DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION

4th OCTOBER 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
4th October 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0542

Mr Christos Alexandrou

M. E. Jones

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Walney South

Barry Jesson
01229 876323

19/07/2016
STATUTORY DATE:
12/09/2016

LOCATION:
Avon Cars, Promenade, Barrow-in-Furness
PROPOSAL:
Consent to display one externally illuminated fascia sign to front elevation
SAVED LOCAL PLAN
POLICIES:
POLICY D39
Consent for advertisements fixed to the principal public entrance of a building, or to a
building elevation not used as a commercial frontage, will be permitted provided that they
would not harm the street scene by nature of their scale, height or amount of illumination.
POLICY D43
Proposals for illuminated advertisements will be granted consent provided that they would
not harm the interests of visual amenity, including sky darkness pollution, or highway
safety by nature of their scale, height, amount or hours of illumination.

SUMMARY OF MAIN ISSUES:
Impact on shopfront itself and wider areas. Considerations are level of illumination, scale
and appearance.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The development has been advertised on site.
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The Occupier, 30-32 Lowther Street, Kendal
“Yet again the owner of this property has undertaken work without the necessary consents
in place. This signage is already in place and provides the Borough Council with little
opportunity to influence its design. The sign is similar to the previous Avon Cars sign but it
is clear that an opportunity has been missed to improve on poor quality signs on this
prominent position on the primary route onto Walney.”
CONSULTATIONS:
Cumbria Highways
“Thank you for your consultation on the above planning application.
The layout details shown on the submitted plan are considered satisfactory from a highway
perspective. I can therefore confirm that the Highway Authority has no objection to the
proposed development, however would recommend the inclusion of the following
conditions:
No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or
so as otherwise to render hazardous the use of any highway, railway, waterway or
aerodrome (civil or military).
Reason:

In the interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8

The lighting units shall be erected so that no direct rays of light from the source of
illumination shall be visible to the drivers of vehicles using the highway, and shall be
maintained in that respect thereafter.
Reason:

In the interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8”

OFFICERS REPORT:
1. SITE AND LOCALITY
The hot food takeaway, formerly a taxi office, is located at the end of the row of
properties (southern end) which form a small, mixed use block of commercial and
residential units at the edge of the main built up area of Walney. It is immediately adjacent
to a vacant unit, last used as a Dance Studio. The northern end of the row, on the corner
of Central Drive comprises two dwellings, known as The Old Bank and Jubilee View. To
the rear are St Mary’s Church and two further dwellings on Central Drive, located on
higher ground than the application site.
1.1
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2 PROPOSAL DETAILS
2.1

Consent to display one externally illuminated fascia sign to front elevation.
3. RELEVANT HISTORY

3.1 2016/0006

- Change of use from taxi office (sui generis) to hot food takeaway (A5)

2016/0030 - New shop front including replacement of one window with a door serving
an internal bin store (amended description).
3.2

4. RELEVANT POLICIES AND GUIDANCE
Policy D39 involves advertisements fixed to the principal public entrance of a building,
stating they will be permitted where they would not harm the street scene by nature of their
scale, height or amount of illumination.
4.1

Policy D43 reiterates the fact that illuminated advertisements must not harm the
interests of visual amenity, light pollution, or highway safety by nature of their scale,
height, amount or hours of illumination.
4.2

4.3 The Shop Front & Advertisement Design Supplementary Planning Document (SPD).
This discusses general design principles, though reserves the most stringent requirements
for traditional/heritage buildings. As the takeaway is located outside of the Conservation
Area and within a row of mixed design non-descript units, the general principles apply.

NPPF 67
Poorly placed advertisements can have a negative impact on the appearance of the built
and natural environment. Control over outdoor advertisements should be efficient, effective
and simple in concept and operation. Only those advertisements which will clearly have an
appreciable impact on a building or on their surroundings should be subject to the local
planning authority’s detailed assessment. Advertisements should be subject to control only
in the interests of amenity and public safety, taking account of cumulative impacts.
5. PLANNING ISSUES
The application is being reported due to an objection, primarily relating to the fact the
proposal is retrospective, and it is felt by the objector that this has resulted in a lost
opportunity to improve the quality of the sign. Even if the sign is already in situ, a
retrospective application is handled no different to those seeking permission prior to
installation. However, as stated in both local and national policy, action should be taken
only where an appreciable impact results from a badly designed advertisement.
5.1
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Whilst perhaps not the finest example of a fascia sign, it is by no means unacceptable.
It is a simple plastic sign, mounted on a timber header, with external illumination. This is
preferable to a larger internally lit box like sign which would be much more prominent. As
such, the fascia sign is not excessive in scale and does not obscure any architectural
features. As a result of the approved alterations to the shop front, the main display
window is located to the right hand side of the shop, occupying approximately 2/3rds of the
unit. Accordingly, the fascia sign is therefore restricted to this section, resulting in a
reduction in size when compared to the former taxi office; that sign extended the full width
of the unit obscuring the tops of the brick piers. The SPD states that “new or replacement
advertisements and signs should be carefully considered in relation to the overall design
and appearance of the shop and surrounding buildings.” The design is considered to
achieve an acceptable appearance when considered in its context. The adjacent
commercial units feature signs of a similar nature.
5.2

5.3 Illumination is limited to three external fittings (only 2 currently installed) with a
maximum indicated illuminance level of 10cd/m2, well below the advised 600cd/m2 as
recommended by the Institution of Lighting Professionals for such locations (sub-urban).

6. CONCLUSION
6.1 The proposed signage, whilst retrospective, achieves an acceptable design. It is not
one which causes an appreciable impact on the building or the surroundings, due to the
limited scale and illumination.

RECOMMENDATION:
I RECOMMEND that Advertisement Consent be GRANTED subject to the Standard
Duration Limit and the following conditions :
1) The development must be carried out in accordance with the plans (drawing numbers
MEJ/2016/160/003) hereby approved as submitted with the application form dated
19.07.16.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
2) All advertisements displayed and any land used for the display of advertisements, shall
be maintained in a clean and tidy condition to the reasonable satisfaction of the Planning
Authority.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
3) Any hoarding or similar structure or any sign, placard, board or device erected or used
principally for the purpose of displaying advertisements shall be maintained in a safe
condition to the reasonable satisfaction of the Planning Authority.
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Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
4) Where any advertisement is required under the Regulations to be removed, the
removal thereof shall be carried out to the reasonable satisfaction of the Planning
Authority.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
5) No advertisement is to be displayed without the permission of the owner of the site or
any other person with an interest in the site entitled to grant permission.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
6) No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or
so as otherwise to render hazardous the use of any highway, railway, waterway (including
any coastal waters) or aerodrome (civil or military).
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
7) Maximum brightness of the signage must not exceed 600 candelas per square metre
as per the E3 Zone of the I.L.E. Recommendation.
Reason R7
To minimise light pollution in accordance with Saved policy D63 of the Barrow Local Plan
Review 1996-2006, and in order to protect the visual amenities of the area.
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PLAN NUMBER:
2016/0612

APPLICANT:
The Co-Operative Group

WARD/PARISH:

CASE OFFICER:

Risedale

Barry Jesson
01229 876323

AGENT:
Mr William James
Wellsfield Associates
DATE RECEIVED:
15/08/2016
STATUTORY DATE:
20/10/2016

LOCATION:
The Co-Operative Food, Roose Road, Barrow-in-Furness
PROPOSAL:
External changes including installation of new shop front and auto door, installation of
roof edge protection and weather louvres.
SAVED LOCAL PLAN
POLICIES:
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.
SUMMARY OF MAIN ISSUES:
Impact on visual appearance of the proposed alterations on the building and streetscene.
NON MATERIAL CONSIDERATIONS:
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REPRESENTATIONS:
Development advertised on site.
The occupiers, 77, 79, 84, 86, 87, 88, 90, 90a Roose Road and 20 Cambridge Street,
Barrow-in-Furness have been notified.
The Occupier, 84 Roose Road, Barrow-in-Furness
“I have received Document Ref B18/2016/0612 with my Postal Address The
Owner/Occupier 84 Roose Road Barrow in Furness LA13 9RH today 30/08/2016 which
states.
Location The Co-Operative Food Roose Road Barrow-in-Furness.
Proposal which list a number of external changes to that property and when I get o the
bottom for the page it states continue over but when I turned over the page all I find is a
blank backing on this document, I also found stuck to this document the same document
with the same Ref number but the postal address is 86 Roose Road with the same
location and same proposal but on the back of that document is more information with a
Jason Hipkiss name on this document.
I feel I must object to this planning application due to the fact the information is different
than my documents and am I getting the true full facts.”

CONSULTATIONS:
Environmental Health
“Thank you for your consultation on the above application. I have reviewed ‘Plant Selection
Report’ prepared by Acoustic Control Ref No. B4400, dated 25th July 2016 and the
appended calculation sheet and I can now comment on the application further.
A similar proposal was submitted under application B18/2007/1332 and the condition
imposed should be placed on the current application. This is:
Noise from the development must not cause the existing daytime (7:00 hrs-22:hrs)
background noise level (measured as the LA90 (10 minutes) to be exceeded at any
neighbouring noise sensitive locations. Between the hours of 22:hrs and 07:00 hrs, noise
from the development must not exceed 40dB(A) (measured as the LA90 (10 minutes) at
any neighbouring noise sensitive locations. Any tonal noise produced by the development
would result in a 5dB addition to the particular noise level. (Tonal Noise Definition In:
Appendix E "Noise Procedure Specification, Publication 140". The Engineering Equipment
and Materials Users Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.4m]"
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
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OFFICERS REPORT:
1. SITE AND LOCALITY
The Co-Operative is located on the corner of Roose Road & St Lukes Street. It is a
prominent two storey, red brick building, the main section of which is built up to the corners
of the plot. The remainder of the plot is occupied by a flat roof section between the main
building and the dwellings to the west on Roose Road. The primary frontage is on Roose
Road, with the existing roof plant/chiller units located on this flat roof section. The wider
area is predominantly residential terraces.
1.1

2. PROPOSAL DETAILS
External changes including installation of new shop front and auto door, installation of
roof edge protection and weather louvres and retention of existing roof mounted
refrigeration plant.
2.1

3. RELEVANT HISTORY
3.1

2007/1332 - Installation of a roof mounted refrigeration plant, approved.

Enforcement Notice under Section 171A(1) of the Town and Country Planning Act 1990
with regards to breach of condition 1 of permission 2007/1332.
3.2

4. RELEVANT POLICIES AND GUIDANCE
4.1 Saved Policy D21 of the Barrow Borough Local Plan Review 1996-2006 which
concerns general design principles.

Barrow-in-Furness Local Development Framework Shopfront and Advertisement
Design SPD, with particular regard given to shopfront security. The document states the
solid steel and perforated shutters have a detrimental impact, and where required external
shutters shall feature a slatted/lattice design to increase visibility through.
4.2

Para 14 and 17 of the NPPF which promotes sustainable development through core
planning principles, one of which is ensuring good design.
4.3

5. PLANNING ISSUES
The proposal is relatively straightforward, similar to that approved on Amphitrite Street
recently under delegated powers. It is being reported only due to an objection which
relates more to a miscommunication of the proposal rather than its particular merits. A
new consultation letter has recently been sent to provide the full information, though
currently the objection remains. That notwithstanding there has been previous
enforcement action taken due to a breach of condition relating to the roof mounted plant,
thus for the avoidance of doubt it was considered prudent to report the proposal.
5.1
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In essence, the changes to the exterior of the shop are minor representing a small
rationalisation and modernisation of the unit. The main changes are to the shop windows,
with the proposed scheme providing more symmetry than the existing. There are no
structural changes, with the dwarf wall and piers remaining. The windows are to be
finished in Polyester Powder Coated (PPC) Aluminium, in a matt grey finish. Again this is
consistent with other Co-Op’s and retail units in general.
5.2

The other noticeable changes relate to the replacement (and enlarged) roller shutters.
These will be powder coated as per the windows. However, it is stated they will be of a
perforated design. As per the SPD, this is not considered acceptable as it does not
provide sufficient transparency and can result in a ‘dead’ frontage. As the location is
prominent, it is felt such a design would be detrimental to the streetscene. However,
details can be submitted prior to installation to agree an acceptable design and allow
approval of the wider scheme. At roof level, a small edge protection rail will be added to
provide safer access to the plant equipment. This will extend slightly above the parapet
level, but has minimal impact visually.
5.3

As stated, an Enforcement Notice was served due to a breach of the condition limiting
the noise operation of the plant equipment. Ultimately this was resolved, and
Environmental Health has not reported any recent complaints regarding their operation.
The plans show the plant as being retained, and having already been granted planning
permission, this element is not therefore subject to this application. However,
Environmental Health has requested the same condition be restated on any consent; this
is however beyond the scope of the proposal so would not be considered a ‘reasonable’
condition. I have instead forwarded the comments to the applicant to restate the condition
requirements. Any future replacement of the plant must either be within the operating
limitations of the existing consent or be subject to a fresh application where differing plant
is provided.
5.4

Other smaller elements are proposed including replacement louvres to the rear
elevation, the blocking up of existing openings with matching render panels and a new
security door. As all changes proposed are sensitive to the character of the building, and
use matching materials, they are not considered to raise any issue and in fact contribute to
improving the appearance of the store.
5.5

6. CONCLUSION
The proposal to install a replacement shop frontage provides an improved sense of
symmetry and effectively modernises the unit. No changes are proposed to the existing
plant, which after the initial noise issues appear to be functioning acceptably in accordance
with the existing planning consent.
6.1

RECOMMENDATION:

I recommend that Planning Permission is GRANTED subject to the standard duration limit
and the following conditions.
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2.
The development must be carried out in accordance with the plans (drawing
numbers 3212-01, 02 & 03A) hereby approved as submitted with the application form
dated 15.08.16.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. Notwithstanding the plans hereby approved, the roller shutter door must incorporate a
slatted/lattice design rather than the stated perforation. Details of the design must be
submitted to and approved in writing by the Planning Authority prior to the installation of
the shutter, which must then be permanently retained in the agreed style.
Reason
A perforated style reduces the transparency of the shutter resulting in a near solid, ‘dead’
frontage which can be detrimental to the streetscene. Lattice/slatted designs prevent this
and are recommended in the Barrow-in-Furness Local Development Framework Shopfront
and Advertisement Design SPD for prominent locations such as this.
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PLANNING COMMITTEE
4th October 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0509

Mr Michael MacKenzie

WARD/PARISH:

CASE OFFICER:

Mr Lee Morton
Shepherd Architecture And
Surveying
DATE RECEIVED:

Hindpool

Maureen Smith
01229 876414

06/07/2016
STATUTORY DATE:
20/09/2016

LOCATION:
Land at Former 68, Abbey Road, Barrow-in-Furness
PROPOSAL:
Application for outline planning permission with some matters Reserved for an
apartment building (landscaping and appearance reserved)
SAVED LOCAL PLAN
POLICIES:
POLICY B3
Applications for residential development on unallocated sites will be permitted where
they accord with the sequential approach of the Structure Plan and also satisfy the
following criteria:
i)

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

ii)

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

iii)

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

iv)

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

v)

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

vi)

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

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

viii)

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

ix)

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

POLICY B5
Within the urban boundaries of Barrow and Dalton applications for new dwellings or
conversions of existing buildings on suitable brownfield sites in residential areas or on
the peripheries thereof will be permitted provided the design, siting, layout and access
arrangements are satisfactory. This means that the development must also satisfy the
criteria of Policy B3. This Policy will also apply to land currently or last used for
employment purposes or with planning permission for employment use where the
proposal involves the provision of housing for which a specific need has been identified
and where the location is considered suitable by the Authority, or such housing is
mixed with employment uses, or the existing use is an un-neighbourly or nonconforming one by reason of excessive traffic generation, noise or disturbance to local
amenity.

POLICY E9
All development should provide for its car parking requirements. However, within the
Barrow town centre block (indicated in Proposals map 4 and where A13, B7, C5, C6 & C7
apply) private parking provision will not be required on-site for residential or commercial
development. Parking within that area will only be available on-street or within publicly
provided off-street areas. This may require the payment of commuted sums towards the
cost of publicly provided parking in lieu of on-site parking provision. Development
proposals in the Barrow town centre block will further be considered having regard to the
level of public transport provision in the area and any improvements to that provision
proposed by developers.
POLICY D15
Development within or affecting the setting of Conservation Areas will only be permitted
where it preserves or enhances the character or appearance of the Area. In particular it
should:
1.

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

2.

Respect existing hard and soft landscape features including open space, trees,
walls and surfacing;
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3.

Respect traditional plot boundaries and frontage widths; and

4.

Respect significant views into or out of the Areas.

Applications for:
a)

Listed Building Consent; or

b)

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

must show full details unless otherwise agreed with the Planning Authority.
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.

SUMMARY OF MAIN ISSUES:
The application relates to a prominent yet vacant corner site within the Central
conservation area and in close proximity to a number of listed buildings. The main
consideration is the principle of the development, the potential impact on residential
amenity and on any heritage assets.

NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press.
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The occupiers, All Trading Ltd, 6, 2-4, Dalkeith Street, 1a, 1b, 3 Montague Street, 9, 7, 11,
High Street, 70, Ramsden Hall, The Nan Tait Centre, Art Gene Ltd, The Nan Tait Centre,
Barracudas, The Nan Tait Centre, Stuart Bastik, The Nan Tait Centre, Abbey Road,
Barrow-in-Furness have all been notified.
No address provided
“Hello, With respect to this 'latest' planning proposal by Mr Mackenzie then I do welcome
the long awaited opportunity to obscure the blot on the landscape of Barrow, namely my
exposed wall after Mackenzie ripped down the last building, occupying this space, several
years ago. But a glance is all that is needed to realise that this new building will severally
impact on the current light available to my balcony. One of the best features of this
property is the sun trap we enjoy all summer sat outside. How does Mr Mackenzie propose
to address this steal of my sunshine? There are proposed 6 x 2 bedroom 2 x 1 bedroom
Flats. This has the potential to introduce approx 14 more vehicles to a location, namely
High Street, where parking is already at critical levels for existing residents. Perhaps the
lower floor should be reserved for residential parking.”
CONSULTATIONS:
1. Comment from Building Control
2. “Building regulation approval required.”

3. Environmental Health
“Thank you for your consultation on the above application. As per my previous comments
regarding a similar build on this plot under application B18/2015/0490 dated 23rd June
2015, I would reiterate my concern regarding sound insulation between properties.
I am concerned about noise emanating from the proposed apartments on each floor
affecting the neighbouring properties. The applicant has not included any details regarding
sound insulation to the party walls on each level. Sound insulation between rooms is
covered by Part E of the Building Regulations, enforced by Building Control. These
matters may be address at Building Control application stage.
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.”
Ancient Monuments Society 15/08/2016
“Thank you for consulting us on this application. We have looked at the documents
available on your website.
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The ‘Design and Access Statement’ is very brief. Has a detailed analysis of the impact the
development would have on the character of the Conservation Area been submitted? It
would be especially useful to see visualisations of the proposed building within its historic
context.
Paragraph 128 of the National Planning Policy Framework (NPPF) states that:
“In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impact of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary.
Where a site on which development is proposed includes or has the potential to include
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a
field evaluation.”
In our view this requirement has not been fulfilled.
We would be happy to be consulted again, should the necessary information be made
available.”
(NB Further information was provided by the applicant on the statement of significance and
heritage impact and the AMS were re-consulted.)

Further Comments from Ancient Monuments Society 16/08/2016
“Thank you for consulting us on this application. We have looked at the documents
available on your website.
The application is for the construction of a new block of apartments on a site which is
currently vacant. The site is in the Barrow-in-Furness Central Conservation Area. There
does not appear to be an Appraisal for the area, although the applicant has made some
attempt at defining its character in the Heritage Statement submitted with the application.
Abbey Road is described in The Buildings of England: Cumbria: Cumberland,
Westmoreland and Furness as “Barrow’s gateway and principal thorougfare”. The street
contains a high concentration of listed buildings, including the Nan Tait Centre
(Woodhouse and Willoughby, 1900-1903, Grade II), the Central Fire Station (Borough
Surveyors under Arthur Race, 1911, Grade II), the Working Mens’s Club (HA Darbishire,
1870-1, Grade II) and Ramsden Hall (1872, Grade II).
The site is very prominent in the Conservation Area, including in views along Abbey Road
and up Dalkeith Road, and any new development will therefore need to be carefully
thought out in historic environment terms. Not only will it be important to ensure that the
character of the conservation area is preserved, due consideration must be given to the
setting of the Grade II-listed Nan Tait Centre.
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In our view the standard of information submitted by the applicant should reflect the site’s
high sensitivity. While the illustrated Heritage Statement does offer some idea of the
townscape context for the new development, as well as some information about the
building which stood on the site before it became vacant, our recommendation would be
for a qualified specialist expert to be employed to analyse in greater detail the significance
of the Central Conservation Area and of the Nan Tait Centre and its setting, as well as the
impact the proposed development would have.
Our main concerns about the proposal as it stands are:
1. Height of the building: nearly all of the buildings in the surrounding area are two, two
and a half or three storeys high. The proposed new building would be four storeys
high – what is the justification for this?
2. Design of the building: little information is given about the materials which would be
used in the construction of the new building. Would these be of high quality? A
contemporary design may be acceptable here, but this would have to be of the
highest quality to complement the exceptional standard of design and execution of
the existing Victorian / Edwardian buildings on Abbey Road.
We would welcome further input into the design from your Urban Design Team, whose
comments on the previous (withdrawn) scheme we have seen and endorse.
We would be happy to look at the application again, should further information be made
available.”
United Utilities
“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.
Surface Water
Condition 2
Prior to the commencement of any development, a surface water drainage scheme,
based on the hierarchy of drainage options in the National Planning Practice
Guidance with evidence of an assessment of the site conditions shall be submitted
to and approved in writing by the Local Planning Authority.
The surface water drainage scheme must be in accordance with the Non-Statutory
Technical Standards for Sustainable Drainage Systems (March 2015) or any
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subsequent replacement national standards. In the event of surface water draining
to the public surface water sewer, the pass forward flow rate to the public surface
water sewer must be restricted to predevelopment runoff rate for any storm event.
Reason: To promote sustainable development, secure proper drainage and to
manage the risk of flooding and pollution. This condition is imposed in light of
policies within the NPPF and NPPG.
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.
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Water Comments
·

A water supply can be made available to the proposed development.

The level of cover to the water mains and sewers must not be compromised either during
or after construction.
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
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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.
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.”
Fire Protection Officer
“APPLICATION NUMBER: B18/2016/0509
PREMISES: 68 Abbey Road, Barrow in Furness, LA14 5LD
Following examination of plans in connection with the above application, I wish to inform
you that following an inspection of your submission I have the following additional
comments to make with regard to;
The following comments are a requirement to ensure compliance with;
THE REGULATORY REFORM (FIRE SAFETY) ORDER 2005
The applicant should take the opportunity to review their Fire Risk Assessment following
the alterations, in line with the requirements of the Regulatory Reform (Fire Safety) Order
2005.
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The following comments are advisory;
Ignition sources such as electrical items should not be stored in stairways that are part of a
designated escape route or corridors and foyers where there is only one direction of
escape.
The bike store and meter cupboard should be constructed in a fire resistance Material.
ADVISORY
Cumbria Fire and Rescue Service is committed to reducing the impact of fire on people,
property and the environment. For this reason, it is recommended that the applicant should
give consideration to the inclusion of a sprinkler system within the design of the premises.
There is clear evidence that sprinklers and other forms of automatic fire suppression
systems can be effective in the rapid suppression of fires and therefore play an important
role in achieving a range of benefits for both individuals and the community in general.
This is because sprinklers can significantly help to:
•
•
•
•
•
•

Improve the time available to escape from a fire
Reduce death and injury from fire
Reduce the risks to fire fighters who we ask to fight the fires
Protect property
Reduce the effects of arson
Reduce the environmental impact of fire

These benefits may far outweigh the installation costs of new sprinkler systems.
For more information on sprinklers, visit the British Automatic Fire Sprinkler Association at
www.bafsa.org.uk.
If you would like to discuss this or any other matter of fire safety, please contact me at the
above details.”
Cumbria Highways
“I can confirm that the Highway Authority has no objection to the proposed development
provided that the following condition is attached:
Access doors shall be hung to open inwards only away from the highway.
Reason: In the interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8
Lead Local Flood Authority
“I recommend that you seek confirmation from United Utilities that they are satisfied with
the proposal to discharge surface water into a main sewer since this increases the
pressure on sewers and it isn’t clear whether the applicant has explored other options.”
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OFFICERS REPORT:
1. SITE AND LOCALITY
This application relates to a roughly rectangular gap site on the corner of Abbey Road
and Dalkeith Street. It is a prominent corner site falling within the Central Barrow in
Furness Conservation Area and fronting part of the historic main route into the town
centre. The site has been vacant since the former building on the site was demolished in
around 2005 and it has been enclosed by hoardings for a number of years. The site is
slightly splayed being modestly wider at the southern end than the north and it occupies a
frontage of approximately 6m to Abbey Road and 25m along the Dalkeith street frontage.
1.1

1.2 The adjoining property on Abbey Road is a two-storey building which now appears out
of scale with the robust properties on much of Abbey Road. The style suggests it dates
from the 1970’s and the ground floor is used as a day centre with flats above. On the
opposite side of Abbey Road stands the Nan Tait Centre (grade II) with the former
Ramsden Baths (grade II) offset to the west side of Bath Street. Abbey Road itself has a
mixed commercial frontage with several public houses and offices in the section between
Rawlinson Street and Ramsden Square. However in the last 12 months there has been an
increase in residential use to the western end of Abbey Road with the recent conversion of
the former engineers club and adjacent property to flats. To the north, beyond the Abbey
Road frontage is the traditional terraced housing that characterises Hindpool whilst to the
rear of the application site is a further area of terraced streets with a mixed
commercial/residential character.

2. PROPOSAL DETAILS
2.1 Outline consent is sought for a 4 storey apartment block. Indicative drawings suggest 2
flats on each floor with bin and cycle storage on the ground floor. The main entrance would
be from Abbey Road.

The applicant has stated that he is keen to market the site with the benefit of a consent
rather than develop it himself hence only an outline has been submitted in this case to
allow future flexibility.
2.2

3. RELEVANT HISTORY
3.1 2004/0597-demolition of shop with flats and replacement with ground floor and first floor
restaurant and provision of six apartments at 1st, 2nd and 3rd floor levels (re-submission).
Approved-30.11.2004
3.2 2004/0598-conservation area consent for demolition of shop with flats to ground floor,
wine bar and first floor restaurant and provision of six apartments at 1st, 2nd & 3rd floor
levels. Approved-30.11.2004

2015/0490-application for outline planning permission with all matters reserved for a
five storey apartment building-Withdrawn 18.5.16
3.3
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4. RELEVANT POLICIES AND GUIDANCE
Policy B3
Policy B5
Policy E9
Policy D15
Policy D21
The NPPF states that the purpose of the planning system is to contribute to the
achievement of sustainable development; development that is sustainable should be
approved without delay. The framework encourages the effective use of land by re-using
land that has been previously developed (brownfield land)
4.1

4.2 Chapter 12 of the NPPF covers conserving and enhancing the historic environment.
Paragraph 131 requires that in determining planning applications, local planning authorities
should take account of the desirability of new development making a positive contribution
to local character and distinctiveness.

Paragraph 137 states that local planning authorities should look for opportunities for
new development within Conservation Areas and within the setting of heritage assets to
enhance or better reveal their significance. Proposals that preserve those elements of the
setting that make a positive contribution to or better reveal the significance of the asset
should be treated favourably.
4.3

The Planning (Listed Buildings and Conservation Areas) Act 1990 provides specific
protection for buildings and areas of special architectural or historic interest.Any decisions
relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act
1990 ( in particular sections 16, 66 and 72) as well as satisfying the relevant policies within
the National Planning Policy Framework and the Local Plan.
4.4

5. PLANNING ISSUES
Principal of the development
5.1 Planning consent has previously been granted for development of this site in the form of
commercial use on the ground floor (wine bar) with flats above. That consent included the
demolition of the building on the site at the time, although only the demolition element of
the proposal was implemented. The building had been subject to 3 previous statutory
notices by the Building Control section due to its poor structural condition.
The NPPF states that housing applications should be considered in the context of
sustainable development. The principle of new housing development is also supported
through the local plan. The surrounding area supports a mixture of residential and
commercial uses with good links to public transport and a range of services. In addition,
the government is keen to encourage the re-use of brownfield sites and development can
therefore be seen to be acceptable in principle.
5.2
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Design
The NPPF attaches great importance to the design of the built environment and
indicative drawings have been submitted to demonstrate how a building could be
accommodated on the site; your officers have worked with the applicants in terms of the
urban design strategy. Illustrative plans have been prepared to show the building in
context and scale and layout form part of this application, namely the height, width and
length of the building on the site.
5.3

The plans indicate a four storey building on the site with the top floor recessed below a
projecting roof. The layout shows the building following the established building lines on
Abbey Road and Dalkeith Street.
5.4

It is considered that the scale of development on the site would be in general character
with the area and result in a good standard of design. The proposal as submitted
establishes a good basis for proceeding with development proposals in terms of scale and
layout.
5.5

The applicant has sought a contemporary solution rather than attempt to mimic the
robust architectural statement of the Nan Tait Centre, using aluminium frames and a
glazed entrance and this seems a good basis for developing a detailed design.
5.6

Heritage issues
The site lies within the Central Barrow in Furness Conservation Area and there is a
statutory requirement to ensure that development in such areas “preserves or enhances”.
The current site is in a poor condition, vacant and surrounded by hoarding. It has a
negative impact on the conservation area and redevelopment offers the opportunity for
enhancement and to make a positive contribution to the conservation area compared to
the current use.
5.7

In addition there are a number of listed buildings in the immediate vicinity and I have
given special consideration to the impact on their setting as required by the balancing
exercise. Negotiations have taken place with the applicant and the Council’s urban design
consultant offered detailed advice, much of which has been taken on board. As a result the
applicants have reduced the height of the building by one storey, and given the elevations
a stronger horizontal emphasis to reduce the perceived height. This helps to minimise the
visual impact of the building guiding the eye towards the Nan Tait Centre rather than
detracting from it. The prominent two storey entrance with chamfered surround helps to
give some presence on Abbey Road and the materials reflect the local vernacular. High
quality materials will be required on this site and the submission of materials can be
covered by condition.
5.8
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The site has been empty for many years and its appearance has deteriorated. The
applicant wishes to market it to other developers but with a degree of flexibility. Whilst full
applications are generally preferred for such a sensitive site it would be difficult to justify
putting the applicant to the expense and commitment when the site is to be marketed.
Whilst a third party may have alternative proposals, the current submission provides an
appropriate blueprint to show the style of design elements that the Authority would
support. The applicant has been willing to provide illustrative drawings and hence a degree
of comfort as to how the site could be developed. A condition is recommended requiring
that the reserved matters for the appearance develop the submitted proposals further and
that these drawings should form the starting point for any future development. This would
seem an acceptable compromise between the needs of the client and the sensitivity of the
site.
5.9

5.10 There has been some debate over the height of the building and the Ancient
Monuments Society has expressed their view. However, buildings should be considered in
terms of scale rather than number of storeys since a three storey Victorian building would
generally be much taller than a three storey modern building. Generally buildings on
Abbey Road are of a robust scale, old and new, including the Nan Tait Centre and Emlyn
Hughes House. Where modest sized buildings exist , such as the welfare centre and the
flats immediately to the west of the site they appear weak and out of scale. Members may
recall that historically the building on the site was significantly taller than its neighbours. In
addition, the 2004 consent related to a ground and first floor restaurant with three floors of
flats above (four floors in total) and this could be viewed as the ”fallback position.” The
applicants have reduced the height by a full storey and I am happy that three floors with a
recessed top floor is an appropriate scale. This would be in keeping with the scale of
buildings on Dalkeith Street but the horizontal emphasis would help to draw the eye
towards the Nan Tait Centre. On the Abbey Road elevation it would provide a focal point,
almost acting like a bookend on the corner drawing the eye eastwards beyond the poor
quality architecture of the adjacent buildings.

Residential amenity
One of the core planning principles of the NPPF is that planning has an essential role
in seeking to secure a good standard of amenity for all existing and future occupants of
land and buildings. In terms of the future occupants the indicative layout demonstrates a
good standard of internal amenity; although no amenity space is provided it is recognised
that the site constraints and town centre location mean this would not be feasible.

5.11

One anonymous representation has been received concerning the impact on a rear
balcony; in terms of adjacent neighbours it should be remembered that until fairly recently
there was a taller building on the site and historic photographs indicate that there were
windows in the west elevation overlooking the flats. The flats above the welfare centre
have balconies facing roughly southwards over High Street and the proposed building is to
the east. The applicants have submitted a detailed shadow survey which indicates that
after 10am during the summer months there is no shadowing from the new build over the
existing balconies and from 6pm shadowing is already created from nearby buildings.
Again the winter solstice shadow study shows little material difference. I do not feel,
therefore, that a reason for refusal on the basis of overshadowing/ loss of daylight/sunlight
could be substantiated.
5.12
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The representation also raises concerns about car parking. However the Highway
Authority has not raised any objections and it is accepted that on-street car parking is
available in the town centre.
5.13

The condition suggested by the Environmental Health Officer is considered
appropriate to safeguard nearby and proposed residents from noise issues.
5.14

On balance the proposals are felt to be acceptable in terms of residential amenity; the
requirement for the appearance to be considered at reserved matters stage will allow more
detailed assessment to take place in terms of overlooking/privacy and so on.

5.15

Highways
No objections were raised by the Highway Authority; a relaxation of prescribed
standards is generally accepted given the town centre location. The layout shows a secure
cycle store and the NPPF encourages development to be located where practical to give
priority to pedestrians and cycle movements and to have access to high quality public
transport facilities and the proposal would meet that aim. An internal refuse store is also
included.

5.16

Policy
Planning decisions are to be made in accordance with the development plan unless
material considerations dictate otherwise. A number of local plan policies are relevant to
this application:
5.17

Policy B3 sets out a set of criteria where residential development will be appropriate.
Policy B5 encourages development on brownfield sites within the urban boundaries
subject to appropriate design, siting, access and layout.
Policy E9 recognises that car parking requirements can be relaxed within the town centre.
Policy D15 echoes the statutory requirement that development in conservation areas
should serve to “preserve or enhance” them.
Policy D21 seeks to encourage good design. The illustrative drawings demonstrate a good
standard of design which can be developed further as part of a reserved matters
application.
6. CONCLUSION
It is considered that the redevelopment of this prominent site would be acceptable in
terms of sustainable development. The site is currently of poor appearance and
redevelopment would meet the statutory test of “preserving or enhancing” the conservation
area and in terms of the impact on the setting of the listed buildings. I have considered the
impact on the setting of the heritage assets and given particular weight to this in the
balancing exercise and appropriate conditions are recommended to ensure that the
appearance and materials are of a high standard with the indicative designs forming a
good starting point.
6.1
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The impact on neighbouring residential amenity and future resident’s amenity has been
considered and found to be acceptable. Overall the development would result in economic,
social and environmental benefits that would mitigate the impacts of the development and
deliver a sustainable form of development.
6.2

RECOMMENDATION:
I recommend that;
Planning Permission is GRANTED subject to the Standard Duration Limit and the following
conditions:
1. Full details of the appearance and landscaping, as Reserved Matters, must be
submitted not later than the expiration of three years beginning with the date of this
permission. The development to which this permission relates shall begin no later than two
years from the date of approval of the last of the Reserved Matters to be approved.
In this regard, the Planning Authority would welcome the continuation of dialogue and the
development of the illustrative proposals submitted under this application (Drawing 09084
PA 02) with more consideration being given to the articulation of the rear (western) façade.
Reason
No such details have been submitted and in accordance with the provisions of Section 92
of the Town and Country Planning Act 1990.
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as;
09084/PA/001 Rev B
09084/PA/003
09804/PA/004
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 a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
3. No development shall take place until samples of the materials to be used in the
construction of the external surfaces of the building hereby permitted have been submitted
to and approved in writing by the Planning Authority. The development shall be carried out
in accordance with the approved details and thereafter retained unless the Planning
Authority gives prior written consent to any variation. A high quality material palette is
required on this site including the use of natural slate for the roof covering.
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Reason
To ensure a satisfactory appearance to the development, and in order to minimise its
impact upon the surrounding area.
4. Prior to the commencement of any construction work full details of the existing and
proposed site and floor levels shall be submitted to and be approved in writing by the
Planning Authority. The development shall be carried out in accordance with the approved
details and thereafter retained unless the Planning Authority gives prior written consent to
any variation.
Reason
To ensure a satisfactory appearance to the development, and in order to minimise its
impact upon the surrounding area.
5. Prior to any works above dpc level, the following details shall be submitted to and be
approved in writing by the Planning Authority:
-large scale details of windows, recess/reveals, doors and railings to a scale of 1:20,
-details of the roof overhang, recess and eaves,
-details of the junction with the existing buildings on Abbey Road.
The development shall be carried out in accordance with the approved details.
Reason
To ensure a satisfactory appearance of development in the interests of the character of the
conservation area and the setting of adjacent listed buildings.
6. No development shall take place, until a Construction 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:
i. the parking of vehicles of site operatives and visitors,
ii. the loading and unloading of plant and materials,
iii. the storage of plant and materials used in constructing the development,
iv. the erection and maintenance of security hoarding including any decorative displays
and facilities for public viewing, where appropriate
v. wheel washing facilities where vehicles will enter the site,
vi measures to control the emission of dust and dirt during construction,
vii a scheme for recycling/disposing of waste resulting from demolition and from
construction works.
Reason
In the interests of minimising the impact upon the local environmental amenities.
7. No construction work shall take place outside the hours of 08.00 and 18.00 on Mondays
to Fridays and 08.00 and 13.00 on Saturdays. No development shall take place on
Sundays, or on Public holidays.
Reason
Required in order to protect the interests of the amenity of adjacent residents.
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8.Prior to any works above dpc level, a scheme to demonstrate that the internal noise
levels within the residential units will conform to the standard identified in BS 8233 2014,
Sound Insulation and Noise Reduction for Buildings-Code of Practice, shall be submitted
to and be approved in writing by the Planning Authority. The work specified in the
approved scheme shall be carried out in accordance with the approved details prior to the
occupation of the premises and retained thereafter.
Reason
In order to protect the amenities of future occupiers and adjacent residents.
9. Prior to installation, full details of all plant and equipment including sound insulation and
mechanical ventilation measures, shall be submitted to and approved in writing by, the
Planning Authority. The scheme(s) shall be carried out in accordance with the approved
details.
Reason
In order to protect the amenities of local residents from undue noise sources.
10. Prior to any works above dpc level, details of the cycle storage and refuse storage
facilities on the site shall be submitted to and be approved in writing by the Planning
Authority. The approved facilities shall be provided before the beneficial occupation of any
of the flats and thereafter permanently maintained for use by occupiers of the
development.
Reason
To ensure the availability of suitable internal refuse storage and in order to promote the
provision of sustainable means of transport
11. No utilities meters shall be placed on the Abbey Road, Dalkeith Street or High Street
elevations of the building.
Reason
In the interests of achieving a high quality standard of development within this sensitive
location.
12. Foul and surface water shall be drained on separate systems.
Reason
In order to secure a suitable standard of drainage, and to manage the risk of flooding and
pollution.
SAVED LOCAL PLANLICIES:
13. Access doors shall be hung to open inwards only away from the highway.
Reason
In the interests of the safety of users of the adjacent highways.

Page 35 of 40

PLANNING COMMITTEE
4th October 2016

NPPF Decision Notice requirement
In accordance with paragraphs 186 and 186 of the National Planning Policy Framework
(NPPF) the Council has acted positively and proactively in dealing with this application and
focused on solutions. We have worked with the applicant in a positive and proactive
manner by:
-offering free pre-application advice and engaging an urban design consultant to provide
feedback on the proposals,
-giving advice on the format and content of the heritage statement
-carrying out public engagement and consulting heritage bodies
-updating the agent on progress and suggesting amendments as appropriate.
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2016/0542

Avon Cars, Promenade,
Barrow-in-Furness

Consent to display one externally illuminated
fascia sign to front elevation
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2016/0612

The Co-operative Food,
Roose Road Barrow-inFurness

18

2016/0509

Land at Former 68
Abbey Road Barrow-inFurness Cumbria

External changes including installation of new
shop front and auto door, installation of roof
edge protection and weather louvres.
SAVED LOCAL PLA:
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with some matters reserved for an apartment
building (landscaping and appearance
reserved)
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