation with hard standing service
yard area and amenity space. Demolition of
existing buildings and structures on site.
Former Roosecote
Town & Country Planning under regulation 5
Power Station,
(Environmental Impact Assessment)
Rampside Road,Barrow. Regulations 2011- Screening opinion in
relation to a proposed energy storage facility.
Former Roosecote
Erection of a building containing a grid
Power Station,
connected electricity storage facility with
Rampside Road, Barrow associated access and surfacing.

