DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION

11th 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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2015/0707

Mr G LoveOakmere Homes
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Planners
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Oakmere Homes C/O Janet
Dixon Town Planners

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hawcoat

Jason Hipkiss
01229 876485

28/09/2015
STATUTORY DATE:
23/02/2016

LOCATION:
Proposed Housing Development at, Dalton Lane Barrow-in-Furness
PROPOSAL:
Outline planning application for approximately 142 dwellings with associated open
space and landscaping, with all matters 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
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v)

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

vi)

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

vii)

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

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 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 D3
The following areas are designated as Local Landscapes:
a) Furness Abbey and Mill Beck Valley;
b) Goldmire and Hagg Gills Valley; and
c) Poaka Beck Valley, north of Dalton
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In these areas priority will be given to landscape conservation and therefore,
development or land use changes detrimental to their distinctive character as Local
Landscapes will not be allowed. Where development proposals are of major economic,
social or environmental benefit and cannot be located elsewhere they will be
considered, provided the siting minimises adverse environmental impacts and that it
meets high standards of design.
POLICY D5
Land will not be released for development where this would result in a reduction in the
clear separation of the settlements of Barrow and Dalton, unless:
a)

It is essential for the needs of agriculture, forestry, local infrastructure or
appropriate open air recreation and cannot be located elsewhere, and

b)

It does not significantly harm the rural character of the landscape.

POLICY D12
Development or demolition that would significantly adversely affect animal or plant
species protected by Schedules 1, 5, & 8 of the Wildlife & Countryside Act1981 (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 habitats 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 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 regard to positioning and grouping of buildings, form, scale, enclosure,
detailing and use of traditional material;
2. Respect existing hard and soft landscape features including open space, tree,
walls, and surfacing
3. Respect traditional plot boundaries and frontage widths; and
4. Respect significant views into or out of the Areas
Applications for:
a. Listed Building Consent;
b. Planning consent for alterations to un-listed buildings within Consideration Areas
or new buildings affecting the setting of a Listed Building
must show full details unless otherwise agreed with the Planning Authority.
POLICY D16
The total or substantial demolition of a Listed Building or similar treatment to an unlisted
building in a Conservation Area will only be permitted if:
a) Every reasonable effort has been made to continue the present use or to find a
suitable alternative use for the building;
b) The demolition will not result in the loss of a building which is important to the
setting of the listed Building or the Conservation Area; and
b) A detailed scheme for redevelopment of the site has previously been granted
planning permission and a contract for the erection of a new building entered
into, or the Local Authority is otherwise satisfied that the scheme will be
implemented. Exceptionally, consideration of the importance of the building, the
condition and the importance of any alternative use of the site following
demolition may lead to consent.
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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 5.4.28 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.
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 D22
There is a presumption in favour of the physical preservation of scheduled ancient
monuments and other nationally important remains and their settings. Development
proposals that would unacceptably adversely affect the site or setting of remains of
archaeological or historic importance will not be permitted.
POLICY D23
Where the importance of known remains, or the archaeological potential of a site is not
adequately understood, applications for development will only be accepted when
accompanied by an evaluation of the archaeological importance of the site. Planning
permission will not be grated without adequate assessment of the nature, extent and
significance of the remains present and the degree to which the proposed development
is likely to affect them.
POLICY D25
The Council will require major developments to incorporate or provide amenity space of
benefit to the public or occupiers wherever possible. This policy will apply to
developments that are considered to be important within a neighbourhood.
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POLICY D29
A high standard of landscape 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 landscape schemes. Where the District Council intends
to adopt an area of landscaping, a commuted payment will be required to the meet the
cost of 10 years maintenance. The requirements of this policy will be implemented as a
condition of planning consent, or by planning obligation as appropriate.
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 E2
Highways proposed in housing developments must be designed and constructed to
adoptable standards.
POLICY E5
Proposals for new developments at unallocated sites which are likely to generate
significant volumes of road traffic, particularly involving the regular movement of heavy
goods vehicles, will only be permitted where the development site has a direct access to
an appropriate standard of road and/or where the applicant agrees to a routing plan
acceptable to the highways authority for traffic generated by the development or to
finance the improvement of the highway network to accommodate that traffic, or to
instigate measures to control the transport demand and/pr provide for greater use of
public transport. Proposals impacting on trunk roads will be subject to the Highways
Agency’s development control policy.
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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 costs of publicly provided car 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 nay
improvements to that provision proposed by developers.
POLICY E17
Where feasible the Council will require new development schemes to contribute to an
improvement in conditions for pedestrians, with the objective of increasing journeys on
foot, reducing car dependence and improving the environment. The facilities that are
created must provide quick, direct routes that are adequately lit and properly surfaced to
ensure the safety of users.
POLICY F5
In all new housing developments the Council will require all foul and surface water
drainage works and water conservation and recycling measures such as water meters
and rain water butts to be completed in accordance with approved details before any
dwelling is occupied. The Authority will require, where appropriate, drainage to be
provided on a separate system.
POLICY F6
Proposals for new development in excess of 0.4ha 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.
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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 recover the costs of necessary measures and to submit full technical
information with the 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 any appropriate mitigation works.
POLICY F12
The design, lighting, layout and location of new development will be carefully examined
by the Authority, in consultation with Cumbria Constabulary, to ensure that it is not
contrary to the interests of the prevention of crime and development will be refused if it
is considered that it will give rise to an increased likelihood of crime.
POLICY F15
In the case of new housing, commercial, industrial and other development on significant
sites, where appropriate, the Council will seek, by planning condition or planning
obligation under Section 106 of the 1990 Act, to provide for infrastructure requirements
and new social, recreational and community facilities, where the need for these ids fairly
and reasonably related to the development concerned. The types of facilities which may
be required, are listed in paragraph 7.3.13 and elsewhere in this Local Plan. Provision
may be made on site, or commuted payments may be negotiated to provide facilities
elsewhere if their location can be adequately serve the development site, or needs
generated by it.
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POLICY G9
New housing development will be required to include, as a minimum, children’s play
space in accordance with the standards set out below, which are hereby adopted by the
Authority based on the recommendations of the National Playing Field Association:
 Development sites over 15 units or 0.4ha in size should provide as play area of
no less than 100sqm, within 10 metres or 1 minutes safe walking distance of the
new dwellings
 Development sites over 50 units or 0.8ha in size should provide a play area of no
less than 400 sqm, with at least five types of play equipment within 500m or 5
minutes safe walking distance of the new dwellings
 Development sites over 100 units should also provide a kick about space for
older children of no less than 400sqm

SUMMARY OF MAIN ISSUES:
This application could deliver benefits in the form of delivering a significant number of
new dwellings on an unallocated greenfield site on the north- eastern edge of Barrow.
However, to be balanced against this is the scale and extent of the site, which sits on
rising ground in a visually prominent location above Abbey Road, which would extend
the built up area of Barrow out into open countryside, contrary to Saved Local Plan
Policies. By extending the existing built up area of Barrow towards Abbey Road and
Breast Mill
Road, the development would harm the locally distinctive open countryside and with it
the separation that exists between Barrow and Dalton contrary to Policy D5.
Given that full weight continues to be attached to the Council’s housing supply policies,
this harm and the conflict with saved policy significantly outweighs the benefits. These
benefits are not overriding in the context of the current housing land supply situation.

NON MATERIAL CONSIDERATIONS:
None
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REPRESENTATIONS:

Development advertised on site and in the local press
The Occupiers:
-

Abbey Gate Cottage, Abbey Approach;
1, 2, 3, 4, 5, 6, 7, 8, 9 Breast Mill Beck Court, Breast Mill Beck Road;
1, 2, 3, 4, 5, 6, 7, Dane Ghyll:
The Annexe 4 Dane Ghyll;
155, 157, 159 Dalton Lane;
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 13, 15, 17, 19, 21, 23, 25, 27 The Crescent, Dane
Ghyll Park;
Flat 11 The Crescent, Dane Ghyll Park;
1, 2, 3, 4, 5, 6, 7, 8, 9, 10,12, The Gardens, Dane Ghyll Park;
34, 36, 38, 40 42,44, Glenridding Drive,

have all been informed of the application.
The Occupier, Goodhamscales Cottage, Selside, Kendal
"I object on the Proposed Housing Development at Dalton Lane Barrow-in-Furness.
Barrow is being merged with Dalton and more green space will be lost, also with the
flooding events of the weekend that devastated Cumbria is it wise to building more on
green fields. Also with the hospital near by do we need more traffic
near by."
The Occupiers of 2 Thornton Park, Dalton-in-Furness
“Key point of objections:
- loss of distinctive green belt
- Transition of greenfield to a housing development on key approach to Barrow
- loss of separation between Dalton In Furness and Barrow In Furness
- does not represent infill development within the built up area
- impact of increased traffic congestion plus the fact it on primary emergency route
to hospital on Brow of hill
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- no proven need for further local housing”
The Occupiers of 1 Breast Mill Beck Court, Barrow
“I would like to object to application B07/2015/0707 for the following reasons. There will
be a loss of green belt land which is distinctive and regularly farmed. The route into
Barrow down Abbey road will suddenly have houses on the border rather than a
distinctive green entry down past the cricket club. The gap between Barrow and Dalton
will shrink dramatically. There are other sites farther into Barrow that are still to be built
on. The traffic down Breast Mill Beck lane (which has 2 blind bends) will increase with
likely increase in accidents. The drainage from Breast Mill Beck already backs up and
this will be made much much worse.”
The Occupiers of 2 Breast Mill Beck Court, Barrow
“As owners of 2 Breast Mill Beck Court, Barrow in Furness, we wish to strongly object to
the proposed housing development at Dalton Lane, Barrow in Furness. There are
numerous reasons why this development should not be considered for approval as
follows:1). The location of the development is situated at the entry to Barrow in Furness and
if this development gets approval, it will have an unfavourable impact on the first
impressions to the entry to Barrow in Furness. This will be a blot on the landscape
by destroying this beautiful entrance with open green fields and no manner of
screening will block out the impact of two storey buildings situated on a hill. Overall
this is a distinct loss of green belt land and should not be allowed to happen.
2). If the development is approved this will bring the boundaries and separation
between Barrow and Dalton closer. I believe this is one of the reasons why a
proposed development in Dalton was turned down.
3). There will be a dramatic increase in traffic to an already congested road with the
junction of Abbey Road. By building 155 houses with an average of 2 cars per
household this is a highly dangerous situation particularly with the proposed access
on the brow of the hill. This will also impact on ambulance response times to and
from Furness General Hospital where vital minutes are a matter of life and death.
We also believe that Furness General Hospital is to become a centre where major
incidents will be handled from and this development could impact on the flow of
traffic and response times.
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4). This proposed development site, which is green belt/agricultural land, does not
represent infill development within a built up area.
5). The development will destroy the natural beauty of the area and the natural
habitats for wild life in this area. It is not in keeping with ancient buildings and
monuments which are located in this area and will be in total contrast to these
constructions.
6). By allowing this development in this hilly location it will lead to severe flooding
because of the destruction of the green fields and will lose the natural ability to soak
up surface water. We already suffer with flooding now to the bottom of Dalton
Lane/Abbey Road. This will impact on the lovely entrance to the town and also
slowing the already high levels of traffic.
7). What impact to draining and sewerage will there be if 155 extra houses are
allowed to be constructed and will the system cope with this?
8). There is also the question of the impact on local services in this area such as
schools – will they be able to cope with the increase in numbers of children, shops
and bus services (if there was an increase in bus services to cope with this
development it would also be an additional increase in traffic and congestion).
It would be absolutely ridiculous to approve this proposed development and we would
hope that these matters are seriously considered and the proposal is declined.

We cannot understand why you would want to approve a development like this which
would completely destroy this lovely area and the entrance to Barrow in Furness.”
The Occupiers of 3 Breast Mill Beck Court, Barrow
“I am writing to formally offer my strong objection to the building of 155 dwellings in the
land bordered by Dalton Lane, Abbey Road and Breast Mill Beck Road.”
As a resident of Breast Mill Beck, our property has unblemished views across this land
along with Public Walkways which are enjoyed by many members of the public. The
proposed development would impact on the heritage of the town. Breast Mill Beck,
formerly an established farm of the town, comprises sandstone buildings,
complementing Abbey Lodge, Grade II listed building, Abbey House and the historic
Furness Abbey. Saturating this area with a modern development would visually
damage the beautiful history and entrance into the Town and the enjoyable greenbelt
public walkways. The views along with the local iconic walkways were one of the major
reasons we purchased our property several years ago and we are fearful of losing these
fantastic views.
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We are very fortunate to live in the green belt of land that separates Barrow from
Dalton. Our environment is that of living in the countryside albeit we are only minutes
away from town; the surrounding area is one of fields, hedgerows and copses. A major
housing development would detract from this environment and reduce the quality of
living, and moreover would reduce the separation between Barrow and Dalton.
The position of the proposed development does not represent infill within the built-up
area. Instead it would be extending the area towards Dalton. Our councillors have
informed us that there has to be 5 years worth of house building available for Barrow
and at the current time there is actually 7 years of house build available, all within the
existing built-up area, and that there are also other sites currently available within that
area for new house builds. Therefore, I believe the additional proposed land is not
required.
One of my main concerns is that of increase in traffic, especially on Dalton Lane.
Current traffic congestion can be particularly dire at the junction of Dalton Lane and
Abbey Road. An additional 200-300 cars from the development would have a severe
impact on this junction. Dalton Lane is already a busy road and needs to refrain from a
further increase in vehicles due to the fact that Furness General Hospital relies on this
road as one of the main thoroughfares to its entrances. We cannot allow ambulances to
be held up due to congested traffic. Furness General Hospital is now a Trauma Centre
and for some patients that are transported there, every second could be of vital
importance.
I would also like to point out that the junction of Dalton Lane and Abbey Road is subject
to common flooding. The drains appear to be inadequate to take away the amount of
surface water created by heavy rain. The roadside drains are in front of the proposed
land for development. The amount of water that comes down the fields washed away
the sandstone wall on the footpath last year. Breast Mill Beck Road has torrents of
water flowing down its verges during prolonged heavy rain. Obviously, the fields
currently act as a soakaway for rainfall but if the land became hardstanding the amount
of water would significantly increase and cause further flooding and damage.
Also, local schools are usually oversubscribed which would mean new families will have
to send their children further afield and probably take and collect them by car, resulting
in further traffic congestion.
I trust the council will take all of the above points into consideration when they make
their decision in regard to this proposal.”
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The Occupier, 3 Breast Mill Beck Court, Barrow-in-Furness
“I am writing to formally offer my strong objection to the building of 155 dwellings on the
land bordered by Dalton Lane, Abbey Road and Breast Mill Beck Road.
I feel privileged to live in an area which is admired by many members of the public from
both Barrow and Dalton and visitors to the town, who use the public walkways linked to
this area. Healthy lifestyles such as taking walks have been reinforced in recent years.
This development would remove these walkways, where natural habitat and heritage is
enjoyed whilst taking regular healthy exercise.
Not only do I feel this quiet country lane would be replaced with a constant flow of
traffic, the housing development would take away the natural soakaway of the fields. As
proven by recent weather and climate change, flooding is on the increase. The rainfall
has already caused flooding to Abbey Road in this area; the town requires the land to
support and prevent further flooding or damage to our main, tree lined entrance road to
the town.
I feel passionate for the town that this development would visually impair what the town
has maintained; for many years, keeping Abbey Road a welcome sight to visitors. This
development would offer a hard edge adjacent to Abbey Road, encroaching on the land
between Dalton and Barrow creating a loss of separation between Barrow and Dalton.
Furthermore, the congestion on Dalton Lane would impact on Furness General
Hospital; this must be a concern to the council as the lack of free flowing traffic could
cause disruption to the Ambulance Service and patients of the hospital.
The council already has 7 years’ worth of land to build on, therefore, why would the
council choose to approve a proposal where the Town’s heritage and Hospital would
suffer.
I trust the council will take all of the above points into consideration when they make
their decision in regard to this proposal.”
The Occupier, 3 Breast Mill Beck Court, Barrow-in-Furness
“I am writing to object to the building of 155 dwellings on the land bordered by Dalton
Lane, Abbey Road and Breast Mill Beck Road.
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I live at Breast Mill Beck and our property has fantastic views across this land along with
Public Walkways which are enjoyed by many members of the public. The proposal
would impact on the heritage of the town. The buildings at Breast Mill Beck, formerly a
farm, comprises of sandstone buildings, complementing the nearby Abbey Lodge,
Grade II listed building, Abbey House and the historic Furness Abbey. A modern
development would visually damage the beautiful history and entrance into the Town
and the enjoyable
greenbelt public walkways. The views from our house were one of the major reasons
we moved here several years ago and we feel we will lose these fantastic views.
We live in the green belt of land between Barrow and Dalton. Our environment is that of
living in the countryside even though we are only minutes away from town as the
surrounding area is made up of fields and hedgerows. There is a lot of wildlife in this
area; we regularly see badgers in the field behind our house. This very same field would
be taken away and houses would be in its place.
The position of the proposed development would be extending the built-up area towards
Dalton. Our councillors say there has to be 5 years worth of house building available for
Barrow and at the current time there is 7 years of house build available, all within the
existing built-up area, and that there are also other sites currently available within that
area for new house builds. Therefore, I believe the additional proposed land is not
required.
There would be a large increase in traffic, especially on Dalton Lane. An extra 200 cars
from the development would have a severe impact on this junction. Dalton Lane is
already a busy road and doesn’t need a further increase in vehicles. Furness General
Hospital relies on this road as one of the main thoroughfares to its entrances.
Ambulances would be held up due to congested traffic. Furness General Hospital is
now a Trauma Centre and for some patients that are transported there, every second
could be of vital importance. I would also like to point out that the junction of Dalton
Lane and Abbey Road is subject to common flooding. The drains appear to be
inadequate to take away the amount of surface water created by heavy rain. The
roadside drains are in front of the proposed land for development. The amount of water
that comes down the fields washed away the sandstone wall on the footpath last year.
Breast Mill Beck Road has torrents of water flowing down its verges during prolonged
heavy rain. Obviously, the fields currently act as a soakaway for rainfall but if the land
became hardstanding the amount of water would significantly increase and cause
further flooding and damage.
Also, local schools are usually oversubscribed which would mean new families will have
to send their children further afield and probably take and collect them by car, resulting
in further traffic congestion.
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I trust the council will take all of the above points into consideration when they make
their decision in regard to this proposal.”
The Occupiers of 7 Breast Mill Beck Court, Barrow
“I submit the following considerations for objection to the planning application.
1. The documentation states no access rights within the area, there is in fact
access right to the rear of no 7&8 through the land and workshop currently
rented from the farmer
2. The document states from point 3 that the visual impact is high only moving to
moderate in 15 years. This is from ground level not from my installed balcony
which views straight across the site so even with proposed screening the impact
will remain high

3. "emergency access" from breast mill beck will turn in to a through road which
will result in a significant increase on traffic on the lane which is already subject
to high speed traffic from Abbey Road
4. There has been flooding in the properties when high land saturation has
occurred this is not mentioned in the documentation and loss of 12 hectares of
natural drainage will increase this risk. There is no proposal to improve boundary
drainage to the north.
5. The electricity supply and broadband service is poor at our properties a increase
of 155 properties will impact this significantly. No mention is made of impact to
supplies or communications in any report
6. light pollution will increase significantly and no mention is made of sympathetic
lighting that is motion switched during darkness to reduce any impact.
7. Noise and dirt pollution will be severe during construction having a potential
detrimental impact to health to surrounding residents.
8. The travel plan does not provide any plans for the potential congestion on Dalton
Road or how Breast Mill Beck Road will be impacted, the development will
potential increase pedestrian and cycle safety.
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9. It is well known that any screening by trees or shrubs is the last and sometimes
never introduced even though on the plan, as the impact to surrounding
residents is high this should be the first area for work with mature tress to reduce
the significant 15 year mitigation period ( where applicable certainly not at no 7).”

The Occupier of 8 Breast Mill Beck Court, Barrow
“I would like to raise an objection to the outline planning proposal noted above, there
are a number of reasons for this objection which are detailed below. The objections are
both for the wider community and myself as a resident of Breast Mill Beck Court.
The site is currently used for crops and grazing livestock, this is a green field site on the
outskirts of Barrow-in-Furness, it forms part of the demarcation between the housing
and industrial side of the town and the surrounding countryside. The proposal will bring
the housing into view from a wide area given its elevated position, and will noticeably
change the Barrow skyline. Abbey Road is one of the main local, tourist and visitor
access points into Barrow as it provides easy navigation to the Abbey, and a number of
hotels situated close to the main road. This proposal changes the entry to the town and
changes the impression made by an attractive tree lined entry.
The proposal to build 155 houses on the outskirts of town significantly reduces the
distance between Barrow and Dalton. Residents of both of these areas are passionate
about the areas they reside in, and a loss of this distinction is detrimental to both towns.
As a resident close to this development one of the main concerns is access, not only is
Abbey Road extremely busy at peak times, but also the proximity of the development to
Furness General Hospital is of great concern. The Hospital is the major trauma unit for
the area, placing access to the estate on the main road into the hospital, on the brow of
a hill, poses a risk to both residents and the emergency services. There is also the
potential to increase traffic on Breast Mill Beck Road, which is narrow, contains two
blind bends and has seen a number of minor 'bumps', it would only be a matter of time
before a more serious accident was caused.
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The proposal for developing the land does not take into consideration the necessary
infrastructure to support the community it would house. There are no primary schools in
the vicinity that have sufficient capacity; this would force parents to drive their children
to school (see earlier point about traffic concerns). Whilst the proposal does at present
show green areas it is unsuitable for children to play near ponds unsupervised, and in
proximity to major roads which have narrow pavements and are accessed at the brow of
a hill.”
The Occupier, 8 Breast Mill Beck Court, Barrow-in-Furness
“I would like to raise an objection to the outline planning proposal referenced above,
there are a number of reasons for this objection which are detailed below.
This is a green field site on the outskirts of Barrow‐in‐Furness, currently used for crops
and grazing livestock. Allowing houses to be built here will remove the distinctive green
belt around Barrow; giving the key approach in to Barrow a hard edge, removing the
gradual transition from greenfield site to housing development. Whilst the proposal
does at present show green areas it is not sufficient enough and a hard edge to the
town's entrance would be created.
The location; on top of a hill with a high bank to the main road will give the houses an
elevated position; changing the skyline of Barrow and giving the houses an imposing
position on the surrounding area.
The area in question is constantly flooding with the wall onto Abbey Road collapsing
during times of extreme rainfall. The Environment Agency has been taking about
changes in land use and the effects this has on flooding, in particular the concreting
over of areas of land, which were once green. Given that the drainage on Abbey Road
is currently not coping with the volume of water running of the surrounding area, this
development will cause increased flooding leading to serious problems.
The proposal to build 155 houses on the outskirts of town significantly reduces
the distance between Barrow and Dalton. Residents of both of these areas are
passionate about the areas they reside in, and a loss of this distinction is
detrimental to both towns.
The area does not represent the infill development within the built up area nor is it
represented in the 7 year plan outlined by the local council. There are
sufficient allocated sites for development already.
The Hospital is a major trauma unit for the area, placing access to the estate on the
main road into the hospital, on the brow of a hill, poses a risk to both residents and the
emergency services. Dalton Lane and Abbey Road are extremely busy at peak times
adding 155 houses to this area will increase the
potential for accidents.

Page 19 of 208

PLANNING COMMITTEE
11th October 2016
Breast Mill Beck Road has two blind bends and is a narrow road used by farm
machinery, an additional access (reported in the Evening Mail) on Breast Mill Beck
Road/Park Road
would encourage even more drivers to use this road as a 'rat run', increasing the
potential for a serious accident.
The proposal for developing the land does not take into consideration the
necessary infrastructure to support the community it would house. The primary school
in the vicinity does not have sufficient capacity; this would force parents to drive their
children to schools elsewhere increasing traffic flow at a busy time of the day and
reducing the amount of exercise the child would receive walking to school.
I understand the area has an over stretched sewerage system, has this even be
considered in the proposal.
The area in question supports a great deal of wild life as well as domestic farm
animal, I have been privileged to witness an incredible range of animals, this includes
barn owls, common shrews, toads, newts, foxes and field mice, weasels
sparrowhawks, buzzards along with numerous small birds. Once these areas are lost it
is impossible to claim them back, Barrow plays an important role in being an industrial
area with close ties to nature.
If this development is allowed to go ahead where will it stop? Other fields in the
surrounding area will be prime targets for more development and all for the sake of
larger profit margins due to the desirable location.
I hope the points above are sufficient reasons to convince the Planning
Department that to allow this development to go ahead would have a
detrimental impact on the town’s infrastructure, the environment and the green
belt.”
The Occupiers, 4 Breast Mill Beck, Barrow-in-Furness
“We would like to object to the above planning application on the following grounds;
A) The site is to be built on existing open green fields which are used as agricultural
farm land. This site was not in your five year plans for the borough. There are
alternative brownfield sites and preferred sites in the already existing plans.
B) This site would have a major impact on wildlife such as birds and many other
animals due to current hedge rows and green fields being lost and replaced with
housing and roads.
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C) The site would border Abbey Road which is a lovely entrance to Barrow with its
many trees, old sandstone built hotel, houses, walls and entrance arch way to
Furness Abbey. This would all be spoilt by a new housing site containing 155
dwellings and destroy the views and nice scenery as you enter and leave Barrow
with its new building materials such as brickwork and render . The outstanding
natural views across the fields when leaving and entering Barrow will be lost
forever and would be a great loss to this town.
D) The proposed entrance on the brow of a hill on Dalton Lane would be dangerous;
with the possibility of approximately a further 300 to 400 cars using it daily would
impact on an already existing busy road. This road serves Furness General
Hospital and could result in delays for emergency vehicles, as we know every
minute counts and delays could lead to possible loss of life. The proposed
roundabout is in the site boundary so would not serve as stated but as a junction,
with the roundabout impairing visibility and adding width to the junction. This will
make it extremely difficult for vehicles to leave the site safely as they cannot
observe oncoming traffic safely and the same for the existing road users.
E) At present when there is heavy and frequent rain fall there is flooding to Abbey
Road at the junctions to Dalton Lane and Breast Mill Beck. The current green
fields surrounding theses junctions soak up a lot of the rain fall and with these
taken away and the development having more roads, hardstanding and proposed
soakaways for guttering this would lead to increased flooding. The 225mm
existing drain to Abbey Road would not cope with the additional flow of water
causing greater flooding to the main road and possible flooding to Furness
Abbey; this will then cause traffic delays and possible road traffic accidents. I
also would like to point out about the sewerage waste and water discharge would
this go to Dalton or Barrow sewer and would the current size of the drain cope
with the extra waste.
F) If this application is approved then Barrow and Dalton is only 100metres apart
approximately and future applications to fields nearby would merge Barrow and
Dalton together spoiling the impact to both towns.”
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The Occupiers of 3 Dane Gyhll, Barrow
“We are writing with reference to the planning application proposal for a 155 dwellings,
on the green field site, on the outskirts of Barrow in Furness. We wish to state that we
strongly oppose and disagree with the planning proposal on a number of grounds.
Firstly, we would like to point out that Barrow and Dalton have clear boundaries at the
moment by a green field area, which is already lacking in the town. If more houses are
built, the towns will merge and become one, and Barrow will lose the open aspect that
many people enjoy when visiting the town, by using the traditional route in. This will
therefore create a hard edge rather than the soft edge that we all enjoy and appreciate.
This is one of Barrow’s positive aspects that we should not destroy. We feel that there
are enough brown field sites to be used first, so that we don’t need to lose this important
feature of the town. We actually heard that there are seven years of possible building
plots in Barrow without using our precious agricultural land. Moreover, by allowing these
houses to be built, it will set a president for green field sites to be used before brown
field, and therefore more and more housing estates could be applied for and agreed on
agricultural land.
Secondly, the traffic will be a major issue for the residents who already have to contend
with a snarled up road, with traffic coming from Abbey Road and Dalton Lane. The
amount of cars that are parking on Dalton Lane is ridiculous and narrows the road. Also,
trying to turn right on to Abbey Road from Dalton Lane is almost impossible at peak
times. Furthermore, the hospital creates traffic and this is already an issue without
adding to this congestion. In addition, FGH is a trauma unit and seconds lost due to
excessive traffic can lead to lives lost. Are we willing to risk this?
In addition, the access point for the housing estate is on the brow of a hill on a very
busy road and seems ludicrous. Traffic already passes this part of the road at speed,
and another exit onto this road seems nonsensical.
Thirdly, a housing estate would devalue the properties in the area. Although the housing
estate has a proposal for quality homes, having lived on a similar estate to that
proposed, we know from experience that the estate soon becomes run down and loses
its ‘lustre’. Also, through experience, we know that the communal areas of the estate
are supposed to be maintained, this does not always happen, and these areas soon
become tired looking and the properties decrease in value over time. Due to the speed
and way this amount of houses are built, the render may deteriorate and therefore, if
this is the first impression you receive of Barrow as you drive in to the town, this also
has a negative impact on the town. You only have to drive past the Trinkeld estate in
Ulverston to understand this point.
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It is also pertinent to state, that most households have two vehicles, and from
experience, I know that when all the children on the estate become of age, they too then
get a car each and some households can have up to six cars on the drives and
surrounding communal areas of the estate. Also, estates attract many visitors.
Therefore, there could be over a thousand journeys a day from the estate. Estates
attract families, and therefore the’ school run’ will create at least two journeys a day, as
the local school that is within walking distance, only has a few spaces left. As a Deputy
Head Teacher, I am always trying to promote the health of children. Many children will
have to be driven to school from
this location, and therefore this does not allow for children to walk or bike to school.
Also, on the estate that we lived on, caravans and commercial vehicles were not
allowed on the estate under the covenant, however, it did not take long before they
began to appear, and were not removed.
Drainage and surface water will also be a problem, we feel, if the housing estate goes
ahead. We already have excess water on surrounding roads, and an increase in hard
area, will obviously impact this.
It is evident that this application is going to impact on many people by looking at the list
of consultees. Surely this highlights the fact that other areas in Barrow must be used
first, as there are more suitable areas of land for building so many houses on.”
The Occupier of The Annexe, 4 Dane Ghyll, Barrow
"It was with shock and sadness that I read the letter from the council regarding planning
application B07 / 2015/0707 to which I strongly object. There are many reasons for my
reaction so I will list them as best I can.
I am a Barrovian to the bottom of my heart, never wanting to leave the beautiful part of
the country where I live. All my life I've loved the approach into Barrow along Abbey
Road with the green borders, trees and fields. It is a joy to enter and exit Barrow and
appreciate the natural views across the existing green fields and agricultural farm land.
This will be lost forever if planning permission is approved for this development.
The impact on wild life also plays a part, as the removal of the current hedgerows, to
make way for new roads and houses, will rob many birds and animals of their habitat.
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I also feel that the increase on Dalton Lane traffic, which will be inevitable, poses a
problem too. This traffic, which can often backup from Abbey Road, and the introduction
of a single new entrance to the proposed development, will create traffic flow problems
and a dangerous junction with Dalton Lane. Furness General Hospital is a trauma
centre accessed from Dalton Lane, the emergency ambulance service could be held up
with a 'life or death' scenario becoming only too real. A few minutes can make all the
difference in an emergency situation.
Sewerage and surface water is another point I wish to make. Where will it all go? I can
only presume it will be discharged via Abbey Road. There is already localised flooding
on Dalton Lane and also at the junction of Dalton Lane and Abbey Road. As I write the
surface water is draining 'stream like ' from the proposed site into Dane Ghyll lane,
along the eroding road surface, and onto Dalton Lane. There will be no natural soakaway if this agricultural land is developed and crammed with dwellings.
Finally, I really do not want the loss of the Area of Separation between Barrow and
Dalton. If this development is approved Barrow would begin to lose its identity and
individuality.
I therefore request that the planners focus housing development on identified brown
field and preferred sites and not on the · open green fields that border Abbey Road with
its spectacular avenue of mature trees lining the road into Barrow-in-Furness town
centre."
The Occupier, The Annex, 4 Dane Ghyll, Barrow.
“I wish to register my objection to planning application B07/2015/0707 on the following
points.
1. This development will cause the creation of a hard edge approach into Barrow
and will mean the loss of existing green open fields and agricultural land which
we will never get back.
2. It will also produce a loss of an area of separation between Barrow and Dalton.
3. I am also concerned with the impact it will have on Dalton Lane traffic, which at
certain times of day can already back up from Abbey Road. I believe it would
cause major problems for ambulances needing access to and from F.G.H. in
emergencies.
4. I believe this development will also put a strain on the drainage and sewerage in
the local area as we already have water draining from the proposed site running
into and along Dane Ghyll already.
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5. From a personal point of view it will also destroy the hedgerows and wildlife they
contain which edge the boundary of the proposed site.”
The Occupier of 4 Dane Ghyll, Barrow-in-Furness (1st letter)
Local consultation
Inadequate attempts at local consultation were made. Not all houses in Dane Ghyll
received a leaflet explaining the proposed development. Further the explanation on
that leaflet, which I obtained from a Neighbour, is materially and significantly different
from that submitted under the planning application. Hence I'd argue the community
consultation was inadequate and misleading.
Visual Impact and Greenbelt
The open nature of the land around the Abbey and in the approach to the town will be
compromised. In particular the development crests the ridge which otherwise forms a
natural boundary between Dalton and Barrow. In short the development critically
compromises the green belt. The application self admittedly breaches current policy
and is likely to breach any future policy in what is, again admittedly, a sensitive visual
area.
The Heritage impact on the Abbey and surrounding related features is not
insignificant. The proposal impinges on the greenbelt surrounding the Abbey and
forming a green barrier between Hawcoat (Barrow itself) and the Abbey. Damage is
incurred to the setting of numerous local features such as Grade 2 listed Abbey
House Hotel, the water fountain on the corner of Brestmill Beck and Abbey Road, the
Stone Arch on at the entrance of Abbey Approach and indeed the extensive red sandstone walling. Cumulatively these features form a distinctive local character in the
area which is not does not suit further intrusive development.
The developers in compromising the greenbelt and skyline have failed to take account
of the trees lined nature of Abbey Road whereby it could have replicated this feature
along Dalton Lane and indeed also within the development. The application has
failed to grasp and maintain this critical aspect of local character which extends all the
way to along Abbey Road from the development to Ramsden Square and also
extends along roads such as Rating Lane and Dane Ghyll. These trees form an
essential part of the local vista as you approach Barrow from Abbey Road, creating a
soft and indistinct boundary between the residential and rural areas. As do the trees
in Dane Ghyll, which in the planning application are inconsistently represented on
various maps.
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Traffic and Pedestrian Safety
The application has not yet made the case that additional traffic hazards will not be
created. These issues come about in three aspects or forms: firstly the joining and
departure of traffic from Dalton Lane with the proposed development, second the
effect on the Dane Ghyll:Dalton Lane junction and finally the impact on Furness
General.
1- Whilst the proposed roundabout does increase visibility splays it doesn't account
for the hazard created by the coincidence of four factors: (1) the crest on Dalton
Lane, (2) the parked cars on the western carriage of Dalton Lane, (3) the entrance to
Dane Ghyll and 156 Dalton Lane and (4) the busy Dalton Lane footpath crossing at
this point. The application also fails to consider the impact on the existing access onto
to Dalton Lane for Dane Ghyll and 156 Dalton Lane. Please note this footpath is used
extensively by runners, workers at the Abbey House Hotel and Furness General,
children visiting the Amphitheatre and vicinity and by recreational dog walkers.
2- The junction of Dalton Road and Abbey Road is less than ideal for the current
traffic levels, in particular those turning right onto Abbey Road. Further vehicles
turning right from Abbey Road into Dalton Lane tend to cut the corner. The risk of a
collision at this corner is greatly enhanced by a large increase in traffic. On the basis
that the application clearly states there are potential for more houses in the direction
of Sinkfall farm then (if successful) provision should be made for future upgrades to
this Dalton Lane and Abbey Road junction.
3- Finally I see no consideration of the Furness General Hospital, in that Dalton Lane
is a critical funnel point on the approach to the hospital for emergency vehicles. The
parked vehicles at the crest of the hill have been seen to create an obstruction to
emergency vehicles (ambulances) accessing t he hospital.
I have a request to make in terms of process, which is that I would be very interested
to see this Traffic Safety Assessment when completed; for example the photos in the
reports submitted to date do not adequately represent the views from a drivers
perspective, particularly in reference to pulling out from Dalton Lane to Abbey Road.
I would request the council require completion of this Safety Assessment prior to
considering the scheme further, it appears to be a material deficiency in the
application submitted.
Pedestrian access to the site is compromised because pedestrians exiting the site
would have to cross Dalton Road twice within the space of around 50m. This is
unfeasible and pedestrians will end up walking on the road and possibly on a narrow
1m footpath in front of 159 Dalton Lane.
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Flood Management
Abbey Road at the Dalton Lane junction is prone to flooding. Given the proposal is
uphill of this point then this flooding will be exasperated. Features to store storm
water are proposed, but these are unnatural atop a hill. Further no explanation has
been given of how their management will be provisioned for, nor how such
unattractive features will be landscaped.
There are numerous inconsistencies within the tree assessment and flood risk
assessment in that they do not adequately represent the trees and topography as it
relates to Dane Ghyll. Further the flooding assessment ignores the relative levels of
the proposal against Dane Ghyll. The application site is between 0.5 and 1.5 m
above Dane Ghyll. Already the surface water run-off from the field into Dane Ghyll is
significant.
Ecology
The hedgerow between Dane Ghyll is a mature and established feature of significant
depth, there is dead wood stacked in this hedgerow in place for habitat enhancement.
We have observed Barn Owls, Bats, Squirrels and Hedgehogs in its vicinity. The
Phase 1 bat survey done is admittedly limited and did not identify bats in this locale,
significantly it did not exclude their presence and nor could it have don having been
of such a short period. Residents of Dane Ghyll have regularly observed bats
foraging along this hedgerow. Equally the field adjacent to Dane Ghyll is regularly
used by migratory birds, geese and seagulls.
Housing Need and Type
There is a contradiction in the application whereby it acknowledges the need for
affordable housing, but also repeatedly talks of executive housing and sometimes
"aspirational executive" housing. The actual intent of the application therefore is
opaque.
The application fails to explain why the particular site has been chosen. There are
numerous other brown field sites that would be applicable within the area.
General and Summary
The application has failed to make the visual impact case in light of the special nature
of the area, in particular as it relates to the greenbelt. The ecology of Dane Ghyll as
it relates to the site has seemingly been ignored. There is an unfinished case to be
made as to how traffic safety can be justified, particularly in light of the topography
and sight lines. If the decision is granted we would seek to appeal, further if decision
is granted at Appeal and at Judicial Review we would seek to be properly consulted
on details of traffic and flood management.
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The Occupier of 4 Dane Ghyll Barrow (2nd letter)
"I wish to register my objection to planning application B07 /2015/0707 for the
following reasons: 1 . The proposed development will see the sad loss of our existing green open fields
and agricultural farm lands on the approach in to Barrow.
2. There will be a huge detrimental impact on our wildlife, birds and animals
residing in the hedgerows if plans are approved.
3. I have concerns that there will be a loss of an area of separation between
Barrow and Dalton, and feel that Barrow would begin to lose its defining
identity.
4. As the proposed area of development is so close to the town's hospital (A
major trauma centre), my worry is that the inevitable increased traffic from the
development, would cause major problems for emergency vehicles needing
access to and from the hospital via it's Dalton Lane entrance.
5. Localised flooding is a common occurrence at the junction of Abbey Rd and Dalton
Lane after heavy rain, with rainwater also flowing freely from the
proposed site along Dane Ghyll and onto Dalton Lane. So I believe that the
proposed housing development with put added strain on the drainage and
sewerage systems in the local area.
I therefore request that planners focus on the identified Brown Field Sites and
preferred sites and not the open green fields bordering Abbey Road and it's
spectacular tree lined road into Barrow-in-Furness."
The Occupier of 5 Dane Ghyll, Barrow
“Strongly oppose planning application B07/2015/0707. I would like to start by saying
what a privilege it is to live in this beautiful area. We have a wonderful garden with lots
of wildlife, a wooded area with super trees, our front we have a long hedge which we
call (our aviary). I have named 23 for you but there is many more, it’s so sad to think all
that will go never top come back.
We have a trauma hospital by us. We worry about the heavy traffic flow, also what we
have is a lovely approach to Barrow and that will go.
Birds in garden at 5 Dane Ghyll – 1) robin; 2) black bird; 3) blue tit; 4) bull finch; 5) dove;
6) wood pigeon; 7) dunnuck; 8) wren; 9) siskin; 10) swift; 11) great tit; 12) crow;
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13) wood pecker; 14) tree creeper; 16) house martin; 17) swallow; 18) chaffinch; 19)
pied wagtail; 20) jay; 21) owl; 22) pheasant; 23) thrush.”
The Occupier of 6 Dane Ghyll Barrow
“We wish to object on the grounds that it is agricultural land and has been since the
MAGNACARTA was signed.
Every year it supports lambing and arable crops it will cause wholesale destruction to
ancient hedge rows which supports a variety of protected species of wildlife.
The planned entrance to the site is dangerous on the brow of the hill on an already over
congested road.
These road floods regularly both to Dalton Lane & Abbey Road, which floods from the
supposed site.
The proposed development will open the flood gates to further development in the area
bearing in mind the recent refusal to FGH for 55 houses two hundred meters away from
the proposed site.”
The Occupiers of 1 The Gardens, Dane Gyhll Park, Barrow
“I just want to let you know my view regarding the construction of houses in Dalton
Lane. If you allow to build the houses in this area then you loss the existing fields and
agriculture form land and also loss the natural beauty of this area .In my opinion it will
impact on the wild life. This area is beautiful and please do not spoil it.”
The Occupiers of 3 The Gardens, Dane Ghyll Park, Barrow
A Petition has been signed by local residents objecting to the development, which is
supported by the above occupiers. The objection states the following:
“Although not directly affected by the proposed development we support all the reasons
in the attached circular. In particular we would highlight the following points:
1) Does Barrow require luxury homes or rather affordable housing adjacent to work,
the shops and the town centre
2) Visitors remark on the attractive entrance to Barrow – the Abbey stretch. Would it
be enhanced by the new development – washing lines, dust bins, caravans and
green houses?
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3) Dalton Lane is a busy bus route, ambulance route, hospital visiting as well as
already dense population.
4) This is just one step towards a built up area as far as Crooklands.
“We feel our Councillors have to weigh up the negative effect on the ambience of the
whole town and not just the ‘nimby’ reaction and certainly not the financial
considerations of outside interests.”
The petition states the following:
“Barrow residents protest over greenfield wedge housing development
plans on land at Dalton Lane /Abbey Road –
6 December 2015
Angry residents are protesting against the proposed housing development for 155 in
number dwellings.
Oakmere Homes have submitted an outline planning application to Barrow Borough
Council for consideration to build the proposed significant housing development on the
fields bordering the boundary with Dalton Lake, Abbey Road,Breast Mill Beck,
effectively destroying the entrance to Barrow from Mill Brow roundabout into Barrow
along Abbey Road.
The Barrow Borough Council’s draft Local Plan has identified the site in the Green
Infrastructure Strategy as a ‘Green Wedge’ which plays a significant role in maintaining
the visual and perceptible separation between barrow and Dalton. As well as protecting
the high landscape quality of the traditional main entrance route into Barrow and the
distinctive Abbey Arch approach landscape which also provides and open aspect and
well proportioned setting for Furness General Hospital and Abbey House Hotel
opposite.
A petition has been set up calling for Barrow Borough Council to be mindful in
recommending refusal of outline planning permission.
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Petition organisers William Woodhouse and Shaun McKenna of The Gardens and The
Crescent, Dane Ghyll Park Barrow, stated that Barrow would effectively be joined with
Dalton if the proposal goes ahead. Also, why does the Borough need 2,400 plus new
homes costing upwards of £250,000 to £385,000+ when the actual population of Barrow
has dropped by four to five percent and indications are that that trend will continue.
Every week in the Evening Mail House Guide there is literally thousands of homes
available from £50,000 to £850,000 and many have been on the market for months and
years in some cases.
The Barrow Borough Council’s Development Plan has identified a considerable number
of preferred and Brown Field Sites with a significant number of housing developments
currently under construction or having just been completed.

The proposed single entrance to this Housing Estate will be onto the brow of the hill on
Dalton Lane with the proposed introduction of a mini roundabout. Dalton Lane with
Abbey Road junction is currently a major problem will traffic congestion and Dalton Lane
is the main artery road leading to F.G.H and the main bus route into Barrow. A
roundabout will cause potentially major disruption with the potential of 2x cars per
household, that’s 310 cars entering and leaving one single access into what is already
an extremely busy road. This could/will have a major impact on people’s lives if there is
any hold up congestion of traffic flow when ambulances are on route to F.G.H in an
“emergency situation”.
Other concerns have been raised regarding the drainage from the site covering waste
water and clean surface water. The site in question is predominantly thick red clay and
the fields flood frequently.
The Planning statement presented on behalf of Oakmere Homes states in their
Drainage Strategy that the proposed foul sewer for the whole estate is to exit into an
existing 525mm diameter public sewer in Abbey Approach, subject to further
investigation? What is a half meter diameter sewer pipe cannot cope with 155
properties x2 toilets per household?
The fields are occupied all year round traditionally for agriculture. Crops are grown
each year and continual cattle grazing for Sheep, cows and bullocks. This open piece
of field will be lost forever if the plans are approved.
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In conclusion we believe that the contents of the Planning Statement presented to
Barrow Borough Council in many cases are “flawed” and the report is clearly based in
biased opinions, on the whole in favour of the development and concludes on
paragraph 5.34 of the report states, quote “Adverse Impacts of the Proposed
Development - There will be no adverse impacts as a result of the proposed
development”. This is in their own opinion and does not address the local impact and
feelings of the local community and the people of Barrow-in-Furness.
Should any readers feel aggrieved by this proposed development then please contact
Barrow Borough Council Planning Development quoting B07/2015/0707 with any
objections.”
The Occupiers of 4 The Gardens, Barrow
“I believe the proposed development will be detrimental to the existing environment in
the following ways:
There will be a loss of privacy to existing houses with the new development overlooking
properties and gardens along its boundaries on two separate developments.
There will be increased noise and disturbance on the two adjoining small developments
with them being engulfed by 155 extra houses.
The existing land is green field and should therefore not be developed for the following
reasons:
Once land has been converted to development, it is unlikely to ever be converted back
to Greenfield use
Destruction of the natural habitat of some animal and plant species
Loss of agricultural land results in loss of production and loss of employment
Reduction of or complete loss of amenity or recreation value (i.e. the Public Footpaths
that run across the land).
Negative effect upon transport and energy use
Loss of the green belt of agricultural land that clearly defines and separates areas of
difference i.e. Barrow in Furness and Dalton in Furness
The proposed development does not represent infill in any way as there is a broad and
distinct belt of green field land between the two developments.
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The proposed development will completely change the character of both adjoining
neighbourhoods i.e. they are both small, independent localities with a quiet aspect and
situation.
The proposed development would greatly increase traffic onto the already busy Dalton
Lane at the brow of a hill which is considered dangerous. There are no other reasonable
means of access to the proposed site either from Abbey Road, Dane Ghyll Park or
Breast Mill Beck Road without major changes to the road layout.
Traffic congestion will increase; car parking is already a problem in the area (caused by
FGH overflow) and the streets around the development are choked daily with cars.
Further development will undoubtedly increase this to a dangerous level.
Ambulances use Dalton Lane as the preferred route to take casualties to hospital;
further traffic disruption will adversely affect this operation.”

The Occupier, 7 The Gardens, Dane Ghyll Park, Barrow-in-Furness
“I would like to formally object to the building of 155 houses on the farm land off Dalton
Lane & Abbey Road.
Firstly we are worried about the increased traffic on Dalton Lane. Traffic is already
speeding over the brow of the hill and will not see stationary traffic waiting to go out on
to Abbey Road. This is already a problem at present.
Secondly Hospital Ambulances need to get in and out of the hospital as fast as possible
to save lives. Congestion on this road will delay hospital vehicles getting to their
destination.
There are plenty of brown belt sites in the Barrow area without using this green belt
site.”
The Occupiers of 9 The Gardens, Barrow (1st letter)
“I would like to object to the above Outline Planning Application, Ref. B07/2015/0707. I
have been living in my current address (below) for more than 6 year. The proposed
new development is next to my garden fence. To support my objection, I would like to
mention the following points.
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1. I bought this house in 2009, with the idea from the Barrow Borough Council that
the land next to our property is a green field. The council didn't have a plan to
allow building new houses in this green field. My concern is we will lose this
existing green open field and agricultural farm land.
2. This will have a huge impact on the wild life, birds and animals and overall
nature.
3. There will be a huge impact on the local traffic. The Dalton Lane is already
congested during morning rush hour and in the afternoon. Patients, doctors,
visitors and NHS support and supply services use this road every day including
the weekends. The road is already busy with traffics.
4. There will be a huge impact on the movement of emergency ambulances going
to and coming out of the Furness General Hospital (FGH). The FGH has
recently been selected as a Trauma centre. Patients involved with trauma and
accidents need to get to the Trauma centre within a limited time period and after
stabilisation of their critical condition may also need to be transferred to the
nearest major trauma centre in the region.. By restricting the movements of
Emergency Ambulance services, which will happen if the planned application
goes ahead, we may compromise the safety of the trauma patients in the
locality. This could compromise the life of critically injured patients in the locality.
5. Our area is a quiet cul- de- sac with a very beautiful view on the back of the
area. We will ever lose this outstanding natural views across the fields.
6. There is limited capacity in the schools of the locality. By building 155 houses,
the children may not get enough spaces and high quality education in the area.
I would like to request you not to allow the above planning permission.”
The Occupiers of 9 The Gardens, Barrow (2nd letter)
“Thank you for your letter dated the 30/11/2015.
I would like to object to the above Outline Planning Application, Ref. B07/2015/0707.
I have been living in my current address for more than 6 year. The proposed new
development is next to my garden fence. To support my objection, I would like to
mention the following points.
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1. Before I bought this house in 2009, I visited the planning department of Barrow
Borough Council. I was told by one of the member of the staff that this is a Green
field. Barrow has many brown fields and there were no plan to build houses in
this green field in near future. My concern is we will lose this existing green open
field and agricultural farm land.
2. This will have a huge impact on the wild life, birds and animals and overall
nature.
3. There will be a huge impact on the local traffic. The Dalton Lane is already
congested during morning rush hour and afternoon. Patients, doctors, visitors
and NHS support and supply services use this road every day including the
weekends.
4. There will be a huge impact on the movement of emergency ambulances going
to and coming out of the Furness General Hospital (FGH). I work as a doctor in
the FGH. I know that this hospital is a Trauma Centre. Patients involved with
trauma and accidents needs to get to the Trauma Centre within a limited time
period. By restricting the movements of Emergency Ambulance services, which
will happen if the proposal goes ahead, we may compromise the safety of the
trauma patients. This could be a life and death question of a critically injured
patient.
5. Our area is a quiet cul- de-sac with a very beautiful view on the back of the area.
We will ever lose this outstanding natural views across the fields.
I would politely request you not to allow the above planning permission.”
The Occupier, 12 The Gardens, Dane Ghyll Park, Barrow
“I am objecting to the above development on the following grounds.
1. The site is currently an agricultural green field site GREEN WEDGE in the local plan
and the site is recognized as having a very important and rural presence / character
within the Borough, factors which contribute to its formal designation as a Green Wedge
landscape in the Local Plan Review 1996-2006.
Developing this Green Wedge of land will have a devastating and terminal impact on
the openness and beauty of the surrounding area adjacent to the main Traditional
approach road namely Abbey Road into Barrow.
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If this planning application were to be approved then the proposal will be thereby conflict
with saved policy D4 of the local plan which seeks to protect the visual relief and
contrast which a designated Green Wedge represents.
2. Also if this planning application were to be approved then it would be contrary with
saved policy B3 as clearly the site in question does not represent an infill development
with in a built up area, this site represents urban open country side and agricultural farm
land currently in use. Neither does it represent rounding off. Consequently approval of
this development would further conflict with the previous and consistent decisions of
Barrow Borough Council which have been very supported on appeal grounds.
3. The proposed development by extending eastward down to Dalton Lane and abbey
road towards the stone trough and the short left hand bend to the Mill Brow roundabout
which marks the boundary with Dalton will effectively means Barrow and Dalton are
merged with virtually no separation.
with the loss of the existing open agricultural farmland with 155 houses, this will have a
devastating and monumental permanent impact on the main approach road into
Barrow-in-Furness.
Also as a consequence, if this application be approved then the existing green field farm
land between Rating Lane and Dalton Lane, opposite the Abbey House Hotel will
constitute an infill legitimate, potential building development site. which would seriously
down grade it's status in the Barrow Borough Local Development Plan.
4. I also have serious doubt's regarding the developers geo-environment ltd para 4.6
which talks about the sewage system being linked into an existing 525mm diameter
combined foul sewer connection located on abbey approach, located to the southeast to
the site.
Historic plans indicate that this is a very old network system, not initially intended to take
the volume of sewerage of an expanding housing estate of 155 houses x potentially two
toilets per house hold and all the associated waste grey water ie. washing machines
sinks etc.
5. Existing surface water from the site is currently a major problem particularly at the
junction with abbey road, which floods to a dangerous level quite frequently, causing
major disruption problems for motorists.
In conclusion, I would therefore respectively request that this outline planning
application be refused. “
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The Occupier of 12 The Gardens, Dane Ghyll Park, Barrow
“Having now had an opportunity to fully study the proposed outline planning application
from Oakmere Homes, I would like to object to the proposed housing development on
the following grounds.
1. Waste Water
The waste water report submitted with the application does RAISE considerable
concerns. Surface water and flooding of the proposed field is significant as the site in
question comprises of land being mainly of heavy clay which does not easily absorb the
surface water resulting in a lot of flooding at the junction with Abbey Road and Dalton
Lane when the carriageway on the west side of Abbey Road frequently floods
causing major disruption to traffic. Oakmere Homes states that ponds will be introduced
to collect the water which will then be directed to an existing 225mm diameter surface
water drain?The waste water sewerage system for the whole estate if approved is to be
discharged into an existing 525mm diameter pipe and manhole located on Abbey
approach. Quote from Oakmere homes PWA Geo-Environmental Ltd engineers. We
also anticipate that foul water drainage will be connected to the existing 525mm
diameter United Utilities combined foul sewer located on Abbey Approachapproximately 200M to the southwest of the site. This sounds very iffy and flawed.
What if this pipe will not cope with all the sewerage from approx 300 bath rooms and
toilets plus grey water from washing machines etc etc?
Major sewerage problems were encountered when Breast Mill Beck farm was converted
to housing with the main foul sewer taken across an adjacent field and discharged
under the railway bridge at the bottom of mill brow, and this development only
comprised of approximately 8 to 9 homes. I believe United Utilities and British Rail are
still engaged with ongoing discussions to resolve the problem.
2. Schools.
The nearest school is Dane Ghyll School on Skellwith drive.
This school is almost full to capacity and if outline planning permission is given the go
ahead then where are potentially sixty or a hundred children going to go to school. The
next nearest school is Ormsgill or St Pauls on Hawcoat Lane.OR Dalton.
3. Growth for the community.
The developer claims the development will provide much needed growth for the
community, while providing much needed housing for local families and is in accord
with Para 14 of the NPPF and should be permitted. This is only the Developers opinion
to justify building houses. There are no hard facts or evidence that local families are in
desperate need of new houses given that statistics indicate that the population of
Barrow is in decline and will continue to do so.
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Mainly contractors are engaged with new projects and tend to reside in guest houses or
rented accommodation, they tend to follow the work opportunities and once their
contracts are finished they usually move on, with their main homes being elsewhere.
There are thousands of houses available within the Borough for sale ranging from a
modest £45,000 to £500.000 plus, so given these figures and the existing significant
number of existing building sites currently in progress or recently completed and with a
considerable number of available brown field and preferred building sites identified in
the Barrow Development Plan , you do have to question ,why do we have to sacrifice
one of the best examples of open green fields - GREEN WEDGE land on the principal
road in and out of the town. Policy B4 (3.2.19) states: quote, the Borough has
considered that it is relatively well provided with affordable housing within the existing
available housing stock.
So, based on the above observations I would respectfully request that the proposed
housing development be rejected.”
The Occupier of 12 The Gardens, Dane Ghyll Park, Barrow (2nd letter)
“I would like to object to the above Outline Planning Application, Ref: B07/2015/0707. I
have lived in Hawcoat near the proposed development site from birth (1977) until the
mid-2000s at my parent’s address (12 The Gardens, Dane Ghyll Park) whom I still visit
regularly with my wife and three children for overnight stays. To support my objection, I
would like to mention the following points :
1. I have witnessed over the years a dramatic increase in traffic along Dalton Lane
approaching from Abbey Road, especially after the building of Furness General
Hospital and with subsequent major extensions to it over the years
2. Dalton Lane is now crammed with cars of visitors and staff at the hospital every
day and the traffic can get especially busy around the junction with Abbey Road
with tail backs stretching up the hill toward the proposed new development site's
entrance.
3. Building 155x large sized"Executive" homes on empty green fields bordering
Abbey Road and Dalton Lane with the only access from a Dalton Lane “mini
roundabout” will add tremendous strain and further congestion to this already
very busy lane/junction.
4. Patients, doctors, visitors and NHS support and supply services use this lane
every day including the weekends.
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5. There will be a huge impact on the movement of emergency ambulances going
to and coming out of the Furness General Hospital.
6. By restricting the movements of Emergency Ambulance services (which will
happen if the proposal goes ahead) we may compromise the safety of patients in
urgent need of medical treatment.
7. The proposed access is at the top of a steep brow of a hill on Dalton Lane and
traffic will surely build up all the way back to the busy Abbey Road, which is a
40MPH stretch of road, on a very steep incline
8. Building 155x houses on this 12.5 Hectares open field next to the boundary of
Dalton will effectively remove the last Green Field between the Barrow and
Dalton boundary and will lead the way to the field on the opposite side (next to
FGH along Abbey Road and also bordering with Dalton Lane) to be built upon
effectively losing all the remaining fields coming into Barrow from Dalton in this
area.
9. I was told this field is a "Green Wedge/Belt" Field and Barrow has many “Brown
Fields” which should be used for housing developments first. Why is this green
land being targeted for a huge housing development?
10. My concern is we will lose this existing green open field and agricultural farm land
which accounts for 12.5 Hectares of area.
11. I would request that planners focus housing developments on identified
brownfield sites and preferred sites and not open green fields.
12. This will have a huge impact on the wild life, birds, animals and other nature
living on the fields.
13. Where will 155 homes discharge their sewerage? Via Abbey Road? I have been
told the waste pipe is only ~0.5m in diameter here and may not cope with the
added waste?
14. Abbey Road has a spectacular tree lined road when entering Barrow and these
fields add to the beautiful scenery. This will be destroyed along wildlife,
agriculture and crops.
15. Barrow and Dalton will be effectively merged together.
16. Are more Executive-style homes really needed in Barrow? This would rule out
the vast majority of families looking for new homes with only well off people being
able to afford them.
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I would politely request that you refuse the above planning permission.”
The Occupiers of 4 The Crescent, Dane Ghyll Park, Barrow
“I feel the proposed new housing development by Oakmere Homes in between Dalton
Lane and Abbey Road would be inappropriate. I object to this development for the
following main reasons:”
1. It will impact on Dalton Lane traffic, which can often back up from Abbey Road.
The introduction of a single new entrance to the proposed development, with a
mini roundabout, will create traffic flow problem and a dangerous junction with
Dalton Lane.
2. This will definitely hinder emergency ambulances going to and from Furness
General Hospital.
3. There will be loss of existing green open fields and agricultural farmland,
impacting on wildlife.
4. Outstanding natural views across the fields when leaving and entering Barrow will
be lost forever. This will also remove the demarcation between Barrow and
Dalton.
5. With 155 houses coming up sewerage waste water and surface water will be
discharged via Abbey Road and can spoil Furness Abbey, our heritage site.
I would request that the planners focus housing developments on identified Brown Field
sites and preferred sites, and not on the open green fields bordering Abbey Road with
its spectacular avenue of tree lined road into Barrow-in-Furness”.
The Occupier of 5 The Crescent, Dane Ghyll Park, Barrow
“Thanks for your notification dated on the 30 Nov 2015, with the above. We wish to
express our objection to the above plan for following specific reasons.
a) I don't feel there is any need for any additional new properties for this area as
there are still many properties on the market. I feel it is mainly for the financial
reason rather than for any benefit of people in Barrow.
b) If there is any need for more houses for Furness area, they could be built well
away from this hospital environment.
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c) As a hospital doctor working at the Furness General Hospital, I am very much
concerned that this project is going to cause negative impact on the whole welfare
of the patients and hundreds of workers. The hospital is currently placed in an
ideal place where the desperate patients get comforted in peaceful surroundings.
Equally hospital staff also enjoy this environment especially with commuting and
car parking. All these positive qualities are very much in danger with this plan.
d) I think the opinion from all people who benefit from Furness General Hospital
must be sought on this project.

Thanks for the consideration.”

The Occupier of 6, The Crescent, Dane Ghyll Park Barrow
“Objections:
1. Impact of increased traffic congestion on Dalton Lane and Abbey, emergency
ambulance etc, access to and from Furness General Hospital.
2. The extra sewerage and drainage increase as this area already has problems
3. Entrance to proposed housing development is on brow of a hill in Dalton Lane.
4. Loss of Green Belt.
5. Transition from greenfield land to a housing development on the key approach
into Barrow.
6. Separation between Barrow and Dalton.
7. Impact that this development if approved will have on a lovely and traditional
entrance to Barrow along an amazing tree lined route on Abbey Road.
8. Impact on wildlife with building of houses and new roads.
These are just some of my objections to the proposed housing development by
Oakmere Homes”
The Occupier of 6, The Crescent, Dane Ghyll Park, Barrow (2nd letter)
“I would like to object to the housing development off Dalton Lane Ref: B07/2015/0707
with the following points:
1. Impact that this development if approved will have on a beautiful and traditional
entrance to Barrow along a fantastic tree lined route on Abbey Road;
2. Impact of increased traffic congestion in Dalton Lane and Abbey Road;
3. Separation between Barrow and Dalton;
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4. The extra drainage and sewerage increase as this area already has problems;
5. Transition from greenfield site to a housing development on the key approach
into Barrow;
6. Entrance to proposed housing development is on brow of hill on Dalton Lane;
7. Loss of distinctive Green Belt;
8. Impact on traffic congestion to emergency vehicles etc to Furness General
Hospital.”
The Occupier of 7 The Crescent, Dane Ghyll Park, Barrow
“We are writing with our concerns regarding the above application to build 155 houses
on the green fields adjacent to Dalton Lane and Abbey Road.
Although we do not object to housing development in general in Barrow, we feel that
this development has major issues affecting the community, Furness General Hospital
and local schools.
Our objections lie in regard to the following:
1. We are greatly concerned that the development is too intense. 155 houses is far
too many for this site.
2. The access onto Dalton Lane is unsatisfactory. This road is already congested,
with parked vehicles and vehicles already struggle to exit onto Abbey Road at
bust times. This development with its planned access can only cause more
problems. We are particularly concerned because Dalton Lane is the main
thoroughfare for ambulances and we would be extremely concerned were they to
experience any delays due to additional traffic and this access.
3. We would anticipate the development being aimed at families and we understand
that the capacity at the local school i.e. Dane Ghyll is not sufficient to
accommodate many additional children.
4. We are concerned the existing drainage system may not be able to handle any
additional waste/sewage. There is also the additional risk of flooding, which
already occurs at times at the junction of Dalton Lane and Abbey Road.
We trust you will look very carefully at this proposed development and will take our
concerns into account”
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The Occupier of 8 The Crescent, Dane Ghyll Park, Barrow (1st letter)
“I am writing to strongly object to the proposed housing development to the East of
Dane Ghyll Park, off Dalton Lane. My reasons are many and are outlined below.
Reading the developers statements and reports I believe them to be flawed in many
areas. I would be grateful if you would please take my concerns into consideration.
1. Character.
●This proposed housing estate is enormous.
●It is high density housing next to the existing and adjoining low density
development.
●The existing and adjoining homes are individual self-built and unique properties on
large plots with plenty of space between them. The proposed development is of a
uniform type built by one developer in small plots which are closely packed. This
type of development is more suited to an inner urban area.
●The developers current project in Hest Bank, Lancashire is described by a
colleague of mine who lives in that area as “they look cheap but aren’t”.
2. Amenities
●Schools. The local schools, particularly Dane Ghyll could not accommodate such a
large number of children in ‘family homes’. It would be naïve to think that all the
children on this proposed development would walk to school even if there were any
places available.
●Shops. It is unrealistic to believe that the local convenience store would be able to
provide residents of the new development with the requirements for daily living and
that they would walk to the shop. It sells limited items and
the parking is limited because of the nearby hospital.
●Water Pressure. The water pressure for residents of Dane Ghyll Park is very poor
indeed and at the lowest end of the spectrum; some types of tap and shower head
cannot be used and this would be made potentially worse.
●Peaceful Enjoyment. For many decades residents of the homes adjoining this site
have enjoyed a peaceful environment and have not been overlooked by other
houses. Some of these existing homes would have up to four houses overlooking
their properties if this development went ahead. There would be considerable noise
and disruption during the construction phase and potentially thereafter.
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●Greenfield Site. The proposed development is on a Greenfield site. This land is
good agricultural land and forms a green wedge between Barrow-in-Furness and
Dalton-in-Furness. The ridge to the rear of the Crescent was stated as the natural
boundary of Barrow-in-Furness in 1995 when Dane Ghyll Park was granted planning
consent. The proposed development is almost entirely to the east of that ridge.
There are many other sites that I believe are more suitable, being brownfield sites
within the town boundary and closer to more sustainable amenities. This proposed
development should be at the bottom of the list of suitable sites and only used when
all other options have been exhausted. I understand that the site is at the lowest end
of the councils own categories for building. I also believe that this type of
development does not sit well with the governments’ plans to build more affordable
homes. A prime site with views of the Lakeland hills will put the proposed houses
beyond the reach of those struggling to afford a home of their own. Finally, the
proposed site is in a prominent and visible position on the historic and attractive
approach to the town of Barrow. The developer has stated that landscaping will
lessen the impact of this but in my experience, promised landscaping is unlikely to
materialise.
3. Wildlife.
●Bats. I have read the report produced by the developer regarding a wildlife survey. I
am certain that the number of bats in the area has very much been downplayed. In
the warm summer months there a large number of bats who enjoy foraging and
roosting in this area. A visit by the case officer to my home on one of these evenings
should demonstrate clearly that this is the case. It would be a great shame and
indeed an offence under European law if these creatures had their habitat disturbed.
4. Traffic/Transport.
The most compelling argument against this development is the traffic and parking
situation in the area.
● Parking. The site is very close to the second largest employer on the Furness
peninsula and is renowned locally for its parking problems. The overflow of parked
cars currently results in drive entrances being blocked on Glenridding drive and
vehicles parking on both sides of this street potentially hampering access of
emergency vehicles. This overflow is getting steadily worse as the Hospital Trust
finds itself needing to employ more staff to cope with greater demand for its services.
Most weekdays now you will find that the overspill goes as far as the brow of both
Glenridding drive and Dalton Lane where the access to the proposed development
would be. This has been downplayed if not completely ignored by the developers’
survey.
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● Traffic Flow. I note that the photographs produced by the developer show roads
with no traffic moving on it. These photographs have been selectively taken and are
without doubt not typical of the heavy traffic that uses the roads. This is misleading as
the area is very busy day and night with hospital traffic. I think an independent
survey by the council would lead to very different conclusions to the developers own.
Dalton Lane has cars parked on the south side right up to and sometimes beyond the
brow of the hill. There is not a footpath on this side and pedestrians more often than
not walk on the road with their backs to oncoming traffic in the darkness. This brow
has to be the worst possible position to place an entrance/exit to a large housing
estate.
Putting a roundabout in this position will however be a blessing to the staff and
visitors of the hospital who will use it to do risky ‘U’ turns so they can park in the
direction of the flow of traffic on the rise of the hill. They currently use the entrance to
Glenridding Drive for this purpose and I have had many close calls at that junction
myself. This could lead to complete chaos at busy times. No mention is made of the
queues that form at the end of hospital office hours and during the school run in the
survey. Coming off Abbey Road onto Dalton lane there is often a queue of traffic
turning right with no room left for them in the small central reservation so that they
obstruct traffic that is moving in a forward direction towards Barrow. This is the
current situation and can only be made worse by the addition of traffic from a large
new development. With reference to the nearby accident and emergency centre at
Furness General Hospital it is imperative that access is kept free of traffic jams for
blue light ambulances.
● Flooding. I note that the developers’ surveyor asserts that flooding is not an issue.
As someone who has lived in the area for a very long time the junction between
Abbey Road and Dalton Lane always floods in heavy rain and causes an obstruction
to vehicles from all three directions.
● Transport. The multiple copies of bus routes produced on the survey are all very
well but do not provide evidence that the buses are well used. Many staff and visitors
to the hospital travel long distances from rural areas which makes using the bus not a
practical option. Increased centralisation of medical/surgical services to major
hospital sites could also increase the traffic flow at Furness General Hospital in the
future according to Morecambe Bay Hospital Trusts strategy and government
policies.
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I think it is also commonly accepted that car ownership and its use is going to
increase rapidly in the future. One survey I have read anticipates that it will rise 43%
by 2035. The future needs to be taken into consideration when planning new
developments and today’s’ situation cannot be accepted as being static. Another
example being that the number of people over the age of 80 will increase
dramatically in the next twenty years which will put extra pressure on the local
hospital and its car parking, the local roads and access issues.
● Road Traffic Accidents. The survey also looks at the accident rates in the vicinity in
recent years. The survey only deals with the past and not the future, it cannot
anticipate what that accident rate will be in the years to come and I would suggest
that it may increase considerably with the extra traffic generated by a new
development together with the increase in car ownership and the aging population
using the hospital.
● Breast Millbeck Lane. Finally, I have concerns about Brest Millbeck Lane. It is
currently used as a ‘rat run’ at the beginning and end of the working day for motorists
trying to avoid the mini roundabout at the bottom of Mill Brow. There is only a
footpath for a short distance and it is an unlit two way narrow lane which is, to the
best of my knowledge, without speed restriction within the national limit. The
proposed new development would likely increase the traffic on this lane with
motorists attempting to avoid congestion at the junction of Abbey Road and Dalton
Lane making it less safe for use by pedestrians and cyclists alike. The residents of
the lane would have their safety and peaceful enjoyment of their property
compromised.
Thank you for taking time to read my objection.”
The Occupiers of 8 The Crescent, Dane Ghyll Park, Barrow (2nd letter)
“I would be grateful if my objections to this planning application are noted I have serious
concerns that the proposed development will have a significant detrimental impact on
the Hawcoat area and indeed have negative impact aspects of the Barrow environment
generally. Specifically....
• Access & Impact on Local Roads.
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Given the number of homes proposed for the proposed new development the access
plan looks totally inadequate and frankly would have a serious, negative impact on road
safety in the area. Any proposal to add access/egress for the number of homes
proposed to either Dalton Lane or Brest Mill Beck Road would push the existing road
network beyond its capacity. The narrow Dalton lane is heavily utilised as both access
to Hawcoat, the safety critical main route to Furness General Hospital (FGH), a bus
route and for heavily exploited general parking. This is especially true around ‘peak
periods’ resulting from the hospital utilisation. During these times traffic regularly backs
up from Abbey road past the brow of hill on Dalton Lane. Adding to this traffic, access
and egress from in excess of 150 additional homes would simply push the current road
capacity beyond its capability. Additionally, Brest Mill Beck Road is in no way suitable
for any increase in current traffic loading. The only alternative to the access
arrangements proposed in the application is direct access to Abbey Road, which looks
to be totally unfeasible.
• Schools.
The only local primary school, that is one within walking distance of the proposed
development, is close to over-subscription with no opportunity for expansion. An aspect
not recognised in the planning application. This would inevitably put further pressure on
the road system at peak periods with children being transported to other schools.
• Local Amenities
There is only a single, small local shop within walking distance of the proposed
development. With due respect to the establishment, which does provide a valuable
service to both the current Hawcoat community and FGH, it is no more than an
extended newsagents. There is no obvious way to extend current or provide facilities
without utilising green belt type land. Again, end result would be more pressure on the
road network due to increased use.
• Barrow-in-Furness / Dalton Boundary.
There has been small scale, localised development on the periphery of the Hawcoat
area in the last 25 years. During the planning process associated with this development
there was significant consideration given to the effective Barrow-in-Furness boundary
and the need to maintain physical separation from the town from Dalton-in-Furness. The
proposed development will go beyond the boundary identified during the previous
planning permission process and erode the separation between the towns.
• Greenfield Type Site.

Page 47 of 208

PLANNING COMMITTEE
11th October 2016
The loss of green field type land to the town would have a negative impact to the
general environment and to the wildlife habitat. This would impact not just those local to
the proposed development, but also others given that the development would be
adjacent to a major thoroughfare into the town. This consideration is all the more
significant when there are potential brown-field sites available.
• Utilities
As a simple resident of Barrow-in-Furness, I do not have resources comparable to that
of the applicant/developer to assess utility provision. However, based on personal
experience and regular observation of in excess of 25 years, I would question the
assertions made in the application on this subject. As a local resident, I experience
water supply pressure only just within recognised limits. This would seem to indicate
that water supply mains to the area are probably on the limit of their capacity.
• Drainage.
The planning application asserts that there are no issues with drainage in the area. As
those of us who live in the area know, this is not the case. The intersection of Dalton
lane and Abbey Road regularly floods. This is the likely result of run-off from the clay
based soil on the land proposed for development. Clay based soil structure being very
sensitive to drainage requirements. The result of the development of the land, on the
scale proposed, to drainage in the area would be at least uncertain and potentially
significant with serious consequences to Abbey Road, let alone the surrounding area.”

The Occupiers of 9 The Crescent, Dane Ghyll Park, Barrow
“To whom it may concern, I wish to submit an objection to the proposed planning
permission being sought by Oakmere Homes on the land adjoining The Crescent
Barrow in Furness.
The proposed development is unacceptable as it consumes the appropriate gap
between Barrow and Dalton, it significantly diminishes the soft approach to the town and
is the thin end of the wedge - other developers will want to extend the proposed
footprint and the town will lose all green break at the start of the town.
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The provision for traffic is entirely inadequate adding up to 300 cars per day trying to
exit on to Abbey Road from Dalton Lane. This is already a very dangerous junction and
the extra traffic will inevitably lead to more accidents and possible loss of life and
serious injury. The access to the new development will be placed on the top of a severe
brow that again will cause potential accidents. It has to be borne in mind that Dalton
Lane is a designated route for emergency ambulances delivering possibly very poorly
patients to Furness General and the traffic and alterations to the road will delay
ambulances that could result in unnecessary loss of life.
With over 150 properties that are predominantly designed for families, the schooling
provision is non-existent. Children will have to walk or be taken by car into Barrow for
school. This will add to the congestion at peak times at both ends of the day.
It is clear that this development is inappropriately placed for a number of very serious
reasons and it is hoped that the Planning Committee rejects the proposal. More
appropriate land is available in Barrow and the Council should encourage developers to
use it.
I also believe that the already serious flooding problem on Abbey Road will be
exaggerated by the extra hard surfaces that will be developed as part of the new estate.
It is worth mentioning that I cannot see the proposed development from my property - I
am objecting on the grounds of serious environment issues.”
The Occupier of 9 The Crescent Dane Ghyll Park Barrow (2nd letter)
“I wish to submit an objection to the proposed planning permission being sought by
Oakmere Homes on the land adjoining The Crescent Barrow in Furness.
The proposed development is unacceptable as it consumes the appropriate gap
between Barrow and Dalton, it significantly diminishes the soft approach to the town and
is the thin end of the wedge - other developers will want to extend the proposed
footprint and the town will lose all green break at the start of the town.
The provision for traffic is entirely inadequate adding up to 300 cars per day trying to
exit on to Abbey Road from Dalton Lane. This is already a very dangerous junction and
the extra traffic will inevitably lead to more accidents and possible loss of life and
serious injury. The access to the new development will be placed on the top of a severe
brow that again will cause potential accidents. It has to be borne in mind that Dalton
Lane is a designated route for emergency ambulances delivering possibly very poorly
patients to Furness General and the traffic and alterations to the road will delay
ambulances that could result in unnecessary loss of life.
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With over 150 properties that are predominantly designed for families, the schooling
provision is non-existent. Children will have to walk or be taken by car into Barrow for
school. This will add to the congestion at peak times at both ends of the day.
It is clear that this development is inappropriately placed for a number of very serious
reasons and it is hoped that the Planning Committee rejects the proposal. More
appropriate land is available in Barrow and the Council should encourage developers to
use it.
I also believe that the already serious flooding problem on Abbey Road will be
exaggerated by the extra hard surfaces that will be developed as part of the new estate.
It is worth mentioning that I cannot see the proposed development from my property - I
am objecting on the grounds of serious environment issues.”
The Occupiers of 10 The Crescent, Dane Ghyll Park, Barrow
“I am writing to raise my objection to this proposal from Oakmere Homes for the
proposed development of Dalton Lane/Abbey Road. I have several concerns and
objections with regards to this proposed development and any future developments on
this site. These are:
 The proposed development is significantly decreasing the separation between
Barrow in Furness and Dalton in Furness thus contributing towards a merger
between the two towns/boroughs.
 This site, on edge of Barrow, is currently an attractive greenbelt area that has a
significant appeal to entering Barrow, supporting the history of Barrow in Furness
and lends itself to a welcoming entrance, which needs to be maintained.
The Occupier of 11 The Crescent, Dane Ghyll Park, Barrow
“I wish to register my objection to the above proposed development. I consider the
development wholly inappropriate for the following reasons :
1. Dalton Lane is the main access to and from Furness General Hospital for the
emergency services. On most week days private cars are often parked on the
brow of the hill creating a hazard and the additional traffic associated with the
proposed development will only exacerbate the situation.
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2. At peak times in the evenings, traffic often backs up from the Dalton Lane/Abbey
road junction beyond the proposed roundabout. The additional traffic entering the
development at these times has the potential to block Dalton Lane and therefore
access to the hospital for the emergency services.
3. This development does not constitute ‘in-fill’ within the built up area. There are
other sites within the borough that could and should be redeveloped before
sacrificing green belt land.
I therefore urge the planning committee to reject this application.”
The Occupiers of 15 The Crescent, Dane Ghyll Park Barrow
“I would like the Planning Dept to consider my views and objections on this proposed
development which are as follows:
1. This would completely ruin the current green and tree lined approach to Barrow
in Furness, known to be one of the most pleasant in the North of England. Instead
of approaching the town surrounded by fields and trees, this housing development
would be visible from EVERY approach.
2. The development of houses on this green field site would be a loss to the town.
3. Any additional housing in this location would significantly increase the road
traffic at the already congested Dalton Lane / Abbey Rd and surrounding area and
cause a Safety Impact on the Emergency Services to/from Furness General
Hospital which is designated Centre for Major Trauma Accidents in Cumbria, ANY
delay could cost lives. I feel the proposed road changes to access this
development totally inadequate and would increase the road safety risk.
4. The development would move the housing boundary towards Dalton in Furness,
effectively losing the current separation distance from Barrow.
5. I see NO reason why this should be allowed, brown field sites and sites which
are in-fill developments should be used and as this is neither.
6. There is NO local Schools for any children close by. Dane Ghyll School is full to
capacity and cannot take on any more, so any children living there would have to
be driven by car to other further away Schools. This is against Government
proposals and would again cause an increase in road traffic.
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7. The current flooding of Abbey Rd every time there is heavy rainfall would surely
be much worse if the green fields are built on. I feel the proposal for soakaway's
would be inadequate and the current underground piped drainage system is
already overloaded and would not have the capacity to take any further additions.”

The Occupiers of 17 The Crescent Dane Ghyll Park Barrow
“We write to express our concerns and disapproval of the above referenced outline
planning application.
Can you explain why these houses need to be built on a strip of 'greenbelt' land? The
green field is adjacent to some others which provide a scenic and unspoilt setting as
people enter the town. It also provides a distinct break between the housing in Dalton
and that of Barrow. We witness a lot of wildlife in the fields which we are guaranteed to
lose should the planning be granted. These ‘green’ areas will soon become a thing of
the past and we fear, in years to come, we will be showing our grandchildren a picture
of a field in a history book rather than being able to take them for a walk through one!
Surely there are available 'brown field' sites closer to the town in need of development,
which would provide the correct standard of housing, rather than ‘Executive’ family
homes,
which most families can’t afford. Surely a brown field site would provide the ideal
location for higher quality ‘first time buyer’ homes or a lower priced first family home,
aimed at those looking to move onto the second rung of the property ladder?
Over the last couple of years, new developments have been built in the town, yet some
of these properties remain unsold, as those lower down the chain are unable to get
buyers for theirs. Families struggle to save for the larger deposits for these properties,
without even considering any other costs. We have had experience of this having
moved to The Crescent just over 5 years ago. Our 4 bedroomed family ‘Executive’
detached home had at least 2 sales fall through due to those lower in the chain having
sales on their properties fall through and not being in a position to break the chain
themselves. To this day we
have to rent our previous property as the local estate agents tell us “people who have
the money to move to this type of property are few and far between”. We wanted to
break the chain we were in as the views from our windows change with each season
and are stunning.
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Another major factor for my disapproval is with the positioning of the roundabout on the
brow of the hill at Dalton Lane, which will provide access to the proposed 155 housing
estate. This is certainly going to add to the traffic congestion at the Dalton Lane/Abbey
Road junction which is already a concern. Dalton Lane has frequent congestion at the
junction. We would expect with the increased traffic for this new estate it would also
cause issues for emergency vehicles trying to access Furness General Hospital.
The infrastructure surrounding sufficient primary school places do not exist to support
the additional families you propose to move into this estate. The local schools are oversubscribed as it is, with some families having to take up second choice places.
We ask that you seriously consider the rejection of this planning application and support
the saving of the dwindling ‘green’ areas of the town instead.”
The Occupier, 19 The Crescent, Dane Ghyll Park, Barrow-in-Furness
“I write to object to the ‘Outline Planning Application’ to build “155” houses which has
been submitted to your department. Our concern is, if this was passed and go ahead,
to build such a large number of houses on this greenfield site it would cause great
chaos in the area.
The main concerns for our objections are as follows:1) The loss of a distinctive green belt,
2) Transition from greenfield site to a housing development on the key approach
into Barrow,
3) Loss of separation between Barrow and Dalton,
4) Does not represent infill development within the build up area,
5) Impact of increased traffic:- especially causing traffic congestion on Dalton Lane
and Abbey Road. Also, disruption for any emergency ambulance access to and
from Furness General Hospital and Dane Garth Suites,
6) The loss of wildlife – birds and squirrels present in the area,
7) The amount of houses proposed would also take many months – in fact years to
complete causing noise, dirt and vibration from the many machines pounding the
ground,
8) Finally, the loss of the beautiful views over to the Lakeland hills and open fields,
and the disappearance of all the sheep and cattle which graze so peacefully in
the fields. In fact all our countryside will be taken up with bricks and concrete.
9) Stone Trough, is a very old monument, and a landmark to the town, the constant
work that the development would require could cause damage to such an iconic
landmark.
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10) Sewage and drainage is a key factor. The junction of Dalton Lane and Abbey
Road frequently floods from the excess water from the fields, also destroying the
beautiful sandstone walls surrounding the open fields.
Please consider these points when deciding on your decision.”
The Occupier, 23 The Crescent, Barrow-in-Furness
“Having purchased the land 22 years ago, we specifically bought one of the outer plots
providing us with open views at the back of the property overlooking green fields. This
outer plot was more expensive due to its position which gave us privacy and quietness
and the advantage of not being overlooked by any other properties, and giving us the
feel of living in the country side. If this development was to proceed with so many
houses planned, we believe that this would devalue our property considerably losing our
privacy and quietness, and destroying the green belt. Also this development would
cause noise, destruction and pollution over many years. Other objections loss of
distinctive green belt, loss of green fields to housing development on the key approach
into Barrow, loss of separation between Barrow and Dalton. Impact of increased traffic
on Dalton Lane and Abbey road. Emergency ambulance access to and from Furness
General Hospital would strongly be affected. We therefore strongly oppose this
development proceeding.”
The Occupiers of 27 The Crescent, Dane Ghyll Park, Barrow (1st letter)
“I wish to register my objection to the plans by Oakmere Homes to build houses on the
green fields bordering Dalton lane and Abbey Road in Barrow-in-Furness (outline
planning application ref B07/2015/0707). My family owns and lives in a property on The
Crescent, with our rear-garden adjoining the proposed site.
My reasons for objection are as follows:
Construction of houses on the site would significantly reduce the separation between
the towns of Barrow-in-Furness and Dalton-in-Furness and will create a 'hard-edge' to
the currently rural-like approach to Barrow along Abbey Road. The proposed estate in
an elevated position would impose on the local area and at night the unavoidable light
pollution from the street lights would further blur the distinction between the two towns.
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I feel this would totally ruin the special character of this area, especially the approaches
to Furness Abbey which is of historical importance. Abbey road is an important part of
the towns heritage and any degradation of this pleasant, characterful approach to the
town would be to the detriment of the people and town of Barrow, especially when the
only real practical alternative is the approach via Park Road with its industrial units. It
seems wrong to build on this area of green-belt when there are many more suitable
sites within pre-existing built-up areas of the borough.
The construction of a large number of additional homes on the Hawcoat estate would
exacerbate the already existing traffic problems in the area, particularly in relation to the
junction of Dalton Lane and Abbey Road, particularly as it is a main route used by
Ambulances rushing time-critical emergency patients to and from Furness General
Hospital. Given the location on the edge of town, I expect a large number of the new
homes would have multiple car ownership meaning a conservative estimate of 250
extra cars regularly using the roads in the local vicinity. Without the burden of this
additional traffic, I have regularly witnessed queues forming to turn right into Dalton
Lane from Abbey Road to the point at which no further cars can join the queue of cars in
the middle of the road, causing a significant hazard to road users, and no doubt at times
this will affect Ambulances needing to get patients urgently into Accident and
Emergency. I wonder what the impact would be should there ever be a major incident in
the town or county.

I am also concerned about the arrangements for drainage at the site as there is already
an issue with surface water flooding in the local area. On numerous occasions over the
past few years my own property has been affected by this, where the street drains
simply cannot cope with the amount of rain-water and run-off to the extent that the
water can rise to a level of approximately 6 inches above the top of the drains. I've also
witnessed manhole covers in the middle of the road at the bottom of Glenridding Drive
being lifted due to the inability of the surface water transport system to cope with the
volume of water during prolonged periods of heavy rainfall. Both these events seem to
be becoming a regular occurrence.
As mentioned earlier, my property adjoins the proposed site and whilst the site it is
classified as agricultural the field immediately next to my back garden is a place of great
character with wizened, windswept old Hawthorn trees and open spaces which are of
utility to wildlife. Having lived here for 17 years I can vouch for the fact that the site is
often visited by migrating birds, bats are a common sight in summer and occasionally a
Barn Owl has been seen perching on a fence post, surveying the open ground for food.
There are also toads in the area (species unknown). It would be such a shame for this
environment and habitat to be lost forever.
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From an entirely personal perspective, I'm also concerned that several of the proposed
houses are set in an elevated position above my property, in close proximity to it and I
feel my privacy could be infringed by overlooking windows.
I sincerely hope the planning department will do the right thing and refuse to allow this
planning application to progress any further.”
The Occupiers of 27 The Crescent, Dane Ghyll Park, Barrow (2nd letter)
“Please accept this as registration of my formal objection to the development ref
B07/2015/0707.
1) I feel this contravenes the planning regulations main aims and objectives and the
associated ethos. i.e. the key approach to Barrow should be a soft edge – i.e.
greenfield site – not a hard edge – i.e. a housing development.
2) A housing estate on the approach to Barrow would contradict the aim of a
distinctive green belt that is visible on entering the town.
3) Furthermore this contradicts a policy of infill development, as it is building up the
outskirts of the town, rather than utilising other planning sites that are within the
town area rather than the outskirts.
4) The point made in item 3 above also means that the separation between Barrow
and Dalton narrows greatly, and does not provide a distinctive separation.
5) The impact on an already congested traffic situation would be horrendous! It is
extremely difficult to exit Dalton Lane on to Abbey Road turning right, and
sometimes in rush hour traffic can take up to 10/15 minutes.
6) It is imperative not to do anything that would jeopardise the access to and from
Furness General Hospital - which would put people’s lives at risks if they are
delayed (even by seconds) getting to the hospital for emergency treatment.
7) The traffic mentioned in point 5 above would be further compounded in the
school-run hours. The provision of extra houses and extra families (presumably
with children) will create a problem as to the schools they can attend. Dane
Ghyll School (nearest school) will not be able to accommodate the extra influx,
so children will be travelling to schools out of the local area. This does not fit in
with the Government’s policies for healthier children. They will not be within
walking distance of schools which can accommodate them.
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8) On a personal basis, our house is situated backing on to the field, and we enjoy
many hours watching wild life, e.g. pheasants, foxes, etc and this will be lost.
9) Also on a personal basis, we already suffer drainage problems at the front of the
house, with the council being called on a regular basis. The provision of
sandbags and occasional clearing of the drains, does little to alleviate the
problem. Water off surface land collates in our garage drive, and the last time
this happened, the water was above knee high!
10) The drainage on the junction of Dalton Road and Abbey Road is also a problem,
with water running off the fields, and creating many flood areas on Abbey Road.
I trust that you will accept this letter of objection.”
The Occupier of 27 The Crescent Dane Ghyll Park Barrow (3rd letter)
“Below are a list of my (and my family's) concerns regarding the development proposed
in this application.
Further to the listed points, I would like to reinforce my major concern about the traffic
problems at the bottom of Dalton Lane, turning right onto Abbey road. If the applicant
had carried out adequate and unbiased traffic analysis they would have found this
problem straight away, and seen that the development is infeasible.
Perhaps as Barrow residents you will have personal experience with traffic over that hill.
Cars regularly go over it very fast, and from my point of view, having a roundabout at
the top of that hill would be ridiculous, and that coupled with the extra congestion at the
abbey road junction doesn't even bare thinking about. It will be atrocious. Although this
is all anecdotal evidence it is still a problem and absolutely must be looked into, as
problems with that junction aren't just an inconvenience for commuters; you have to
consider the ambulances using that road as the primary artery to the hospital.
I trust that the council will perform due diligence on the traffic analysis report which is
part of the application, and I think under close scrutiny you will find it to be flawed and
quite possibly an adequate reason to halt the application altogether.
List of points:
1. I feel this contravenes the planning regulations main aims and objectives and the
associated ethos. i.e. The key approach to Barrow should be a soft edge – i.e.
greenfield site – not a hard edge – i.e. a housing development.
2. A housing estate on the approach to Barrow would contradict the aim of a
distinctive green belt that is visible on entering the town.
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3. Furthermore this contradicts a policy of infill development, as it is building up the
outskirts of the town, rather than utilising other planning sites that are within the
town area rather than the outskirts.
4. The point made in item 3 above also means that the separation between Barrow
and Dalton narrows greatly, and does not provide a distinctive separation.
5. The impact on an already congested traffic situation would be horrendous! It is
extremely difficult to exit Dalton Lane on to Abbey Road turning right, and
sometimes in rush hour traffic can take up to 10/15 minutes.
6. It is imperative not to do anything that would jeopardise the access to and from
Furness General Hospital - which would put people’s lives at risks if they are
delayed (even by seconds) getting to the hospital for emergency treatment.
7. The traffic mentioned in point 5 above would be further compounded in the
school-run hours. The provision of extra houses and extra families (presumably
with children) will create a problem as to the schools they can attend. Dane Ghyll
school (nearest school) will not be able to accommodate the extra influx, so
children will be travelling to schools out of the local area. This does not fit in with
the Governments policies for healthier children. They will not be within walking
distance of schools which can accommodate them.
8. On a personal basis, our house is situated backing on to the field, and we enjoy
many hours watching wild life, e.g. pheasants, foxes, etc and this will be lost.
9. Also on a personal basis, we already suffer drainage problems at the front of the
house, with the council being called on a regular basis. The provision of
sandbags and occasional clearing of the drains does little to alleviate the
problem. Water off surface land collates in our garage drive, and the last time
this happened, the water was above knee high!
10. The drainage on the junction of Dalton Road and Abbey Road is also a problem,
with water running off the fields, and creating many flood areas on Abbey Road.
I trust that you will accept this letter of objection.”
The Occupiers of 15 Beckermet Gardens, Barrow
“I wish to object to this proposed development – which is not required.
Reasons –
1) Traffic increase in an area which is already problematic due to the hospital.
2) Roundabouts on a danger ridden road due to excess parking at the above
(hospital).
3) Extra pressure on existing sewage / water resources.
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4) Where is this demand coming from, there is already a large number of unsold
properties in the area (check property mail).
5) Large empty areas in Town need using up first”
The Occupiers of 15 Green Lane, Dalton in Furness
“I would like to object to the above Outline Planning Application, Ref. B07/2015/0707.
I have lived in Dalton In Furness for 45 years and passed and admired the field in
question when travelling too & from my employ at Vickers from which I retired as a
'Section Leader'.
Whilst not a resident of Hawcoat, the field I admired was not only a sight to behold, it
marked the boundary between Barrow & Dalton. A boundary gradually being eroded.
Do we need housing there? When there are enough brown field sights in the borough
capable of accommodating the number of houses planned on this site. Also I would like
to point out the difficulty of the proposed access arrangements. The likelihood of the
'Creeping Effect In Units built', a problem experienced at the top of Crompton Drive
Dalton. 3 houses progressed to 17. Currently more. There is also the problem of Full
Schools, traffic on already full roads, their consequent danger to school children.
I would politely request that you refuse the above planning permission.”
The Occupiers of 19 Abbey Heights, Ireleth
“I object because of several reasons mainly the loss of green belt land. The lack of
separation between Barrow and Dalton and increased traffic flow. Congestion on an
already very busy main road and particularly around the hospital. I believe that more
affordable housing should be built on Brown field sites in and closer to Barrow.”
The Occupiers of 2 Glenridding Drive, Barrow
“We wish to put forward the following objections to the proposed development.
1. The increased volume of traffic in Dalton Lane would create problems to hospital
access especially at the junction with Abbey Road.
2. Building a housing estate on a green field site would greatly increase the run off of
rain water which would enter a drainage system which has difficulty in coping with
heavy rain at present.
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3. Can the sewage system cope with the increase from a new estate?
We hope you will take these comments into consideration.”

The Occupiers of 14 Glenridding Drive, Barrow
“I would like to object to the proposed housing development by Oakmere Homes on the
Green Fields bordering Dalton Lane and Abbey Road.
This is already an extremely congested area due to its location meters away from
Furness General Hospital. Dalton Lane often has long car queues down to the junction
at Abbey Road. 150 homes would be creating additional congestion on green belt land.
Environmentally, this impact to wildlife in the area would be immense. It would drive
away wildlife that live in the area as well as off balance ecosystems. The area would
become highly congested and change a rural setting on the outskirts of Barrow into a
busy estate. It is a fact that this immediate area and surrounding homes are already
affected by traffic, hospital parking around the estate and the day to day traffic that a
general hospital generates. It does not then need an additional 150 home housing
estate being built meters away. Emergency ambulance access is also needed - traffic
congestion would cause serious concerns.
Agricultural land has great positive environmental value. The National Ecosystem
Assessment supports such a view and recognises the huge value to society of
agricultural land, both in terms of food production and in cultural services, such as the
sense of wellbeing produced by seeing an agricultural landscape. The NEA also notes
that biodiversity and some landscape features, particularly hedgerows, have declined in
many agricultural landscapes. It is a trend that could be reversed through better land
management. Green belt provides spaces for people and nature. This area serves as a
buffer between Barrow and Dalton and it is a link to the country side. Many people take
walks in this area as a route to Furness Abbey and to enjoy the natural surroundings not to walk through/past a huge housing estate. Areas like this help tackle the challenge
of climate change and green belt land is an important part of the wider environment.
This housing development is maximising housing space with little regard for the
environmental impact it will cause and I would ask the council to reject this proposal”
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The Occupiers of 19 Glenridding Drive, Barrow
“I wish to lodge my objection to the above planning application. Loss of distinctive green
belt and loss of wildlife habitat and a greater risk of flooding. Increase in traffic as
parking is a big problem now and would only make it worse. Increase of child population
with inadequate schooling. Emergency ambulance access to Furness General Hospital
would be affected”
The Occupier, 89 Glenridding Drive, Barrow-in-Furness
“I am writing to voice my objections to the proposed planning application. There seems
to be an never ending desire to build more and more houses in the Barrow area. The
only other way in is the rather dour Park Road. I think that the proposed site would be
detrimental to the first impression for people coming into town. Barrow is known
worldwide as a shipbuilding town, set in a pleasant rural area. This plan would cover
another of the ever diminishing green areas that surround the town.
Also, if the application is granted, the distance between the towns of Barrow and Dalton
will be reduced even further giving the impression of one large town.
The identity of either one of the towns will eventually suffer. The size of the
development will undoubtedly lead to even more traffic on the already crowded roads in
and out of the town. Anyone travelling on Abbey Road especially in the mornings and
evenings will know
about the existing tailbacks. The access to the Hospital for ambulances must surely be
taken into consideration with regards to increased traffic in the area.
I do not believe this proposed development would enhance the area in anyway, only
leading to more ever expanding Urban sprawl towards Dalton and the surrounding
areas.”
The Occupier of 112 Glenridding Drive, Barrow
“I wish to voice my concerns re the planning application ref B07/2015/0707. I feel really
strongly about this matter as I am a Nurse based at FGH and have grave concerns
about the impact on the general public and Hospital staff. I already see daily the
problems with traffic congestion on Dalton Lane for Hospital transport, so I am
especially worried about access for Emergency ambulances. In trauma cases every
second can count and I feel that lives would be put at risk if this development proceeds.
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As a mother I am also aware of the impact on local school services, Dane Ghyll only
have so many places to offer, so not all the children on the development would secure a
place. This will again impact on traffic congestion, as at times when the traffic is already
busy parents would need to take and collect their children from school in the area.
Surely there are other areas which could be developed in a more central area, as soon
we will see Barrow and Dalton merge into one? It is sad that we are witnessing the loss
of more and more green belt areas. Soon we will lose a distinct green belt are around
the Town and this will impact on the wildlife, and the appearance of the local area.
The area at the bottom of Dalton Lane -going onto Abbey Road floods on a regular
basis putting stress onto the drainage system again this will be affected if more houses
are built, how would the drains and sewage systems be able to cope?
I realise that new housing will always be needed, but is it not the case that there is
already enough plans going ahead to provide housing developments for the next 7
years?
I am sure that other local residents as well as Hospital staff feel as strongly as I do and I
hope that they also contact the Town Hall to oppose this plan.”
The Occupier of 114 Glenridding Drive, Barrow
“Please find my objections to the above application "B07/2015/0707"
1. I feel the increase in traffic to an already very busy road could put human life at
risk with this being the major route to Furness General Hospital from out of town
and as we are told in emergency every second counts.
2. It does not represent infill development within the built up area.
3. It will create a loss of green belt.
4. Transition from greenfield site to a housing development on the key approach to
Barrow.
5. There would be a loss of separation between Barrow and Dalton.
6. There is already flooding on Abbey Rd coming from this land so creating more
hard standing and reducing soak aways will only increase the problem.”

Page 62 of 208

PLANNING COMMITTEE
11th October 2016
The Occupier, 116 Glenridding Drive, Barrow-in-Furness
“I wish to register my disgust at the proposal to build additional housing on a green field
site in Barrow in Furness when so many brown field sites exist elsewhere throughout
the borough. Surely this land should be developed prior to consideration or utilising
these areas.
It would appear that very little consideration has been afforded to existing residents,
hospital users and access arrangements for this additional housing.
I have noticed that the proposed site extends along Abbey Road with access only from
Dalton Lane - what effect would this have on the existing flooding problems to the
Abbey Road junction?
Traffic leaving Dalton Lane onto Abbey Road is already restricted and difficult - what
would it be like with the additional development - consideration should be given to traffic
control at this junction.
I have also noted that this development would bring us ever closer to Dalton, how long
will it be before both towns merge - at this rate not many more years.
I feel this is the wrong place for further development in the Furness area without due
consideration given to other brown field sites prior to implementation.
Can we show some common sense and tell Oakmere Homes - that this is not the place
for such a development!”
The Occupier, 130 Glenridding Drive, Barrow-in-Furness
“I am writing to object to the planning application for the Housing in Dalton Lane,
Barrow-in-Furness of an Outline planning application for approximately 155 dwellings
with associated open space and landscaping, with all matters reserved due to the
human safety impact the extra traffic these houses will have on this already busy area.”
The Occupier of 26 Dunmail Raise, Hawcoat, Barrow
“Hello. I am writing to let you know that I don't think the proposed housing development
on the green fields by Dalton Lane is beneficial to the area. At the moment the road is
very busy without the added danger of wagons and diggers adding to it. Then when built
most houses have 2 cars, not to mention the eyesore of washing being hung out on one
of the most picturesque roads into Barrow as you drive in.”
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The Occupier of 32 Dunmail Raise, Hawcoat, Barrow
“I would like to object to the proposed housing development by Oakmere Homes on the
green fields bordering Dalton Lane.
My reasons for this objection are mainly due to the amount of traffic already on such a
busy Dalton Lane especially from the hospital visitors and building the extra 155 new
homes will only add to this problem. I have two young children and I find it difficult
enough in a morning travelling over Dalton lane to the junction onto Abbey road and
having the extra traffic will only increase the possibility of an accident and may also
have an effect on the ambulance service to and from the hospital.
Again, I would like to propose that this housing development be rejected.”
The Occupier of 32 Dunmail Raise, Hawcoat, Barrow (2nd letter)
“I would like to object to the proposed development by Oakmere Homes on the green
fields bordering Dalton Lane.
My reasons for objection are as follows:There is no need for the loss of green open fields when there are already identified
brown field sites. The impact of additional traffic on an already very busy Dalton Lane
which services the hospital. During peak times the traffic entering Abbey Road via
Dalton Lane is backed halfway up the hill. The proposed entrance to the site on Dalton
Lane will increase the possibility of an accident due to its position on a hill.
I would like to hope good sense prevails and this proposal is rejected.”
The Occupiers of 40 Vengeance Street, Barrow
“We would like to object to the proposed housing development at the above location
because we feel that if it goes ahead then Barrow has lost more green fields to builders
and houses which will spoil forever the traditional approach road into Barrow. Also,
Barrow will be connected to Dalton with no green belt separation.

So please recommend refusal of the application.”
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The Occupier, 38 Elterwater Crescent, Barrow-in-Furness
“Following the recent leaflet through my door and the public meeting on the 10th of this
month, I too wish to register my objection to the proposed housing development by
Oakmere Homes bordering Dalton Lane and Abbey Road.
My objections are as follows:A. This development is proposed on a green belt site and would therefore set a
precedent if approved.
B. This development would surely be the largest housing development in the Barrow
area for many years and would totally alter the whole area. It would therefore
necessitate major changes being made to the area, particularly during
construction.
C. This development by its sheer size would necessitate a major update to all
services in the area including transport, water, electricity etc. The junction at this
corner of Dalton Lane and Abbey Road is already a very tight bend and buses or
other larger vehicles could not easily negotiate it if coming from Barrow town
centre. Not
everyone drives, so an estate of this size would possibly need some public
transport service access. The existing bus service through Hawcoat does not
reach all parts at present and barely serves the whole estate as it is.
D. A major increase in housing in this area would inevitably affect transport and
parking at Furness General Hospital, including Ambulance access, particularly
during construction. Dalton Lane is rather narrow in that area as it is especially
with parked vehicles.
E. If the Council wishes to see an increase in the number of houses in Barrow,
surely the greatest need is for smaller, more affordable houses, starter homes,
nearer to the town centre, to fill the need for first time buyers. All recent housing
developments in the barrow area, 9eg. The Thorncliffe Site) have been for
executive housing and many young single or newly married couple cannot afford
such high cost houses. A more realistic approach to Barrow’s housing plans is
called for. When speaking to friends most agree and would support such an
approach.
F. Such a large development of new homes would inevitably cause major
reductions to the value of existing properties in Hawcoat. This might therefore
create unrest in the neighbourhood.”
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The Occupiers of 44 Elterwater Crescent, Barrow
“After studying outline for the construction of a housing development on agricultural land
adjacent to Dalton Lane, I think this should be denied because:a. The increase in traffic could cause delays in getting urgent cases to hospital.

b. The proposed entrance will be a dangerous blind spot.
c. The runoff water will increase the chance of flooding in the area.
d. We will be losing separation between Dalton and Barrow.
e. The renowned tree lined approach will be lost.
f. There is a probability of an influx of families so how will children be schooled.
g. This does not represent infill development within the built up area.”

The Occupier, 62 Elterwater Crescent, Barrow-in-Furness
“I am writing this email to put across my comments regarding the planning application
for the above reference from Oakmere Homes.
The comments I would like to put across would be that if this application went ahead it
would be dangerous on Dalton Lane and Abbey Road due to the increase of traffic
being created by the 155 homes proposed, on a already busy road, which as you know
is used
by emergency ambulance access to FGH, at peek times this road can already become
congested.
The access to the site being proposed would create lots of extra traffic on the top of a
busy hill and visibility would be difficult.
It would also make Barrow and Dalton become nearly one town due to loss of
separation between the two.
To finish on Abbey road is one of the main routes into Barrow and this housing
development would be high up and would make the greenfield site route into the town
become built up and not the tree lined approach it now is.”
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The Occupier, 46 Elterwater Crescent, Barrow-in-Furness
“I would like to register my objection to the building of 155 houses on the green field
area to the north of Dalton Lane.
I have enclosed 9 points of objection and questions.”
Key Points of Objection
1. Loss of distinctive green belt,
2. Transition from greenfield site to a housing development on the key approach
into Barrow,
3. Loss of separation between Barrow and Dalton,
4. Does not represent infill development within the built up area,
5. Impact of increased traffic:
 Traffic congestion on Dalton Lane and Abbey Road

6.
7.
8.
9.

 Emergency ambulance access to and from Furness General Hospital
Anything else you consider appropriate,
Which schools will children attend?
What % of Barrow’s current housing is unoccupied, Dane Ghyll is currently over
subscribed.
Who received written notification?”

The Occupiers of 68 Dalton Lane, Barrow
i. It has been known for well over 100years that Barrow in Furness has the nicest
in road to any town in the country and it should stay that way for the next
100years or even more.
ii. This proposal is to take a GREEN FIELD site which should not be lost but kept
for present and future generations of Barrovians to love and enjoy. The loss of
any green field must not be allowed, it is these sites that feed this country’s
growing population.
iii. Any house building that the town requires should be done on land that is now
available within the present built up areas of the town.
iv. I am a resident on Dalton Lane and see the heavy volume of traffic that is a
daily occurrence. Any further development will have an enormous impact on
The Emergency Ambulances and Furness General Hospital patients/visitors.
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v. This proposed development is very close to the present Barrow/Dalton town
boundary and will have a big impact on the desired importance of
SEPARATION.”
The Occupiers of 68 Dalton Lane, Barrow (2nd letter)
Objections on following grounds:
1. Loss of a distinctive green belt
2. Transition from greenfield site to a housing development on a KEY approach
into Barrow
3. Loss of separation between Barrow and Dalton
4. Does not represent infill development within the built up area
5. Impact of increased traffic on Dalton Lane and Abbey Road
6. Impact of Emergency ambulance access to and from Furness General Hospital
7. Abbey Road is a Major feature of this town an needs to remain as such
The Occupiers of 76 Dalton Lane, Barrow
“I am a resident at 76 Dalton Lane and would strongly object to the proposed housing
development on Dalton Lane.
Dalton Lane is a residential area where several retired residents enjoy the benefits of a
quiet area, with readily available local amenities, on the outskirts of town. I am
concerned this proposed development would increase the number of cars on what
already seems to be becoming a much busier road. I worry that the road will become a
thoroughfare and fear for the safety, when crossing the road, for my wife and me.
Many a time there is congestion at the exit of Dalton Lane to Abbey Road. My concern
would be putting a further entrance for a 155 housing development would increase the
congestion and possibly at times of the day bring traffic to a standstill. This would not be
suitable for the hospital and would impact on the ambulance service.
I am also very concerned about the flooding that happens at the junction of Dalton Lane
and Abbey Road. In heavy rainfall the junction floods badly and extra water running off
the new estate would increase the amount of flooding.”
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The Occupier of 137 Dalton Lane, Barrow
“We know that there are lots of people complaining about the new proposed
development, but we had to write to say that we wholeheartedly agree with them.
We have lived in our bungalow on Dalton Lane for 41 years. We bought it when the
lovely green field opposite was used for grazing sheep. We were only in our home for a
short time when the diggers moved into the field and turned it into a mud bath & ended
up with the beautiful building that is now Furness General Hospital, before the hospital
was built, we received a letter inviting us to a residents meeting and gave us tea cakes
and told
us how lovely the building would be and that they would plant fully grown trees along the
lane to hide it! We’ve been looking at it now for about 38 years or so. we do know that
the hospital was necessary to Barrow, but we cannot get in or out of our home because
of all the parked cars every day of the week and constant traffic including single and
double decker buses every five minutes, we’ve even had a parking ticket for parking
outside our house for five minutes.
If this new development goes ahead, it is going to make matters even worse, the traffic
will be horrendous.
There is going to be no more countryside left, just rows and rows of housing – is there
really any need for all this? Only for people to make money.
We think the tree-lined approach of Abbey Road into Barrow will be spoilt by it all.
Please stop the developers from building there and leave those lovely green fields for
future generations to enjoy and their children to see the spring lambs running and
jumping and enjoying themselves in the sunshine, for many years to come.”
The Occupier of 157 Dalton Lane, Barrow
“I object to the proposed development on fields bordering Dalton Lane and Abbey Road.
The increased traffic on Dalton Lane is a major concern. This is already a busy road. I
am well aware of this as I am a resident on Dalton Lane. Increased traffic would also
cause problems to ambulances going to F.G.H especially in emergencies.
This development would also result in a loss of separation between Dalton and Barrow
and there would also be loss of a green belt.”
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The Occupier of 159 Dalton Lane Barrow
“I would like to object to the proposed Dalton Lane development for numerous reasons.
1) The proposal is on an agricultural area of land that is not in the Barrow Borough
Council "preferred development area" that is also on a main entrance corridor to
Barrow in Furness & the other way to Dalton in Furness. Visual impact will be
immense due to the height of the land that is to be developed. As you come from
Barrow toward Dalton Lane, past Abbey House & The Abbey Gateway Arch
(some of the most prominent features of our towns heritage) the site rises up
from Abbey Road toward Hawcoat. The (2.2) Site Context Assessment carried
out by the developer says “The Abbey Road/Dalton Lane corner is most
prominent and needs to be considered as the key frontage of the scheme,
especially considering the Grade II listed Abbey Gate Lodges opposite the
Dalton Lane junction, the setting of which needs to be preserved". Surely the
importance of key local listed heritage sites would mean the approval of outline
planning would cause some detriment to these & therefore should outweigh the
benefit of the scheme which in turn would conflict with Saved policies D 15 & D
18. The Council have helped protect one entrance to these sites off Rating Lane
& should do so from the more prominent entrance to the town.
2) The proposal is to put some basic green shrubbery as a cushion to the
development on the hard/prominent edge which is hardly a substitute to losing
the area completely as natural landscape forever. When you come from Dalton
down Millbrow at the moment, the Hawcoat area is very well shielded from sight
with the rolling hills effect, however when you place 155 dwellings on the fields
that this route takes the impact is huge on the horizon & that visual impact
completely makes any separation between towns insignificant which would
thereby conflict with Saved Policies D4 &D5 which prevents the release of land
for development that results in the reduction in clear separation of the two towns
(which would be around l00m to the "Dalton in Furness, Ancient Capital of
Furness" sign at the bottom of Millbrow).
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3) The site is identified as a green wedge as per the Local Plan Review and
although we know this does not give an area green belt status it does still cause
concern to the fact that an area as prominent as this can be ultimately
considered for development when there are plenty of brown field sites, preferred
areas of development, current large developments starting, other developments
expanding & lots of redevelopment to do & going on in the area. The site is
recognised as having an important open & rural character which would be
damaged due to the scale and
density involved in the development that would inevitably add to the hard edge
effect on nearby highways on the key approach to Barrow that would conflict with
Saved Policy D4 which seeks to protect the visual relief that a green wedge
provides.
On their Site Strategy it says –
3.5 Heritage
Both Hawcoat and Barrow have been extended outwards towards the east over
the years, towards the Furness Abbey complex, however the section of Abbey
Road northwards from its junction with Rating Lane has retained its function as
an important strategic transport corridor. This green corridor is formed by the
ridge of undeveloped agricultural land running parallel to the west side of Abbey
Road, opposite the Abbey complex, which is opposite to the proposed
development site, the triangular field defined by Abbey Road and Breast Mill
Beck Road, and the trees lining both sides of the Abbey Road and the section of
Abbey Road running north-east from its junction with Breast Mill Beck Road, with
its enclosed character formed by stone walls and wooded slopes. This green
corridor contributes to the significance of the Furnace Abbey complex in that it
protects the immediate setting of the Furness Abbey precinct, the Grade II*
Abbey House Hotel, and the other Grade II listed buildings (HA 21, HA 19, HA 30
and HA18) adjacent to the road, from the impacts of urban encroachment It is
also significant in terms of the principal first views of these visitors'.first views of
these heritage assets and for framing the various entrances into the Abbey
precinct from Abbey Road.
We would have to totally disagree that a formation of screening will compensate
for the impact of this development upon this route. This corridor should remain
undeveloped & remain to protect this setting.
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The developers proposal state that there is a preferred Broad location off
Rakesmoor Lane that was not taken forward however does that make it right that
they should stipulate another area for development as the other location has
currently not been taken up (or is it because they don't own it?).
4) Were outline planning to be granted it would seriously be contrary to saved policy
B3 as the site does not represent infill development within the built up area.
Neither does it represent rounding off. Approval would further conflict with
previous and consistent decisions of the Council. Is this site really within an
existing built up area ? Is it on a scale sensitive to the local environment? I would
like to think not & it definitely going to be classed as over development due to the
understanding that the local council have enough housing stock for at least
seven years so this should not be a required development for the five year
housing stock requirement.
5) The proposed site will no doubt cause increased traffic onto an already busy road
plus be detrimental to residential amenity & highway safety. This road is used as
a primary route for emergency vehicles to the local Furness General Hospital,
which is recognised as the main trauma unit in the area. The proposed site also
places the access on a brow of Dalton Lane which is definitely not an adequate
access as it offers very little visual awareness of oncoming traffic over a blind hill,
especially vehicles pulling out from any proposed development let alone any
physical time to react to oncoming traffic in an emergency.
There will be no doubt congestion caused from the development on an existing
route used by many as an access to Barrow, Dalton & surrounding areas
especially around mornings, lunchtimes, end of school times & early evenings
plus the fact
there is a bus stop on the bottom of the road also which could cause issues. The
site will have many 3-4 bedroom houses aimed at the family market (for those
lucky enough to be able to afford a large mortgage) which would bring in turn 2-3
cars per household which is approx 300+ vehicles .... Say no more! The
proposed access will cause standing traffic on Dalton Lane coming from Abbey
Road when vehicles want to turn right onto the site as there is no apparent way
of offering a segregated right hand turning lane to allow traffic to flow by freely. In
a nutshell this is just blatantly dangerous. On top of these issues the fact that
Dalton Lane is used as an overspill free car park for visitors/employees of the
hospital with cars parking over the brow of the hill on both sides at times, right
adjacent to the proposed access would undoubtedly cause massive constraints
on traffic flow at busy times which again could in theory be a "life or death"
situation of a patient.
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As you look right from the proposed access there are trees in the way of the line
of sight which the developers have no control over as they are not on the
proposed land.
In the Planning & Access statement they say –
2.2 Site Context Assessment
"Dalton Lane affords the best access point into the site, where sight lines are
maximised".
Can we also mention in their Site Strategy statement where they say3.3 Access
"The site access is to be located off Dalton Lane, where there is virtually a level
access into the development site, and where a new roundabout can be sited to
provide a safe access point into the development".
We have lived on Dalton Lane for nearly 4 years right next to the proposed
development entrance & would seriously contradict this as a safe entrance upon
the brow of a hill where sightlines are not great at all. There is a small part upon
the brow that they deem "level" but fail to mention the fact that the road dips
away in both directions, especially toward the right of their proposed access
which allows very little visual on oncoming traffic that approaches toward Abbey
Road over the brow from a blind sight line due to Dalton Lane dipping so far
down. So it might be the best option for them to put forward but we feel that is
totally an inadequate access for such a large site & inevitably will cause may
problems for motorists.
In the section –
4.0 Access Statement
4.1 Introduction
The scheme is submitted for Outline Approval only at this stage, with all design
(layout and detailed design), scale and materials matters reserved, so the
submission does not include design details (or accessibility)
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How can outline planning realistically be granted on the major factor of access
blatantly being bypassed. This issue should be a required fundamental
submission due to being such an important aspect of the proposal. If the
adequate & safe access cannot be achieved to satisfy The Highways Authority
for outline planning it is not realistically going to be achieved & the outline
planning should be refused.
They also say there will be a new roundabout, this does not actually appear to be
on Dalton Lane but on the entrance to the development & in that case we feel it
will be a meaningless inclusion to make people think it will be a safer option than
it actually is. It’s not a roundabout, it is purely a standard junction.
Couple of pictures to show the issues that can occur on this stretch of Dalton
Lane
6) The loss of green space on the aspect of nature & wildlife still applies here as
any green area is important to many different forms of wildlife from birds to bats
to deer to squirrels. On a personal note we have lived here for a while now &
have each year had bats flying around our house during the summer months of
an evening, we have had many species of birds, squirrels in the garden, field
mice, deer in the fields, birds of prey on our garden wall ... the list goes on. It
doesn't matter how rare these animals are it still is yet another reduction and
more destruction of where they are present.
7) Over development of the local area & amenities. Can the hospital cope with more
patients? Can the local school cope with any more pupils when it is presently at
nearly full capacity? 155 homes would undoubtedly put more strain on these plus
the point that if outline planning is granted here it would only mean that this
would
be the first phase of development with the 155 houses being the start of many
more behind The Crescent, Dane Ghyll Park, Glennridding Drive & beyond as
per what is mentioned in their Planning & Access statement:
"The site itself is a plot combining two separate but adjacent fields, which are
segregated by a hedge boundary, with two further sites that could be brought into
use in further developments. The application site is open agricultural land".
The development will be overbearing on the existing Hawcoat area but especially
to the unique Dane Ghyll area that has a varying property type backing onto
woodland but frontal openness toward the proposed site.
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PERSONAL OBJECTIONS & CONCERNS THAT WOULD AFFECT US AND
IMMEDIATE NEIGHBOURS
We feel initially that the community consultation done by the developer was
fundamentally ignorant and very sparse indeed. We live right on the proposed
development and in my view would be the main affected party in any outline planning
being granted by our local planning authority. In this instance alone we would have
expected to be involved or invited to be involved in voicing our opinion on the said
proposal, however we did not get any notification. Some residents seem to have
received a letter of proposal & some did not but surely the developer should have
ensured that the initial part of the planning process be completed thoroughly especially
with the immediate residents to be affected being involved.
The proposed development will completely shatter our outlook from our house & cause
an overbearing visual impact on our property (being a bungalow with little cushion
behind). It would certainly have a massive affect our privacy with gardens backing on to
our own along with the new road entrance of the development & pedestrian access
being so close to us. Ultimately it will have an adverse affect on the general area & the
residential amenity with the impact of reducing our personal wellbeing (and many of our
neighbours ). I realise that nobody has "a right to a view" however consideration must
be given to residents about the massive impact 155 dwellings will have upon them. The
enjoyment of the views we currently have here are fantastic, looking over toward Dalton
& the hills beyond.
Our loss if development gets outline planning - Photo submitted
We must remember also that Dalton Lane is a main bus route to Barrow & the loss of
this view would also be detriment to visitors to the area. The Dane Ghyll area toward
Dalton Lane is quite unique & the proposed development would have a fundamental
effect on the character of the neighbourhood. We also know that these are "outline
plans" & if granted will be changed to suit the viability of the site to the developer & not
to appease local residents. Obviously we would have concerns over noise as being an
adverse affect of such a densely populated area along with any anti social behaviour
that may occur, at the moment there is none.
Photo submitted - Deer grazing in field
Photo submitted - Squirrel on fence

All in all we would hope that the right decision is made & this application is refused &
follow previous planning decisions on similar sites."
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The Occupiers of 94 Whinlatter Drive, Barrow
“I would like to object to the proposed housing development by Oakmere Homes on the
Green Fields bordering Dalton Lane and Abbey Road. This is a highly congested area
due to Furness General Hospital traffic. A housing estate of such a huge size will only
add to this congestion and take away vital green belt land which has great value to the
area.
Environmentally, this impact to wildlife would be immense. It would drive away wildlife
that live in the area as well as destroy ecosystems and biodiversity. It is a fact that this
immediate area and surrounding homes are already affected by traffic, hospital parking
around the estate and the day to day traffic that a general hospital generates. It does
not then need an additional 150 home housing estate being built meters away.
Emergency ambulance access is also needed - traffic congestion would cause serious
concerns.
Agricultural land has great positive environmental value. The National Ecosystem
Assessment supports such a view and recognises the huge value to society of
agricultural land, both in terms of food production and in cultural services, such as the
sense of wellbeing produced by seeing an agricultural landscape. Green belt provides
spaces for people and nature. This area serves as a buffer between Barrow and Dalton
and it is a link to the country side. Many people take walks in this area as a route to
Furness Abbey and
to enjoy the natural surroundings - not to walk past a huge housing estate. Areas like
this help tackle the challenge of climate change and green belt land is an important part
of the wider environment.
This housing development is maximising housing space with little regard for the
environmental impact it will cause and I would ask the council to reject this proposal”
The Occupiers of 163 Ainslie Street, Barrow
“I object to this proposal on the grounds of the following points, of it being developed on
a greenfield site on the approach into Barrow and the impact of increased traffic on
Abbey Road effecting emergency services access to and from Furness General
Hospital.”
The Occupiers of Milrose 225 Ireleth Road, Askam
“Having read the article in the Evening Mail and the planning documents we are
saddened at the prospect of a housing development of this scale ....but this time at the
entrance to the majestic town of Barrow in Furness. There is a clear definition between
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Dalton and Barrow and the green area, entrance to Furness Abbey and the grand
Abbey Hotel. This is unique heritage to the area and should be preserved. This
imposing development would not only erode the boundary but significantly affect traffic
flow before and after construction, the delays on the emergency services and patients at
FGH is of grave concern .
We have had experience of visiting Preston Hospital (surrounded by housing
developments) and were un nerved by the difficultly ambulances had in getting through
....we counted our luck stars that the route to FGH is relatively clear. Park Rd is the only
other main route into Barrow and is often congested due to accidents and roadworks.
The
property section of the Evening Mail has literally 1000s of homes for sale by local
people so how can anyone justify yet another development on the back of the
"expected" influx of workers BAE, many of whom will be contractors and will either not
be in the market for houses in this price range or will only rent accommodation. We are
wholly opposed to this development. “
The Occupier of 188 Salthouse Road Barrow
“I wish to object to the proposed planning application for houses on Dalton Lane. Why
build on green fields, adding to the already busy roads around Dalton Lane/Abbey
Road. I understand that there are sites across Barrow that are earmarked for planning
without sacrificing those green open fields that herald the Barrow boundary. This is not
a NIMBY objection as I live in Salthouse Road.”
The Occupier of 24 Holcroft Hill Barrow
Regarding the proposed plans for 155 homes to be built by Oakmere Homes on land
adjacent to Abbey Road and Dalton Lane, I wish to formally lodge my opposition.
As a long time Barrow-in-Furness resident, I strongly disagree with the proposal to build
houses on the site at Dalton Lane-Abbey Road Junction, which I believe is already
classified as part of the local conservation area of Barrow-in-Furness and Furness
Abbey.
All greenfield land near the Abbey and Furness General Hospital should be left
untouched and the area preserved for future generations to appreciate and enjoy.”
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The Occupier of 4 Elterwater Crescent Barrow
“I am writing to you to object regarding the proposed housing development at the
Hawcoat Estate around Crescent/Dalton Lane area.
As residents we feel we suffer enough with traffic congestion and parking problems due
to the close proximity of the hospital, also ambulances struggle already on narrow roads
up here. We feel the estate is big enough and would like to keep the surrounding fields
and countryside. The separation between Barrow and Dalston is already too small
without making it worse.
I hope you listen carefully to this as it is the opinion of the majority of the residents of
Hawcoat and it will greatly influence how we vote in the next elections.”
The Occupier of 16 Jarrow Street Barrow
“I object to the proposed development (B07/2015/0707) on the following grounds:
a. We will lose a distinctive green area on the way to Dalton from Barrow & from
Barrow towards Dalton forming an unsightly development in an area normally
used for agricultural use.
b. There is no need to use this Greenfield land on a key approach to Barrow,
bringing Dalton & Barrow extremely close together with a loss of separation
between both.
c. The development does not represent “infill development” which should be looked
for first before expanding areas.
d. The Abbey Road and Dalton Lane roads are used as a primary access for the
Furness General Hospital which is classed as a trauma unit & any delays on the
approach could have a serious impact on casualties. Proposed access to Dalton
Lane also paces the entrance to the development on the brow of a hill causing a
problem for traffic on an already busy stretch of road, which has always had
parking issues.”
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The Occupiers of 19 Goose Green, Barrow (2 letters)
“I object to the proposed development (B07/2015/0707) on the following grounds:
a. We will lose a distinctive green area on the way to Dalton from Barrow & from
Barrow towards Dalton forming an unsightly development in an area normally
used for agricultural use.
b. There is no need to use this Greenfield land on a key approach to Barrow,
bringing Dalton & Barrow extremely close together with a loss of separation
between both.
c. The development does not represent “infill development” which should be looked
for first before expanding areas.

d. The Abbey Road and Dalton Lane roads are used as a primary access for the
Furness General Hospital which is classed as a trauma unit & any delays on the
approach could have a serious impact on casualties. Proposed access to Dalton
Lane also paces the entrance to the development on the brow of a hill causing a
problem for traffic on an already busy stretch of road, which has always had
parking issues.”
The Occupier of 20 Rawlinson Street, Dalton
“I object to the proposed development (B07/2015/0707) on the following grounds:
a. We will lose a distinctive green area on the way to Dalton from Barrow & from
Barrow towards Dalton forming an unsightly development in an area normally
used for agricultural use.
b. There is no need to use this Greenfield land on a key approach to Barrow,
bringing Dalton & Barrow extremely close together with a loss of separation
between both.
c. The development does not represent “infill development” which should be looked
for first before expanding areas.
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d. The Abbey Road and Dalton Lane roads are used as a primary access for the
Furness General Hospital which is classed as a trauma unit & any delays on the
approach could have a serious impact on casualties. Proposed access to Dalton
Lane also paces the entrance to the development on the brow of a hill causing a
problem for traffic on an already busy stretch of road, which has always had
parking issues.”
The Occupier of Coniston Lodge Stainton Road, Coniston
“I am just writing with concern over the new development of houses to be built near
Furness General Hospital. My sister lives in a bungalow in Dane Ghyll for over 20 years
and takes pride in her garden and drive. She is very upset that the hedging may be
taken down, due to the new development proposed. I am writing to see if the hedging
can possibly be left; it is wonderful for its flowers and wildlife”
The Occupiers of Abbeygate Cottage, Abbey Approach, Furness Abbey, Barrow
“I would like to formally object to the proposed plans to build houses adjacent to my
property on Dalton Lane. (Planning Application B07/2015/0707.)
The reasons and concerns I have are listed below: Loss of existing green open fields and agricultural land and also the detriment of
the
approach to Barrow.
 Impact on environment, and wildlife.
 Further problems already encountered on busy junction to Dalton Lane I Abbey
Road and potential to hinder the route to FGH for ambulance traffic.
 There are already issues with drainage not being adequate that I fear could be
made worse with added sewerage from extra dwellings.
 Other more suitable Brownfield sites are available in line with government
guidance to Infill as opposed to expansion.
 Loss of views of open country side opposite my property.
 Concern that a president could be set for even more houses to be built creating
an
urban sprawl, and conurbation into Dalton.
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 Lack of amenities available for extra houses including local available schools
places
etc.”

The Occupiers of: 1 Central Court Ulverston, Barrow; 16 Anchor Road, Barrow; 19
Bowness Road, Dalton-in-Furness; 35 Lancaster Street, Dalton; 43 Dalton Fields Lane,
Dalton-in-Furness; 1 Parkside Farm, Chadderton; 24 Barnes Ave, Dalton-in-Furness; 32
Ann Street, Dalton; 16 Anchor Road, Barrow; 113 Chapel Street, Dalton-in-Furness; 56
Burlington Close, Barrow; 33 Broughton Road, Dalton; 26 Coniston Road, Dalton-inFurness; 1 Parkside Farm; 56b Market Street, Dalton-in-Furness; 20 Rawlinson Street,
Dalton; 4 Trafalgar Court; 3 Croft Gardens; 15 Leighton Drive, Lancaster; 2 Cleveland
Drive, Lancaster; 97 Ulverston Road; 40 Turnstone Crescent, Askam-in-Furness; 26
Coniston Road, Barrow (2 letters); 3 Croft Gardens, Barrow; 40 Turnstone Crescent,
Askam; 26 Coniston Road, Barrow (2 letters); 3 Croft Gardens, Barrow; 40 Turnstone
Crescent, Askam; 32 Ann Street, Dalton; 26 Bowness Road, Dalton; 33 Mosley Street,
Barrow; 7, Biggar Bank Road, Barrow; 32 Ann Street, Dalton-in-Furness; and 7 Filbert
Close, Dalton.
“I object to the proposed development (B07/2015/0707) on the following grounds-

A)

We will lose a distinctive green area on the way to Dalton from Barrow &
from Barrow towards Dalton forming an unsightly development in an
area normally used for agricultural use.

B)

There is no need to use this Greenfield land on a key approach to
Barrow, bringing Dalton & Barrow extremely close together with a loss
of separation between both.

C)

The development does not represent "infill development" which
should be looked for first before expanding areas.

D)

The Abbey Road & Dalton Lane roads are used as a primary access for
the Furness General Hospital which is classed as a trauma unit & any
delays on the approach could have a serious impact on casualties.
Proposed access to Dalton Lane also places the entrance to the
development on the brow of a hill causing a problem for traffic on an
already busy stretch of
road which has always had parking issues.”
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The Occupier, 94 Whinlatter Drive, Barrow-in-Furness
“I would like to object to the proposed housing development by Oakmere Homes on the
Green Fields bordering Dalton Lane and Abbey Road. This is a highly congested area
due to Furness General Hospital traffic. A housing estate of such a huge size will only
add to this congestion and take away vital green belt land which has great value to the
area.
Environmentally, this impact to wildlife would be immense. It would drive away wildlife
that live in the area as well as destroy ecosystems and biodiversity. It is a fact that this
immediate area and surrounding homes are already affected by traffic, hospital parking
around the estate and the day to day traffic that a general hospital generates. It does
not then need an additional 150 home housing estate being built meters away.
Emergency ambulance access is also needed - traffic congestion would cause serious
concerns.
Agricultural land has great positive environmental value. The National Ecosystem
Assessment supports such a view and recognises the huge value to society of
agricultural land, both in terms of food production and in cultural services, such as the
sense of wellbeing produced by seeing an agricultural landscape. Green belt provides
spaces for people and nature. This area serves as a buffer between Barrow and Dalton
and it is a link to the country side. Many people take walks in this area as a route to
Furness Abbey and to enjoy the natural surroundings - not to walk past a huge housing
estate. Areas like this help tackle the challenge of climate change and green belt land
is an important part of the wider environment.
This housing development is maximising housing space with little regard for the
environmental impact it will cause and I would ask the council to reject this proposal.”
The Occupier, 61 Rakesmoor Lane, Barrow-in-Furness
“I object to this development. Emergency ambulance access to and from Furness
General Hospital. Drainage facilities and flooding.”
Objection Received 16/12/15 – 32 Lincoln Street, Barrow
“I would like to submit my objection to the development on the grounds
that it is greenbelt land, there would be congestion to the entrance to
said estate and would be a hinderance to hospital emergency services.
Also it would be an eyesore to the approach to the town.”
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The Occupiers, Unknown Address
“Dear Sir/Madam, I would like to object to application B07/2015/0707 for the following
reasons : There will be a loss of green belt land that serves as a distinctive soft entry to
Barrow down Abbey Road.
 There will be much less of a separation between Barrow and Dalton.
 There are other areas closer to the centre of Barrow that could be built on.
 There will be increased traffic on Breast Mill Beck (where there are often near
misses) and Dalton Lane that is often congested”

CONSULTATIONS:
Cumbria County Council (1st response dated 4th January 2016)
Cumbria County Council made an initial response on the 4th January 2016 based on the
information submitted by the applicant at the time. These initial views are set out below:
“Thank you for the opportunity to provide your authority with comments this application,
the County Council has the following comments to make.
Education
The proposed development is on land at Dalton Lane, Barrow in Furness which covers
an area of 12.47 hectares. The development proposed is to comprise of 155 houses,
which using a population led model, would produce a yield of 53 children (31 primary
(13 Infant & 18 Jnr) and 22 secondary aged children). The development lies in the
catchment areas of Dane Ghyll Primary School (0.57 miles) and Furness Academy
(2.03 miles).
The methodology for calculating available spaces in schools first considers
developments with planning approval, before assessing which schools the
developments will impact and what spaces remain for the most recently proposed
development.
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The pupil yield model, used to calculate how many children a development is likely to
produce, works on the average number of children in dwellings across Cumbria. This
methodology provides a best estimation for determining pupil yields for the purpose of
planning for school places, and has been agreed within the Cumbria County Council
Planning Obligation Policy.
Currently there is one other development affecting the primary school and four other
developments affecting the secondary school.
Table 1 below shows the catchment schools of Dane Ghyll Primary School and Furness
Academy and other primary schools required to accommodate the yield from this
development.

Primary
PAN
Dane Ghyll 0.57 miles
Chetwynde 0.87 miles

Average
NOR
Average
PAN cap (Sept 15) spaces
Site
30
210
205
5
24
168
168
0

St Paul's Jnr 1.22 miles
4 year groups

35

Victoria Infant 1.51 mil
St Pius X RC 1.63 miles

75
30

140
225
210

95 45 Jnr
224 1 Inf
182

Status

Houses

Primary

Spaces‐
SecondaryComment yield

0

5
0

0
Parkview
14/0392 approved
28
0

Average
NOR
Average
Secondary
PAN
PAN cap (Sept 14) spaces
Site
Furness Academy 2.03
240
1200
836
364
Iron
works
12/0377
Parkview
12/0392
Bradys
Yard
14/0360
Sherbour
ne
14/0657

Status

45 jnr
61

Houses

Newbarns
catchment

12

Primary

0
28

Spaces‐
SecondaryComment yield
364

approved

57

8

356

approved

61

9

347

approved

84

12

335

approved

93

13

322

PAN Capacity - the total capacity of the school based on the Published Admission
Number (PAN) x the number of year groups in the school.
Average spaces - shows the average number of available places in a school per year
over the projection period (4 years for primary schools and 11 years for secondary
schools) – these are spaces in the school before any housing development is
considered.
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Primary/Secondary yield – the number of primary or secondary children that will be
yielded from the proposed development.
Primary
The information provided above shows that there is limited space in the catchment
school of Dane Ghyll but the development pupil yield can be accommodated across St
Paul’s Junior School and St Pius X RC School.
Secondary
Furness Academy has sufficient capacity to accommodate the secondary pupil yield of
the Dalton Lane development.
Conclusion
Therefore, no education contribution would be sought towards primary or secondary
schools from this development.
Please note that this is a snapshot in time and there is a possibility that these numbers
will change between now and the point at which a planning application may be
approved. The numbers may be affected by subsequent planning applications received
between now and the approval of the application for this site.
Historic Environment
The applicant has helpfully commissioned a desk-based heritage assessment report.
The results indicate that the development has the potential to negatively impact on the
setting of a number of designated heritage assets. It is advised that you seek the
opinion of Historic England regarding this issue.
In terms of the impact of the proposed development on archaeological assets, the
County Council have the following comments. The heritage assessment shows that
prehistoric finds have been recovered from the site itself as well the surrounding fields,
and that cropmarks indicative of prehistoric agricultural remains and other activity are
located nearby. There was also a World War II military camp situated on the site.
There is consequently the potential for archaeological assets to survive on the site and
these would be disturbed by the construction of the proposed development.
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It is considered that the application does not provide sufficient information on the impact
of the proposed development on buried archaeological remains. By its nature, the
heritage desk-based assessment cannot establish the extent of buried archaeological
remains surviving on the site. It is therefore recommend that, in line with policy D23 of
the Barrow Local Plan and section 12 of the National Planning Policy Framework,
additional information is supplied by the applicant on the significance of any
archaeological assets that may survive within the site and how any such remains would
be impacted upon by the development, prior to the determination of the application. As
outlined in policy D23 and also paragraph 12 of the NPPF, it is considered that this
information should be obtained by an archaeological evaluation, in this instance a
geophysical survey. An informed judgement can be made as to whether any
forthcoming planning consent that may granted will need to include provisions for the
preservation of significant archaeological assets and for the recording of assets of lower
importance.
It is noted that the heritage assessment states the County Council’s Historic
Environment Officer has been consulted on the proposed development at preapplication and that it was advised archaeological work could be secured by a condition
on any planning consent. However, the County Council has no records of such a
consultation ever having taken place.
Lead Local Flood Authority
The County Council as the Lead Local Flood Authority is content with most aspects of
the drainage strategy and are confident that it is possible to deliver sustainable drainage
without increasing flood risk to others on this site. There are some matters that are
outstanding and it is important to ensure that the correct standards are met this is
detailed below, however the principle of dividing the development up into sub
catchments and using Sustainable Drainage Systems (SuDS) is considered to be a
good one.
 Runoff Destination
It has not yet been determined whether runoff will be infiltrated into the ground or
if it will be discharged to a watercourse. There is a commitment to allow
infiltration wherever possible and we hope that this will be pursued to the
maximum. Any water that can be infiltrated into the ground will reduce pressure
on the surface water system and therefore will reduce the requirement for
storage on site. It is therefore recommended to include of the following condition:
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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 (inclusive of how the scheme shall be managed after
completion) shall be submitted to and approved in writing by the Local
Planning Authority.
Reason: To ensure flood risk is not increased elsewhere.
Infiltration testing must replicate the proposed design with the test carried out at
the same datum as the proposed infiltration.
If infiltration is not able to dispose of all the flow then the proposal is to connect to
a surface water feature in the south east corner of the site which may be a
culverted watercourse or the highway drainage. This must be capable of
receiving flows from the development otherwise the proposed runoff rates are no
control. We will therefore recommended to include the following condition:
Prior to commencement the surface water system in which it is proposed
to discharge must be investigated to ensure it is capable of receiving
existing flows plus the proposed discharge from the development.
Remedial action must be taken by the developer if required.
Reason: To ensure flood risk is not increased elsewhere.
 Peak flow control
“It is proposed to restrict surface water runoff to the watercourse [the 1 in 100
year event greenfield runoff rate] for the 1 in 100 year +30% climate change
event”. This is fine for this event but if the rate of surface water discharge is only
limited to the 1 in 100 year greenfield rate then flood risk will be increased
elsewhere during events that are more frequent than the 1 in 100 year event. The
control must be multistage to match discharge rates to the frequency of event
that has occurred otherwise 1 in 100 year flows could be discharged during the 1
in 1 year event. Attenuation storage will be required to store the difference
between the peak developed runoff rate and peak greenfield runoff rate.
It was noted that the calculation presented in the drainage strategy were based
on a site area of 3.9ha but that the actual site area is 12.7ha but, whatever the
reason is for this discrepancy, the final allowable peak discharge rate is subject
to change during the detailed design. It is therefore recommended to include the
following condition:
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The peak runoff rate from the development for the 1 in 1 year rainfall event
and the 1 in 100 year rainfall event must never exceed the peak greenfield
runoff rate for the same event. In this respect further details shall be
submitted to the Local Planning Authority for approval before work
commences on site. No work shall be commenced until a full specification
has been approved.
Reason: To ensure flood risk is not increased elsewhere.
 Volume control.
During a rainfall event the rate of runoff rises from base flow levels to a peak.
Although peak flow is restricted to the greenfield rate this rate occurs for longer
than would otherwise have been the case because the developed peak is greater
than the greenfield peak. Long Term Storage with no outlet or a very low flow
rate is required to store this difference. If infiltration can be shown to work on this
site then the need for long term storage will be lower than if infiltration does not
work. It is therefore recommended to include the following condition:
Condition: The runoff volume from the development to any highway drain,
sewer or surface water body in the 1 in 100 year, 6 hour rainfall event must
not exceed the greenfield runoff volume for the same event. In this respect
further details shall be submitted to the Local Planning Authority for
approval before work commences on site. No work shall be commenced
until a full specification has been approved.
Reason: To ensure flood risk is not increased elsewhere.
 Flow routes
The development must not increase flood risk elsewhere by preventing flows
from offsite that currently pass through the site from doing so. There looks to be
about 4 hectares to the north of the site from which flows are likely to pass
through the development site and these flows must be managed safely. Storage
features should be joined by conveyance features which keep water on the
surface where possible. Flows resulting from rainfall in excess of the design
event must be managed in exceedance routes that minimise the risks to people
and property.
Local Member Comments
No Local Member comments have been received.
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Highways Authority
Having consideration for the following Transport Accessibility and Highways issues;
Local Transport Plan Policy LD5
Local Transport Plan Policy LD6
Local Transport Plan Policy LD7
Local Transport Plan Policy LD8

Access to new developments
Developer contributions
Design standards
Safety and security

Transport Assessment
It is considered that the submitted Transport Assessment is not satisfactory and the
County Council as Local Highway Authority has the following comments to make: The Automatic Traffic Count (ATC) survey at Dalton Lane shows vehicle speed
(85th percentile) is more than the legal speed limit. Typical 7 day average 85th
percentile speed is 35.3 mph in eastbound and 33.7 in the westbound. Speeding
control measures are needed to lower the vehicle speed and avoid accidents.
 Abbey Road / Park Road have a cluster of accidents and there was a fatal
accident along Abbey Road in 2012. Abbey Road / Hallow Lane / Hallow Lane
have recorded 3 accidents in last 3 years. Accident type and injury information is
therefore needed.
 The proposed site is accessible by cycling and public transport. Bus stops are
located adjacent to the Dalton Lane and the nearest primary school is at walking
distance from the proposed site.
 The nearest GP surgery is approximately 1.5 miles (>2km) away and the nearest
post office is approximately 1.2 miles from the proposed development.
 Information about any committed development(s) is required and should be
included in junction capacity assessment.
 Trip rate of 0.7 is assumed for the proposed development which is considered
robust and acceptable.
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 The proposed development will comprise of 155 residential units. The
development opening year and future year assessments are required. It is
considered that the future year assessment should be 5 years after the scheme
opening year.
 The proposed site would be accessed by a roundabout at Dalton Lane. It is
important to provide a detailed layout of the proposed site access roundabout. The
existing plan is confusing and provides no or little information about the proposed
junction operation.
 A reference is made to DMRB TA79/99 road type and peak hour capacity.
However, in the context and location of the development, it is required that junction
capacity analysis should be undertaken. For robust junction capacity assessment,
it is advised to use appropriate transport software.
 The junction capacity assessments are required for the scheme opening and
future year scenarios for the AM and the PM peak periods. Capacity assessment
analysis should cover the following junctions
Abbey Road / Park Road
Abbey Road / Dalton Lane
Dalton Lane / Site Access
Abbey Road / Hallow Lane / Hawcoat Lane
Abbey Road / Rakesmoor Lane / Cliffe Lane
 Traffic flow diagrams are needed to understand the traffic distribution and
assignment on the local highway network. Traffic flow diagrams should cover all
junctions included in the study area.
Travel Plan
The interim TP Report (No. J5784ITP) produced by DTPC for the applicant (Oakmere
Homes) is well written and gives a clear and concise view of the proposed working of
the Final Travel plan.
The County Council has the following detailed comments to make:
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1 – 4 Policy context
This is considered robust and acceptable
Page 15 Aims and Objectives – Implementation, the person that needs to be informed
at the County Council is Pieter Barnard – Lead Officer Development Management. This
also applies for the person who will be approving the TP.
5. Description of Proposed Location and Proposals
This element is acceptable.
6. Accessibility by Mode
This element is acceptable
7. Travel Plan Measures
As stated above the TPC will need to contact Development Management ( Pieter
Barnard) for all monitoring and TP agreement purposes. Targets should be set at a
10% reduction.
We will advise on a short term free bus pass for all new occupiers would be a welcome
part to the travel plan measures.
Adoptability of Street
It is considered that where developments involve the construction of residential streets
for more than 5 dwellings, it is the recommendation of the Highway Authority that
developers enter into an agreement with the Authority under Section 38 of the Highways
Act 1980, under which they themselves agree to construct the streets to the satisfaction
of the Highway Authority.
Access
The proposed roundabout on Dalton Lane is acceptable and should have the effect of
reducing traffic speed at the junction. It may be preferable to design the roundabout
as a mini roundabout or continental style roundabout rather than as a
conventional roundabout so as to improve the desirability of walking and cycling.
The development should be connected with its surroundings so that it increases the
attractiveness of walking. Residential areas adjacent to each other should be well
connected. If there is possibility of a pedestrian cut through to the residential
developments on Dane Ghyll and The Crescent this should be taken and if this is not
possible at the present time the development should not preclude this option should an
opportunity present itself in the future. Similarly the option should be open to connect
with any future development to the north with at least one street extending to the edge
of the site in this direction.
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New and improved access points to the highway and any proposed alterations to the
existing highway will require the approval of Cumbria County Council as Highway
Authority as well as planning permission.
Public Transport
Service 6/X6 runs along Dalton Lane and the service 1 runs from the Hospital to the
Town Centre.
For a development of this size it would be useful to extend the service 1 into the
development. It is suggested that the road layout is suitable to run a bus service
through without any reversing manoeuvres, and that pedestrian links are available to
the spine roads through the estate via the shortest possible routes.
A financial contribution to “pump prime” an extension of the service 1 into the
development at the start would also be useful.
Community Transport
The development lies within the urban boundary of Barrow, and there are registered bus
services in the vicinity – no contribution to community transport is therefore required.
Primary School Transport
There is predicted to be space for the 31 primary aged children at St Paul’s Junior
School (1.22 miles) and St Pius School (1.63 miles). These are both within the statutory
walking distances and there are no route safety issues. No contribution to primary
school transport is therefore required.
Secondary School Transport
It is predicted that there will be sufficient capacity for the 22 secondary aged children at
Furness Academy (2.03 miles). This is within the statutory walking distance for
secondary aged children and there are no route safety issues. No contribution to
secondary school transport is therefore required.
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Internal layout
The layout should be internally permeable and it is good to see that loops are
proposed on both the main access road and on the secondary roads as they minimise
long journeys and the need for turning and reversing. It would be preferable for even the
secondary loops to be able to connect to each other at least for cyclists and pedestrians
and possibly for motor traffic as long as traffic calming measures and surfaces give
priority to pedestrians.
Occasional cul-de-sacs are acceptable in order to make effective use of the space
available but their length should be minimised and turning areas must be provided to
cater for service and refuse vehicles.
The proposed road hierarchy of Major Access Roads, Minor Access Roads, and Shared
Surface Roads is acceptable. The design road speed of the Access Roads should be
20mph so there will be a need for traffic calming measures at 60-80m intervals. The
design road speed of the Shared Surface Roads should be 15mph. Consideration
should be given to the user hierarchy shown in table 3.2 of Manual for Streets in the
design of all roads.
Parking Provision
This Highway Authority considers that car parking provision should consist of the
following:
• 2 bedroom dwellings shall require a provision of 2 parking spaces per unit, with a
preferred mix of 1 space within occupant control and 1 space within communal
parking;
• 3 & 4 bedroom dwellings shall require a provision of 2.5 parking spaces per unit,
with a preferred mix of 2 spaces within occupant control and 0.5 spaces within
communal parking;
• 5 bedroom dwellings shall require a provision of 3 parking spaces per unit, with a
preferred mix of 2 spaces within occupant control and 1 space within communal
parking;
• Visitor parking shall require a provision of 1 space per every 5 units.
Access to cycle storage should be at least as convenient as access to car parking and
the provision of bespoke cycle storage should be considered.
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Conclusion
The County Council can therefore confirm that we have no alternative but to
recommend refusal in relation to Highways and Transport due to the following reason:Inadequate information has been submitted to satisfy the Local Planning
Authority that the proposal is acceptable in terms of ……
a.
b.
c.
d.
e.

access
visibility splays
surface water drainage
its effect on local traffic conditions and public safety
impact on sustainable travel

To support Local Transport Plan Policy: LD7, LD8
We will, as always, be more than willing to reconsider our view if the applicant were to
show that the issues raised above is addressed.
If you have any queries over this response, please do not hesitate to contact me.”
Cumbria County Council (2nd response dated 23rd February 2016)
In response to the objection made above by the County Council’s Highways Authority,
the applicant submitted additional information specifically relating to highways matters
only on the 1st February 2016. Cumbria County Council has now had opportunity to
review the additional information. It should be noted that all other matters raised above
by the County Council (other than Highways and Archaeology) still stand, and their
subsequent Highways and Archaeology response is set out below:
“Thank you for the opportunity to provide your authority with comments this application.
On 5th January 2016 we recommended that the application was refused because at that
time the applicant had not demonstrated that the development would not have an
adverse impact on the local highway network or on buried archaeological remains.
The decision was delayed and further information has been received, the County
Council has the following comments to make.
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Historic Environment
This development has the potential to negatively impact on the setting of a number of
archaeological assets which could be disturbed by the construction of the proposed
development. We asked that the developer provided further information on the
impact of the proposed development on buried archaeological remains so that an
informed judgement can be made as to whether this proposal is appropriate but
no further information has been received. It is therefore still recommend that, in line
with policy D23 of the Barrow Local Plan and section 12 of the National Planning Policy
Framework, additional information is supplied by the applicant on the significance of any
archaeological assets that may survive within the site and how any such remains would
be impacted upon by the development, prior to the determination of the application.
This should include a geophysical survey.
Transport Assessment
Although improved, it is still considered that the submitted Transport Assessment is still
not completely satisfactory and the County Council as Local Highway Authority has the
following comments to make: We commented that speeding control measures are needed to lower the vehicle
speed and avoid accidents. The developer responds that the proposed
roundabout will form a calming feature and reduce the speeds from the current
33/35mph along the route, additional signage in advance will further emphasise
the change. This may be the case or it may prove that further traffic calming
measures are required. This can be reviewed at the detailed design stage.
 We disagreed with the TA’s conclusion that no safety issue on the highway
network required more detailed consideration. We identified clusters of accidents
that we were concerned about but have not received the accident type and injury
information we asked for. It is however our view that this point would not amount
to a severe impact on the network and would therefore not be sufficient to sustain
a recommendation of refusal.
 We have agreed that there are no committed developments that will have a real
impact on this site.
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 We have received a TA Addendum which included junction capacity analysis
using appropriate software. A growth factor was used so that the impact on the
highway network could be tested for the application year of 2016, and for 5 years
into the future in 2021. This is as we had asked for and the analysis shows that
all junctions will operate within capacity with the proposed development in 2021.
The Abbey Road / Hawcoat Lane / Hallow Lane junction will reach a Degree of
Saturation of 88% (from a base of 83%) but it is generally considered that a
Degree of Saturation (DoS) of less than 90% is acceptable in terms of
demonstrating that the junction can operate effectively. Traffic flow diagrams
were also provided as asked.
 A detailed layout of the proposed site access roundabout has been provided and
the junction operation has been modelled. It has been designed as a compact
roundabout with cycle infrastructure and continental design geometry which is
safer for cyclists. A new footpath is shown extending along Dalton Lane and
connecting with existing footways which is welcome.
Conclusion
Although the Local Highway Authority and the Lead Local Flood Authority has no
objection to this application, The County Council have no alternative but to recommend
refusal due to the following reason:Inadequate information has been submitted to satisfy the Local Planning
Authority that the proposal is acceptable in terms of historic environment
To support Local Transport Plan Policy: LD7, LD8 and Barrow Local Plan Policy
D23.
If you were minded to approve this application, then we would request that the following
conditions should be included in any consent you might grant:
 The applicant shall enter into a suitable worded legal agreement to provide
for the formalising, monitoring and periodic monitoring of a Travel Plan to
the amount of £6600. The travel Plan shall identify the measures that will be
undertaken by the developer to encourage the achievement of a modal shift
away from the use of private cars to visit the development to sustainable
transport modes.
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Reason: To aid in the delivery of sustainable transport objectives.
To support Local Transport Plan Policies: WS1, LD4
 Prior to the commencement of any development, an archaeological
evaluation including a geophysical survey shall be submitted to and
approved in writing by the Local Planning Authority. The evaluation must
contain information on the significance of any archaeological assets that
may survive within the site and how any such remains would be impacted
upon by the development and include provisions for the preservation of
significant archaeological assets and for the recording of assets of lower
importance.
Reason: To ensure that archaeological assets are preserved for the benefit of
future generations.
To support Barrow Local Plan Policy D23.
 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 (inclusive of how the scheme shall be managed after
completion) shall be submitted to and approved in writing by the Local
Planning Authority before work commences on site. No work shall be
commenced until a full specification has been approved.
Reason: To ensure flood risk is not increased elsewhere.
 Prior to commencement the surface water system in which it is proposed
to discharge must be investigated to ensure it is capable of receiving
existing flows plus the proposed discharge from the development.
Remedial action must be taken by the developer if required.
Reason: To ensure flood risk is not increased elsewhere.
 The peak runoff rate from the development for the 1 in 1 year rainfall event
and the 1 in 100 year rainfall event must never exceed the peak greenfield
runoff rate for the same event. In this respect further details shall be
submitted to the Local Planning Authority for approval before work
commences on site. No work shall be commenced until a full specification
has been approved.
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Reason: To ensure flood risk is not increased elsewhere.
 The runoff volume from the development to any highway drain, sewer or
surface water body in the 1 in 100 year, 6 hour rainfall event must not
exceed the greenfield runoff volume for the same event. In this respect
further details shall be submitted to the Local Planning Authority for
approval before work commences on site. No work shall be commenced
until a full specification has been approved.
Reason: To ensure flood risk is not increased elsewhere.
 The carriageway, footways, footpaths, cycleways and access roundabout
shall be designed, constructed, drained and lit to a standard suitable for
adoption and in this respect further details, including longitudinal/cross
sections, shall be submitted to the Local Planning Authority for approval
before work commences on site. No work shall be commenced until a full
specification has been approved. These details shall be in accordance with
the standards laid down in the Cumbria Design Guide and Manual for
Streets and shall accord with the principle that the layout must be
internally and externally permeable. These details shall be compatible with
the approved surface water drainage scheme. Any works so approved shall
be constructed before the development is complete.
Reason: To ensure a minimum standard of construction in the interests of
highway safety.
To support Local Transport Plan Policies: LD5, LD7, LD8
 No dwellings shall be occupied until the estate road including footways and
cycleways to serve such dwellings has been constructed in all respects to
base course level and street lighting where it is to form part of the estate
road has been provided and brought into full operational use.
Reason: In the interests of highway safety
To support Local Transport Plan Policies: LD5, LD7, LD8
 Details of all measures to be taken by the applicant/developer to prevent
surface water discharging onto or off the highway shall be submitted to the
Local Planning Authority for approval prior to development being
commenced. Any approved works shall be implemented prior to the
development being completed and shall be maintained operational
thereafter.
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Reason: In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8
 Footways shall be provided that link continuously and conveniently to the
nearest existing footway. The layout shall provide for safe and convenient
access within and to and from the site for pedestrian use and for use by
cycle.
Reason: In the interests of highway safety, accessibility by sustainable transport
modes and to minimise potential hazards.
To support Local Transport Plan Policies: C2, LD5, LD6 LD7, LD8
 Details showing the provision within the site for the parking, turning and
loading and unloading of vehicles visiting the site, including the provision
of parking spaces for visitors, shall be submitted to the Local Planning
Authority for approval. Access to cycle storage should be at least as
convenient as access to car parking and the provision of bespoke cycle
storage should be considered. The development shall not be brought into
use until any such details have been approved and the parking, loading,
unloading and manoeuvring facilities constructed. The approved parking,
loading, unloading and manoeuvring areas shall be kept available for those
purposes at all times and shall not be used for any other purpose.
Reason: To ensure that vehicles can be properly and safely accommodated.
To support Local Transport Plan Policies: LD7, LD8
 The development shall not commence until agreement has been reached
for the funding by the developer of a satisfactory bus service to serve the
development.
Reason: In the interests of highway safety, accessibility by sustainable transport
modes and to minimise potential hazards.
To support Local Transport Plan Policies: C2, LD5, LD6 LD7, LD8
 The access and parking/turning requirements shall be substantially met
before any building work commences on site so that constructional traffic
can park and turn clear of the highway.
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Reason: The carrying out of this development without the provision of these
facilities during the construction work is likely to lead to inconvenience and
danger to road users.
To support Local Transport Policies: LD8
We will, as always, be more than willing to reconsider our view if the applicant were to
show that the issues raised above are addressed.
If you have any queries over this response, please do not hesitate to contact me”.
Environment Agency
“The Environment Agency has no comments to make on the application for the following
reason that it is not listed in the ‘When to consult the EA’ doc or in the DMPO/GDPO.”
United Utilities
“With reference to the above planning application, United Utilities wishes to draw
attention to the following as a means to facilitate sustainable development within the
region.
Drainage Comments
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.
Drainage Conditions
United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:
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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 (inclusive of how the
scheme shall be managed after completion) 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
subsequent replacement national standards.
The drainage scheme submitted for approval shall be in accordance with the
principles set out in the Proposed Drainage Strategy ref: 15131-C-50 dated
12/10/2015 proposing surface water discharging into the watercourse. Unless
otherwise agreed in writing by the Local Planning Authority, no surface water shall
discharge to the public sewerage system either directly or indirectly.
The development shall be completed, maintained and managed in accordance with
the approved details.
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 further details of the site drainage proposals with Developer
Engineer, Josephine Wong, by email at wastewaterdeveloperservices@uuplc.co.uk. For further
information regarding Developer Services and Planning, please visit our website at
http://www.unitedutilities.com/builders-developers.aspx.
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.
Water Comments
Water can be supplied to this development however offsite mains laying and diversions
of a trunk main may be required.
There are water mains that run along the boundary of the site. Our standard conditions
for working adjacent/near pipelines must be adhered too.
The provision of a mains water supply could be expensive.
Our water mains will need extending to serve any development on this site. The
applicant, who may be required to pay a capital contribution, will need to sign an
Agreement under Sections 41, 42 & 43 of the Water Industry Act 1991.
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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.
The level of cover to the water mains and sewers must not be compromised either
during or after construction.
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.
Should this application be approved the applicant must contact our water fittings section
at Warrington North WwTW, Gatewarth Industrial Estate, off Liverpool Road, Sankey
Bridges, Warrington, WA5 1DS
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.”
Natural England
“Natural England has no comments to make on this application.
The lack of comment from Natural England does not imply that there are no impacts on
the natural environment, but only that the application is not likely to result in significant
impacts on statutory designated nature conservation sites or landscapes. It is for the
Local Planning Authority to determine whether or not this application is consistent with
national and local policies on the natural environment. Other bodies and individuals
may be able to provide information and advice on the environmental value of this site
and the impacts of the proposal to assist the decision making process. We advise LPAs
to obtain specialist ecological or other environmental advice when determining the
environmental impacts of development.
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as a
downloadable dataset) prior to consultation with Natural England.”
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Historic Environment Officer (Cumbria County Council)
“Thank you for consulting me on the above planning application.
The applicant has helpfully commissioned a desk-based heritage assessment report.
The results indicate that the development has the potential to negatively impact on the
setting of a number of designated heritage assets. I advise you seek the opinion of
Historic England regarding this issue.
In terms of the impact of the proposed development on archaeological assets, I have
the following comments. The heritage assessment shows that prehistoric finds have
been recovered from the site itself as well the surrounding fields, and that crop marks
indicative of prehistoric agricultural remains and other activity are located nearby.
There was also a World War II military camp situated on the site. There is consequently
the potential for archaeological assets to survive on the site and these would be
disturbed by the construction of the proposed development.
I consider that the application does not provide sufficient information on the impact of
the proposed development on buried archaeological remains. By its nature, the
heritage desk-based assessment cannot establish the extent of buried archaeological
remains surviving on the site. I therefore recommend that, in line with policy D23 of the
Barrow Local Plan and section 12 of the National Planning Policy Framework, additional
information is supplied by the applicant on the significance of any archaeological assets
that may survive within the site and how any such remains would be impacted upon by
the development, prior to the determination of the application. As outlined in policy D23
and also paragraph 12 of the NPPF, I consider that this information should be obtained
by an archaeological evaluation, in this instance a geophysical survey. An informed
judgement can be made as to whether any forthcoming planning consent that may
granted will need to include provisions for the preservation of significant archaeological
assets and for the recording of assets of lower importance.
I note that the heritage assessment states I have been consulted on the proposed
development pre-application and that I advised archaeological work could be secured
by a condition on any planning consent. However, I have no records of such a
consultation ever having taken place.”
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Geoff Dowker, Environmental Health
“Thank you for your consultation on the above application.
I have read the Preliminary Ground Investigation report prepared by Geo Environmental
Ltd, (Ref No: 15131, Dated: September 2015).
The report fulfils the requirements of a complete desk study and has identified potential
pollutant linkages. therefore the report concludes that an intrusive investigation is
needed. I would recommend that any intrusive investigation should mainly focus on
areas around the historic encampment and unidentified land feature towards the upper
centre of the development site.
I would recommend that conditions are imposed on any Planning Consent granted,
based on the following:
1. A Preliminary Investigation has identified potential unacceptable risks,

therefore a Field Investigation and Risk Assessment, conducted in
accordance with established procedures (BS10175 (2011) Code of Practice
for the Investigation of Potentially Contaminated Sites and Model
Procedures for the Management of Land Contamination (CLR11)), shall be
undertaken to determine the presence and degree of contamination and
must be undertaken by a suitably qualified contaminated land practitioner.
The results of the Field Investigation and Risk Assessment shall be
submitted to and approved by the Local Planning Authority before any
development begins.
2. Where

contamination is found which poses unacceptable risks, no
development shall take place until a detailed Remediation Scheme has been
submitted to and approved in writing by the Local Planning Authority. The
scheme must include an appraisal of remedial options and proposal of the
preferred option(s), all works to be undertaken, proposed remediation
objectives, remediation criteria and a verification plan. The scheme must
ensure that the site will not qualify as contaminated land under Part 2A of
the Environmental Protection Act 1990 in relation to the intended use.

3. The approved Remediation Scheme shall be implemented and a Verification

Report submitted to and approved in writing by the Local Planning Authority,
prior to occupation of the development.
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4. In the event that contamination is found at any time when carrying out the

approved development, that was not previously identified, it must be
reported immediately to the Local Planning Authority. Development on the
part of the site affected must be halted and Field Investigations shall be
carried out. Where required by the Local Planning Authority, remediation
and verification schemes shall be submitted to and approved in writing by
the Local Planning Authority. These shall be implemented prior to
occupation of the development.
5. No soil material is to be imported to the site until it has been tested for

contamination and assessed for its suitability for the proposed development.
A suitable methodology for testing this material should be submitted to and
approved by the Local Planning Authority prior to the soils being imported
onto site. The methodology should include the sampling frequency, testing
schedules, criteria against which the analytical results will be assessed (as
determined by the risk assessment) and source material information. The
analysis shall then be carried out as per the agreed methodology with
verification of its completion submitted to and approved in writing by the
Local Planning Authority.”
In addition, the Senior Environmental Protection Officer further advises:
“This large scale housing development has the potential to impact upon the local area
and its residents, therefore I would request that an appropriate Construction
Management Plan is submitted in accordance with the attached standard condition:
Condition: Construction and Demolition Sites – Noise, Dust and Light Management.
6. 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.”
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Planning Policy – (Barrow Borough Council)
The application site is a large greenfield site located in a visually prominent position to
the north east of Barrow in Furness bounded by Dalton Lane and Breast Mill Beck
Road, it is currently in agricultural use. The site has some relevant history in that an
application for residential use was refused in 1981.
The site was put forward for consideration for housing in the early stages of the
emerging Local Plan production in 2013, and was given the site reference REC29.
Issues & Options Draft Local Plan September 2014
The site was included in the Issues & Options Draft Local Plan as a potential Broad
Location and was subjected to assessment to determine its suitability for housing. It was
classified as a greenfield site adjoining the urban boundaries used in part for grazing.
Preferred Options Draft Local Plan June 2015
Following the Issues and Options Draft the Council reviewed all the potential sites
including broad locations to produce a list of preferred sites for housing development.
The application site (REC29) was not taken forward as a preferred site for housing, the
principal reason being ‘the site is important to the character of the settlement edge and
provides a buffer between Barrow and Dalton. The Green Infrastructure Strategy states
that the site should be protected for GI purposes’.
NPPF
Planning Law requires that planning applications are determined in accordance with the
Development Plan unless material considerations indicate otherwise. The Borough’s
Development Plan contains the Saved Local Plan 2001, the Housing Chapter Alteration
2006 and the Barrow Port Area Action Plan 2010.
The NPPF provides guidance for decision makers and is a material consideration when
determining applications.
The NPPF includes a presumption in favour of sustainable development; this means
approving development which is in accordance with the Development Plan without
delay.
Local Plan Policy

Page 108 of 208

PLANNING COMMITTEE
11th October 2016
Paragraph 215 of the NPPF states that due weight should be given to relevant policies
in existing plans according to their degree of consistency with the NPPF.
Policies relevant to the supply of housing are considered to be out-of-date when a
Council cannot demonstrate a 5 year supply of deliverable housing sites (plus 20%
where necessary). They are not considered to be out of date simply because of their
age (NPPG, paragraph 211).
The most relevant policies regarding the principle of development on the site are Saved
Local Plan Policies B3, D1, D3 and D5.
Saved Policy B3
Saved Policy B3 is considered to be a policy relevant to the supply of housing, therefore
its weight is dependent upon the Borough’s housing land supply.
The Council last calculated its housing land supply at the end of the 2014/15 monitoring
period and the results are set out in the Housing Land Statement published in July
2015. The housing land supply is constantly changing as permissions are granted,
developments are completed and permissions expire however, at the end of that period
there was a 5 year supply of deliverable housing sites, plus a 20% buffer brought
forward from later in the Plan period. When the 20% is added the 5 year housing
requirement equates to 756 dwellings. In the Statement the Council identifies sufficient
deliverable sites to provide 916 dwellings over that period.
The reference to the Structure Plan in the first part of Policy B3 is no longer relevant as
the Structure Plan has been revoked.
Criterion i) of the policy states development on unallocated sites should be located
“within the built up area of existing settlements…”. There is no definition of what the built
up area is or where it starts and ends, therefore a judgement needs to be made when
determining applications.
Saved Policy B3 was discussed in the appeal APP/W0910/A/13/2196172 (post-NPPF)
at Schoolwaters Terrace, where the Inspector noted:
“I also find that saved policy B3 of the LP Housing Chapter Alteration 2006 is of
relevance. This relates to residential development on unallocated sites and the
proposal is in conflict with its first criterion, which requires sites to be located within
the built-up area.”
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Whilst the scale of development proposed was different, the sites are similarly located
adjoining settlements. In a recent appeal at Pit Lane Lindal in Furness
APP/W0910/W/15/3035787 the Inspector again stated B3 could be given weight. The
fact that the inspectors referred to and used the policy as a reason for refusal suggests
that they considered the policy to be consistent with the NPPF.
Criterion ii) of Policy B3 refers to the siting, scale and design of the development and its
sensitivity to the local environment. The proposed layout will have to demonstrate how
the design, siting and layout have addressed the surrounding environment.
Saved Policy D1
The proposal conflicts with Saved Policy D1 which safeguards the countryside.
Saved Policy D3
The site lies adjacent to an area designated as a Local Landscape, this policy states
that in these areas priority will be given to landscape conservation. The scale of the
development proposed will have a detrimental effect on the setting of this Local
Landscape.
Saved Policy D5
Although the site adjoins the settlement of Barrow it extends to Breast Mill Beck Road at
it most north easterly edge and thus crests the ridge of the hill towards the settlement of
Dalton. When exiting Barrow from Abbey Road the view represents the last open view
of the green horizon. Any development would be visually prominent reducing the visual
buffer and duration between the developed areas of Barrow and Dalton. This is in clear
conflict with Saved Policy D5 which seeks to refuse development that would result in a
reduction in the clear separation of the settlements of Barrow and Dalton.
Other Saved Policies
Other saved policies may be relevant to the application, such as those relating to design
and impact upon heritage assets, however these have not been listed here as the
principle of the development is not considered acceptable.
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Landscape & Green Wedge Review
The site, combined with the fields to the west of Dalton Lane, fulfils an important role in
contributing to Barrow’s semi-rural settlement edge character on what is a key route in
and out of town. Development of the site would introduce a visually isolated form of
development that would be detrimental to the prevailing character of the `green horizon’
created by the visible composition of undulating landforms with the effect that the
skyline would become building and no longer landscape-dominated. Development of
the site would also serve to enclose the remaining fields changing their character from
semi-rural to semi-urban.
The Council has recently consulted on its Draft Green Infrastructure Strategy. This is an
evidence base document which, once published, will support the new Local Plan. Some
consideration can be given to the GI Strategy although its weight in decision making at
this stage is only very limited given that it is a draft. The Strategy supports the
designation of a Green Wedge (Rakesmoor & Abbey Road) which includes the site, as
it plays a significant role in maintaining the visual and perceptible separation between
Barrow and Dalton as well as protecting the high landscape quality of the traditional
route in and out of the town centre.
Summary
It is considered that development on this site would result in an incongruous, obtrusive
and irreversible form of development that would compromise the openness and sense
of place characteristic of this important section of Abbey Road and its contribution to the
semi-rural settlement edge character of Barrow.
Development in this location would also have the effect of reducing actual and
perceived separation between Barrow and Dalton. The Planning Policy Team consider
the proposal is contrary to current Saved Policy and should therefore be refused.
Building Control
Building Control confirm that a Building regulations application would be required. No
comments are provided at this stage.
Force Crime Prevention Design Advisor, Cumbria Police
“Many thanks for your communication dated 22nd December. I wish to make the
following observations regarding this application, which I have considered from a crime
prevention perspective.
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It is acknowledged that this application is for outline permission and the layout is
indicative only.
However, in the event of an application for full permission being submitted, it would be
beneficial if the applicant implemented the following:
 Design and Access Statement - How crime prevention has been considered as
part of the design of this development ('Design and Access Statements: How to
write, read and use them' CABE 2007)
 Demonstrate compliance with guidance in the Barrow Local Plan on Community
Safety issues to reduce crime and the fear of crime
 Bring forward a layout that ensures all routes are directly overlooked by dwellings
and avoids links/spaces that are obscured from view
 Develop a landscaping scheme (location and choice of species) that does not
compromise surveillance opportunities or unintentionally creates hiding places as
plant elements mature
 Car parking provision that is in-curtilage, where possible
 Incorporate physical boundary treatments that promote ownership and deter
intrusion, as appropriate
 Indicate the specification of dwelling doors and windows to resist burglary
 Indicate the specification of garage doors (if provided) to resist burglary
 Develop a street lighting scheme that enhances surveillance opportunities (i.e.
uniformity values of at least 0.25Uo or higher)
 Incorporate dwelling exterior lighting schemes, utilising low-energy sources,
controlled by photo-electric cell
 Indicate security measures for exterior storage provision (sheds or cycle parking)
to resist burglary
 Consider full or partial compliance with Secured by Design (to achieve Approved
Document Q compliance)
I trust this response is helpful. I shall be pleased to discuss any crime prevention issues
arising from this application.”
Historic England
“Thank you for your letter of 17 December 2015 seeking the views of Historic England
on this outline planning application for approximately 155 dwellings with associated
open space and landscaping (your ref: B07/2015/0707).
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The proposed development occupies a site consisting of two fields on the western side
of Abbey Road and Breast Mill Beck Road, Barrow in Furness. The development has
the potential to impact on the setting of Furness Abbey and its precinct, which is
scheduled as an ancient monument under the provisions of the Ancient Monuments
and Archaeological Areas Act 1979 (as amended) and which lies on the eastern side
of Abbey Road, on the setting of the Abbey House Hotel, which is listed in Grade II*,
and on the settings of a number of buildings and structures which are listed in Grade
II. However, the location of the main Abbey ruins in a deep valley at some distance
from the development site, and the screening of both the Abbey precinct and the
Abbey House Hotel by tall sandstone walls, means that the impact on their settings will
be very limited. Historic England does not consider, therefore, that the impact of the
proposed development on the settings of Furness Abbey, its precinct, and the Abbey
House Hotel is sufficiently harmful to justify the withholding of planning permission on
heritage grounds. Subject to any comments which the County Archaeologist may have
on the potential impact of the proposed development on buried archaeological remains
which may survive on the application site itself, and the need for their assessment and
recording, we have no objection to the grant of planning permission for the proposed
development.”
Cumbria Highways
“Thank you for the opportunity to provide your authority with comments this application.
On 5th January 2016 we recommended that the application was refused because at
that time the applicant had not demonstrated that the development would not have an
adverse impact on the local highway network or on buried archaeological remains.
The decision was delayed and further information has been received, the County
Council has the following comments to make:
Historic environment
This development has the potential to negatively impact on the setting of a number of
archaeological assets which could be disturbed by the construction of the proposed
development. We asked that the developer provided further information on the impact of
the proposed development on buried archaeological remains so that an informed
judgement can be made as to whether this proposal is appropriate but no further
information has been received. It is therefore still recommend that, in line with policy
D23 of the Barrow Local Plan and section 12 of the National Planning Policy
Framework, additional information is supplied by the applicant on the significance of any
archaeological assets that may survive within the site and how any such remains would
be impacted upon by the development, prior to the determination of the application. This
should include a geophysical survey.
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Transport Assessment
o
Although improved, it is still considered that the submitted Transport Assessment
is still not completely satisfactory and the County Council as Local Highway Authority
has the following comments to make:o
We commented that speeding control measures are needed to lower the vehicle
speed and avoid accidents. The developer responds that the proposed roundabout will
form a calming feature and reduce the speeds from the current 33/35mph along the
route, additional signage in advance will further emphasise the change. This may be the
case or it may prove that further traffic calming measures are required. This can be
reviewed at the detailed design stage.
o
We disagreed with the TA’s conclusion that no safety issue on the highway
network required more detailed consideration. We identified clusters of accidents that
we were concerned about but have not received the accident type and injury information
we asked for. It is however our view that this point would not amount to a severe impact
on the network and would therefore not be sufficient to sustain a recommendation of
refusal.
o
We have agreed that there are no committed developments that will have a real
impact on this site.
o
We have received a TA Addendum which included junction capacity analysis
using appropriate software. A growth factor was used so that the impact on the highway
network could be tested for the application year of 2016, and for 5 years into the future
in 2021. This is as we had asked for and the analysis shows that all junctions will
operate within capacity with the proposed development in 2021. The Abbey Road
/Hawcoat Lane / Hallow Lane junction will reach a Degree of Saturation of 88% (from a
base of 83%) but it is generally considered that a Degree of Saturation (DoS) of less
than 90% is acceptable in terms of demonstrating that the junction can operate
effectively. Traffic flow diagrams were also provided as asked.
o
A detailed layout of the proposed site access roundabout has been provided and
the junction operation has been modelled. It has been designed as a compact
roundabout with cycle infrastructure and continental design geometry which is safer for
cyclists. A new footpath is shown extending along Dalton Lane and connecting with
existing footways which is welcome.

Page 114 of 208

PLANNING COMMITTEE
11th October 2016
Conclusion
Although the Local Highway Authority and the Lead Local Flood Authority has no
objection to this application, The County Council have no alternative but to recommend
refusal due to the following reason:Inadequate information has been submitted to satisfy the Local Planning Authority that
the proposal is acceptable in terms of historic environment
To support Local Transport Plan Policy: LD7, LD8 and Barrow Local Plan Policy D23.
If you were minded to approve this application then we would request that the following
conditions should be included in any consent you might grant:
o
The applicant shall enter into a suitable worded legal agreement to provide for
the formalising, monitoring and periodic monitoring of a Travel Plan to the amount of
£6600. The travel Plan shall identify the measures that will be undertaken by the
developer to encourage the achievement of a modal shift away from the use of private
cars to visit the development to sustainable transport modes.
Reason: To aid in the delivery of sustainable transport objectives.
To support Local Transport Plan Policies: WS1, LD4
o
Prior to the commencement of any development, an archaeological evaluation
including a geophysical survey shall be submitted to and approved in writing by the
Local Planning Authority. The evaluation must contain information on the significance of
any archaeological assets that may survive within the site and how any such remains
would be impacted upon by the development and include provisions for the preservation
of significant archaeological assets and for the recording of assets of lower importance.
Reason: To ensure that archaeological assets are preserved for the benefit of future
generations.
To support Barrow Local Plan policy D23.
o
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 (inclusive of how the
scheme shall be managed after completion) shall be submitted to and approved in
writing by the Local Planning Authority before work commences on site. No work shall
be commenced until a full specification has been approved.
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Reason: To ensure flood risk is not increased elsewhere.
o
Prior to commencement the surface water system in which it is proposed to
discharge must be investigated to ensure it is capable of receiving existing flows plus
the proposed discharge from the development. Remedial action must be taken by the
developer if required.
Reason: To ensure flood risk is not increased elsewhere.
o
The peak runoff rate from the development for the 1 in 1 year rainfall event and
the 1 in 100 year rainfall event must never exceed the peak greenfield runoff rate for the
same event. In this respect further details shall be submitted to the Local Planning
Authority for approval before work commences on site. No work shall be commenced
until a full specification has been approved.
Reason: To ensure flood risk is not increased elsewhere.
o
The runoff volume from the development to any highway drain, sewer or surface
water body in the 1 in 100 year, 6 hour rainfall event must not exceed the greenfield
runoff volume for the same event. In this respect further details shall be submitted to the
Local Planning Authority for approval before work commences on site. No work shall be
commenced until a full specification has been approved.

Reason: To ensure flood risk is not increased elsewhere.
o
The carriageway, footways, footpaths, cycleways and access roundabout shall
be designed, constructed, drained and lit to a standard suitable for adoption and in this
respect further details, including longitudinal/cross sections, shall be submitted to the
Local Planning Cumbria County Council Authority for approval before work commences
on site. No work shall be commenced until a full specification has been approved.
These details shall be in accordance with the standards laid down in the Cumbria
Design Guide and Manual for Streets and shall accord with the principle that the layout
must be internally and externally permeable. These details shall be compatible with the
approved surface water drainage scheme. Any works so approved shall be constructed
before the development is complete.
Reason: To ensure a minimum standard of construction in the interests of highway
safety.
To support Local Transport Plan Policies: LD5, LD7, LD8
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o No dwellings shall be occupied until the estate road including footways and
cycleways to serve such dwellings has been constructed in all respects to base course
level and street lighting where it is to form part of the estate road has been provided and
brought into full operational use.
Reason: In the interests of highway safety
To support Local Transport Plan Policies: LD5, LD7, LD8

o
Details of all measures to be taken by the applicant/developer to prevent surface
water discharging onto or off the highway shall be submitted to the Local Planning
Authority for approval prior to development being commenced. 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
o
Footways shall be provided that link continuously and conveniently to the nearest
existing footway. The layout shall provide for safe and convenient access within and to
and from the site for pedestrian use and for use by cycle.
Reason: In the interests of highway safety, accessibility by sustainable transport modes
and to minimise potential hazards.
To support Local Transport Plan Policies: C2, LD5, LD6 LD7, LD8
o
Details showing the provision within the site for the parking, turning and loading
and unloading of vehicles visiting the site, including the provision of parking spaces for
visitors, shall be submitted to the Local Planning Authority for approval. Access to cycle
storage should be at least as convenient as access to car parking and the provision of
bespoke cycle storage should be considered. The development shall not be brought into
use until any such details have been approved and the parking, loading, unloading and
manoeuvring facilities constructed. The approved parking, loading, unloading and
manoeuvring areas shall be kept available for those purposes at all times and shall not
be used for any other purpose.
Reason: To ensure that vehicles can be properly and safely accommodated.
To support Local Transport Plan Policies: LD7, LD8
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o
The development shall not commence until agreement has been reached for the
funding by the developer of a satisfactory bus service to serve the development.
Reason: In the interests of highway safety, accessibility by sustainable transport modes
and to minimise potential hazards.
To support Local Transport Plan Policies: C2, LD5, LD6 LD7, LD8
o
The access and parking/turning requirements shall be substantially met before
any building work commences on site so that constructional traffic can park and turn
clear of the highway.
Reason: The carrying out of this development without the provision of these facilities
during the construction work is likely to lead to inconvenience and danger to road users.
To support Local Transport Policies: LD8
We will, as always, be more than willing to reconsider our view if the applicant were to
show that the issues raised above are addressed.
If you have any queries over this response, please do not hesitate to contact me.”
Comments from Historic Environment 13/05/16
“Thank you for re-consulting me on the above planning application.
The applicant has helpfully commissioned an archaeological geophysical survey of the
site, as I recommended in a letter to you dated 9th December 2015. The results indicate
that archaeological remains associated with the World War II military camp survive on
the site. Furthermore, the earlier desk-based heritage assessment report for the site
advised that there is a high potential for Neolithic finds, given that a prehistoric scraper
has been recovered from the site. Such finds would not have been highlighted by the
geophysical survey. I therefore consider that the construction of the proposed
development will disturb archaeological assets of local significance and also has the
potential to disturb currently unknown assets of local significance.
In light of this, I recommend that, in the event planning consent is granted, the site is
subject to archaeological investigation and recording in advance of development. I
advise that this work should be commissioned and undertaken at the expense of the
developer and can be secured through the inclusion of a condition in any planning
consent. I suggest the following form of words:
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No development shall commence within the site until the applicant has secured the
implementation of a programme of archaeological work in accordance with a written
scheme of investigation which has been submitted by the applicant and approved by the
Local Planning Authority.
This written scheme will include the following components:
i)
An archaeological evaluation;
ii)
An archaeological recording programme the scope of which will be
dependant upon the results of the evaluation;
iii)
Where significant archaeological remains are revealed by the programme of
archaeological work, a post-excavation assessment and analysis, preparation of a site
archive ready for deposition at a store approved by the Local Planning Authority,
completion of an archive report, and submission of the results for publication in a
suitable journal.
(Reasons: To afford reasonable opportunity for an examination to be made to determine
the existence of any remains of archaeological interest within the site and for the
preservation, examination or recording of such remains)
Please do not hesitate to contact me if you have any queries regarding the above”
Envirotech
“The site lies near to European designated sites, the Morecambe Bay Special
Protection Area, Duddon Estuary Special Protection Area, the Morecambe Bay Special
Area of Conservation and Ramsar site, and to Nationally designated Morecambe Bay
and Duddon Estuary SSSIs.
Natural England were consulted in respect of the proposal and impacts on these
statutory protected sites. Their response was
“Natural England has no comments to make on this application.
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The lack of comment from Natural England does not imply that there are no impacts on
the natural environment, but only that the application is not likely to result in significant
impacts on statutory designated nature conservation sites or landscapes. It is for the
Local Planning Authority to determine whether or not this application is consistent with
national and local policies on the natural environment. Other bodies and individuals may
be able to provide information and advice on the environmental value of this site and the
impacts of the proposal to assist the decision making process. We advise LPAs to
obtain specialist ecological or other environmental advice when determining the
environmental impacts of development.
We recommend referring to our SSSI Impact Risk Zones (available on Magic dataset)
prior to consultation with Natural England.”
An extract from the SSSI Impact zone assessments is shown below (Figure 1).
Figure 1-
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Residential development as proposed, falls outside the scope of works which would
require consultation with Natural England in respect of potential impacts on statutory
protected sites.
There is a low potential for polluted surface water drainage during construction
/operation reaching Dane Ghyll Beck during construction, this appears to flow via Mill
Beck into Morecambe Bay designated sites. A CEMP is proposed for construction and
during the operational phase all surface water will be triple filtered prior to discharge off
site. The CEMP and surface water treatment can be conditioned and will result in no
foreseeable likelihood of any significant effects upon the Morecambe Bay SPA, SAC,
SSSI, RAMSAR sites.
We consider there is a low potential for additional recreational pressure to be excreted
on the Statutory protected sites. Significant areas of POS and linkage to existing
footpaths are proposed at the site. In addition visitor packs can be provided to all new
households detailing available recreational resources locally and providing information
on the sensitivity of the protected sites locally. There is no foreseeable likelihood of any
significant effects upon the Morecambe Bay SPA, SAC, SSSI, RAMSAR site from
increased recreational pressure.
Only three ponds lie within 500m of the site without significant barriers to the dispersal
of amphibians from them to the development site. Access to two of the ponds (370m
and 433m from the site boundary) has been denied by the landowner. Assessments of
the third (70m from the site boundary) have been undertaken and it was found to be dry
having been infilled some time ago (Figure 2).
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The development site has been in arable cultivation resulting in significant and
sustained ground disturbance. The hedgerow affected is poorly connected to ponds in
the local landscape. No scrub, woodland or waterbodies are directly impacted or lost by
the proposal.
Two night time terrestrial searches were undertaken comprising a walked transect of the
boundary hedgerows using torches on damp evenings after dark on the 12th April and
22nd April 2016. Surveys were undertaken by appropriately licenced surveyors. No
amphibians were recorded.
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The terrestrial habitats on site and their linkage to ponds in the local are sufficiently poor
that we consider impacts on Great Crested Newts are not reasonably foreseeable.
The development site is in close proximity to a Strategic Urban Corridor and existing
residential units. A footpath passes close by the site. The habitats on site and proximity
to an urban area provide low quality habitat for birds associated with the SPA. The site
is too remote from the estuary for use as a high tide roost by waders. A records search
and desktop survey did not reveal significant populations of birds associated with the
SPA using the site.
The current proposal is in outline only. Full details of the landscaping scheme and layout
to include mitigation and compensation for Bats will be provided at the reserved matters
stage. Bat surveys have shown only a low level of use of the site with no bat roosts
present. Otters and Badgers have already been shown not to occur on site. Additional
assessments on the 12th and 22nd April using torches at night did not record badger
foraging activity over the application site or land adjacent.
An indicative landscape master plan for the site has been produced (Figure 3).
This incudes new woodland planting, aquatic habitat and public open space. Given the
extensive amount of habitat creation and public open space being created, ecological
impacts and the off site movement of new residents for recreation will be further
reduced.
Therefore based upon our assessment of the proposed works, we conclude that there is
no reasonably foreseeable likelihood of any significant effects upon the Morecambe Bay
SPA, SAC, SSSI, RAMSAR site. We note that Natural Englands consultation response
to the application was to confirm this assessment and as such we consider an ES is not
warranted on ecological grounds.
We also consider negative impacts on Great Crested Newts, Badgers, Otters and Bats
are not reasonable foreseeable.”
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WYG Environment Planning Transport Ltd – Heritage Assessment
Following the withdrawal of the application from Planning Committee on the 2nd
February 2016, WYG Environment Planning Transport Ltd were commissioned to carry
out an independent assessment of the applicants heritage submissions and to provide
commentary relating to a triangular parcel of land immediate to the south of the
application site together with some conclusions of the effects of the proposed
development on adjacent heritage assets. The report from WYG is set out below:
“Thank you for consulting us on this application and on the supporting documents.
We have read both the Desk Based Heritage Assessment and reviewed the design
proposals and other information provided by the client and considered the contents and
conclusions. This response is only concerned with the above ground designated
heritage assets, as the below ground heritage assets have been considered separately
and responded to by Cumbria County Council who provide this advice to the LPA in
these matters.
Heritage Desk Based Assessment (NAA October 2015)
The applicant’s heritage desk-based assessment presents an adequate summary of the
identified historic environment resource on and around the proposed development site.
We further comment as follows:
The heritage assessment has been undertaken in accordance with CIfA
(Chartered Institute for Archaeologists) standards and guidance for historic
environment desk-based assessments;
 The assessment of setting has been undertaken in accordance with English
Heritage Good Practice Advice Note in Planning No. 3: the Setting of Heritage
Assets;
However Google Earth street view photos should not be used in a formal report
such as this and should have been replaced by photographs taken by the
applicants consultants as on site photographs are more reliable in presenting on
site evidence.
The assessment has considered all of the designated heritage assets in the vicinity that
may have their settings affected by the development. The applicant’s consultants’
completing the setting assessment and included site visits to assess the actual
conditions on the ground.
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The assessment has described each of the heritage assets, has described their setting,
but also importantly has described the contribution that setting makes to the significance
of the heritage assets.
The assessment identifies that the current appearance of the (vacant) development site
makes an important role in contributing to the setting of the heritage assets by providing
a buffer to encroaching urbanisation and allowing the assets to be seen within a green
context when approaching along Abbey Road (para 5.13 and 5.39).
These comments in relation to the importance of the Abbey Road corridor being a buffer
corridor, which makes an important contribution to the setting of heritage assets is a key
factor in the appreciation of these designated heritage assets. However the
assessment’s claim (para 5.13 and 5.19) that the undeveloped zone between Abbey
Road and the proposed development site is of medium sensitivity is questionable. This
undeveloped zone represents the setting of key designated heritage assets. The
undeveloped zone, of which the development site is a part, may be able to
accommodate some change if the proposed development is designed appropriately –
however this will depend on the specific design proposals.
Assessment of Impacts on Significant Heritage Assets (paras 7.12 – 7.23)
The heritage assessment has considered the following key designated heritage assets
and in relation to the operational impacts on these assets from the completed proposed
development we would comment as follows:
Designated Heritage
Asset

Heritage Assessment
Rating

WYG Reviewers Rating

Furness Abbey Scheduled
Monument
Furness Abbey
Conservation Area
Grade 2* listed Abbey
House Hotel
Grade 2 listed North Lodge
to Abbey House
Abbey Gate Cottages ,
Abbey Gateway and
Drinking Fountain

Minor Adverse

Adverse

Minor Adverse

Adverse

Minor Adverse

Adverse

Minor Adverse

Adverse

Moderate Adverse

Major Adverse
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The heritage assessment correctly points out that the area of undeveloped land
between the main designated heritage assets situated along Abbey Road, make an
important contribution to the setting of these heritage assets. The operational impacts
from the completed development cannot necessarily rely solely on landscaping to
shield/maintain an adequate buffer between the development and the designated
assets and the impacts, and in our opinion, will be adverse to major adverse.
The inclusion of mitigation in the form of soft landscaping will not necessarily by itself,
remove the effects on the setting, just reduce them.
However, for Furness Abbey the Vale of Nightshade is considered the most significant
area of landscape to contribute to the setting of the asset and that would not be affected
by the development.
The assessment also identifies potential for earlier archaeological remains to be present
(this aspect has been commented upon by Jeremy Parsons Historic Environment
Officer, Cumbria County Council).
It is our opinion that the conclusions reached, as described in sections 9.1; 9.2; 9.3 and
9.4 of the applicant’s assessment are reasonable. However, it is unclear how their
recommendation stated within section 9.4 in consideration of NPPF 132 – 134; Local
Plan Policy D15 and D22, ‘it is recommended that a primary objective of the
development design should be to ensure that any adverse visual intrusion on these
designated assets arising from the new built elements in the south field, is minimised as
much as possible, particularly with respect to the entrance to the Abbey Approach’, will
be secured in the delivery of the development.
We would recommend that the applicant is asked to provide more details on how this
recommendation will be delivered as the approach suggested is a useful one. However,
there is reference to the landscape strategy in section 7.2-7.4 – but this is unclear on
whether the landscape strategy will be an adopted document and therefore form design
parameters. Alternatively the Local Planning Authority should consider how it can
secure these design objectives through the submission of reserved matters. This should
include considerations of layout, building orientation, density, building height and soft
landscaping.
Although the proposed development has the potential to impact on the setting of
Furness Abbey, the Abbey House Hotel and on the settings of a number of Listed
Buildings, in reality the impact on the main Abbey ruins, which are situated in a deep
valley at a reasonable distance from the development site, together with the screening
effect on both the Abbey precinct and the Abbey House Hotel, we consider that the
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impacts on these settings will be limited, but other listed buildings situated along Abbey
Road will be visually impacted upon.
The potential impacts, as outlined within the applicant’s heritage desk based
assessment and our comments above, does not necessarily justify refusal of this
application on heritage grounds. The impact is considered to be less than substantial
harm on the designated heritage assets in line with NPPF if the proposed mitigation
measures are adopted. There will be less than substantial harm on the setting of some
designated heritage assets. It is for the LPA to weigh the public benefits of the
development as a whole against the less than substantial harm to the setting of these
heritage assets.
However, this particular application for this proposed development is an application
which is in isolation to any other applications in this part of Barrow, therefore the
impacts on heritage assets cannot, in relation to this application, be reviewed in relation
to cumulative impacts on Furness Abbey and the other designated heritage assets
situated along Abbey Road, from other developments which may be brought forward.
The Triangle Piece of Land
The triangle piece of undeveloped land to the south of the application site east of
Furness General Hospital, together with the proposed development site, forms a buffer
between the significant heritage assets situated along Abbey Road and the proposed
development site of the current application. In relation to specific comments on the
triangle piece of land, please note the following key points:
There are no statutory heritage designations on this land;
The heritage assessment has identified Neolithic flint scatter found on the site
(site 38);
There are designated heritage assets in proximity – The Furness Abbey
Scheduled Monument; Conservation Area; listed buildings situated along Abbey
Road;
The triangle parcel of land makes an important contribution to their setting
through preserving a distinct rural buffer zone between the urbanisation of
Barrow and the designated heritage assets;
Development on the site would adversely impact on the setting of the designated
heritage assets and any proposals for development would be highly dependent
on the layout, density and design of any proposals;
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However key areas of the site would need to retain a substantial buffer zone to
preserve the setting; e.g. the green corridor along Abbey Lane?
The Council may need to consider a secure design/design parameters on the site
e.g. adoption of a design brief, requiring parameters plans with any outline
application to secure greenspace/layout etc.? This would still compromise the
setting of the designated heritage assets.
Summary
The application for the proposed development site in heritage terms, does impact on the
setting of designated heritage assets along Abbey Road, however the visual impacts on
the main ruins of Furness Abbey are very limited due to the Abbey’s location.
However, the development site makes an important contribution to the setting of the
designated heritage assets in conjunction with the triangle piece of land as a buffer
between Abbey Road and the boundary of Barrow.
Landscaping would only reduce the visual impacts and a green corridor along the
southern boundary may be more appropriate to retain a sense of setting”
WYG Environment Planning Transport Ltd – Landscape Review
Following the withdrawal of the application from Planning Committee on the 2nd
February 2016, WYG Environment Planning Transport Ltd were commissioned to carry
out an independent assessment of the applicant’s Landscape & Visual Impact
Assessment of the application site, together with an assessment of an adjoining
triangular parcel of land south of the application site and to provide some conclusions to
better inform this report. The report from WYG is set out below:
“Executive Summary
This document has been prepared in order to inform the case officer’s report in relation
to the proposed development and future proposed developments on the Dalton Road
Site and surrounding area.
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Review of Proposed Oakmere Homes Development site north of Dalton
Lane
From this preliminary landscape and visual study of the site, and considering the
landform and surrounding visual receptors, the wider site is considered to have a low
capacity to accommodate housing development. Development of this site would be
situated on a localised ridgeline and would be visually prominent to the adjacent
receptors. The site is currently seen as an extension to the adjacent countryside to the
north, east and south. Due to the size of the site, it would not be possible to plant
sufficient screen planting on the boundaries to screen the development, although any
proposed vegetation is likely to filter the view of the built development.
There may be some potential for limited development on the western boundary of the
site assuming this is sensitively addressed in relation to the adjacent residential
receptors and the development still affords screening from Abbey Road by the localised
ridgeline.
Review of triangular site South of Dalton Lane
From this preliminary landscape and visual study of the site, and considering the
landform and surrounding visual receptors, the site is considered to have a low capacity
to accommodate housing development. Any development on this site would be situated
on a localised ridgeline and would be visual prominent to the adjacent receptors. The
site is currently seen as an extension to the adjacent countryside to the north and, east.
Any screen planting on this site is unlikely to be able to screen a development from the
surrounding visual receptors. However, should any development be proposed on this
site, vegetation would be required to soften the view of the built form
Review of Landscape and Visual Impact Assessment for Land at Dalton Lane,
Barrow, submitted on behalf of the applicants by PDP Associates
From a review of the Landscape and Visual Impact Assessment we consider that
insufficient information has been provided within the assessment and in a number of
places the assessment is not clear as to its conclusions or rationale. The assessment
includes some crossover between assessing landscape and visual impacts and effects,
which places a question over the findings; it is not clear nor justification provided as to
why some areas have been chosen as landscape receptors or how the viewpoint
assessment carried out has fed into the summary of assessment table.
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We consider the report to not follow current Landscape Institute guidance on
presentation of photography and the methodology nor does it follow current guidance in
its use of a matrix to assess effects with no supporting text to justify the outcomes.
There is no information provide on construction impacts and effects, and the
conclusions that have been drawn do not have any explanations in a number of cases.
The assessment of the impact and effect of the development also appears to have been
underplayed in a number of cases.
Introduction
This report has been prepared by chartered Landscape Architects at WYG for Barrow in
Furness Borough Council in relation to the proposed Oakmere Homes development, off
Dalton Lane, Barrow in Furness. The report consists of 3 sections to address the
Council’s key concerns:
1) A review of the existing site of the proposed Oakmere Homes development off
Dalton Lane;
2) A review of the ‘Triangle site’ lying to the immediate south of the proposed
Oakmere Homes development site; and
3) A review of the Landscape and Visual Impact Assessment (LVIA) prepared by
PDP Associates for ‘Land at Dalton Lane, Barrow’ for Oakmere Homes (not
dated).
This document has been prepared in order to inform the case officer’s report in relation
to the proposed development and future proposed developments on the site and
surrounding area.
Review of Proposed Oakmere Homes Development site north of Dalton Lane
Introduction
The Site north of Dalton Lane was visited on the 11th February 2016 by a chartered
landscape architect to carry out a preliminary landscape and visual analysis of the site
and surrounding area in relation to a proposed housing development on the site. There
is no public access on to the site and the site was not accessed at the time of the site
visit, however it was observed from the perimeter roads and footpaths and the
surrounding area.
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The following preliminary analysis addressed the landscape and visual qualities of the
site and initial thoughts on its capacity to accommodate a housing development of a
similar scale to that proposed on the site. This report does not address any historic
issues in relation to the site, including the setting of Furness Abbey, which are
addressed in a separate report.
The site was visited on a cold but clear morning with good visibility for the majority of
the visit reduced to poor visibility during a downpour. It is noted that the majority of the
vegetation was not in leaf.
Landscape features and qualities of the site
The site has been identified as lying within the National Character Area 7: West
Cumbria Coastal Plain (as defined by Natural England) and Sub Type 5c Rolling
Lowland (from the Cumbria Landscape Character Guidance and Toolkit). As defined
with the LVIA prepared by PDP, the key characteristics of this character area include:
Open undulating and rolling topography;
Lowland agricultural landscape dominated by pasture;
Hedges and hedgerow trees are common on lower ground and sparse on higher
ground; and
Some scrub woodland.
The applicant’s LVIA identified that the vision for development within Sub type 5c
includes that ‘without careful management planned and incremental expansion could
erode the landscape character’.
From the site visit undertaken, the site was identified as currently in agricultural use with
the field in the south east being used for arable use and contained a maize crop. The
site is defined on the southern boundary by a low hedgerow with some hedgerow trees,
adjacent to Dalton Road; to the south east corner by a stone wall approximately 1.6m in
height, with some trees along the boundary, adjacent to Abbey Road; to the east by a
stone wall varying in height for part and a hedgerow for the majority of the boundary,
adjacent to Breast Mill Road; to the north by a hedgerow; and to the west by the rear
gardens of housing at The Crescent and vegetation in the gardens of properties at Dane
Ghyll. Boundaries defining the fields within the site comprise both post and rail fencing
and hedgerows.
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The key feature of the site is its topography as the site forms a localised ridge within the
immediate area. The ridge is evident running in a north south direction and creates a
visual and physical barrier between the residential housing within Hawcoat and Abbey
Road and the adjacent Furness Abbey and associated buildings to the east. This ridge
line runs from the site south into the open field lying south of the site and Dalton Road
and only levels out at its juncture with Dane Gill Beck adjacent to the junction of Abbey
Road and Rating Lane. Within the site itself, the landform crates a visual boundary
running through the centre of the site, along the central hedge boundary, running east to
west, and the northern boundary of the site is not visible from Dalton Road.
The residential areas of The Crescent and Dane Ghyll adjoin the site boundary to the
west. Although these properties were not accessed at the time of the visit, it is noted
that little vegetation lines the garden boundaries of the properties within the Crescent,
with more substantial mature vegetation lining the boundary adjacent to Dane Ghyll.
Breast Mill Beck Court is a group of properties adjacent to the site boundary at the north
east corner. Its boundary with the site is defined by a stone wall (approximately 1m in
height). Some mature vegetation is present in the gardens of these properties although
the rear of one of the properties is easily visible from Breast Mill Road.
Landscape features of the site are limited, but include the existing trees, hedgerow and
stone wall boundaries. The key feature of the site is its landform and its ability to create
a landscape barrier, through landform, between the Hawcoat area and the Abbey Road
approach road into Barrow-in-Furness. This landscape barrier also helps to reinforce
the distinct separation between the settlements of Dalton-in-Furness and Barrow-inFurness, providing a landscape buffer to the listed buildings associated with Furness
Abbey to the east.
Visual Qualities of the site
As described in 3.2, the site lies along a ridge which creates a visual barrier as well as
the landscape barrier described. The following describes the existing baseline views
around the area and the visual qualities the site offers.
Views from the East of the Site
The site is clearly visible from visual receptors located to the east of the site. These
receptors include vehicle occupants on Abbey Road, and Breast Mill Road; and
residential receptors at Breast Mill Court, and Abbey Gate Cottages; and views from
some windows of the Abbey House Hotel. Clear views are available from both ground
floor and upper storey windows from a number of these properties.
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When viewing the site from the eastern boundary at ground floor level, the landform
creates a visual barrier screening all views of the Hawcoat residential area. Views of the
top of Furness General Hospital can be seen from some locations along the eastern
boundary, but apart from this, the built development within Hawcoat is screened from
view.
Vegetation around the site boundary and property boundaries may provide some
screening during summer months, however, during winter months clear views are
available into the site.
Any development on the site would be clearly visible to these receptors.
Views from the South of the Site
The site is clearly visible from visual receptors located to the south of the site. These
include travellers on Dalton Lane; residential receptors at Dane Ghyll; and users of
Furness General Hospital.
When viewing the site from the south, views are only available towards the central
hedgerow running east to west, with the rooftops of the properties at Breast Mill Beck
Court visible. It is anticipated that views over the whole site will be available from areas
within the Furness General Hospital. Views are also anticipated immediately onto the
site from the property situated on the north of Dalton Lane, which appears to have little
vegetation in the rear garden screening any views north.
Any development on the site would be clearly visible to these receptors.
Views from the West of the Site
The site is clearly visible from visual receptors located to the west of the site. These
include the residential receptors at Dane Ghyll and The Crescent.
Properties within The Crescent backing onto the site appear to have little vegetation to
their rear gardens and therefore clear views into the site are anticipated. The rear of a
number of properties could be viewed from the footpath running from Glenridding Drive
in a north east direction.
Properties within Dane Ghyll face towards the site and are anticipated to have some
degree of view into the site, with existing vegetation providing some screening.
Properties within Dane Ghyll are visible from Dalton Road, so views are anticipated into
the site.
Any development on the site would be clearly visible to these receptors.
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Views from the north of the Site
The site is visible from the footpath running in an east west direction 0.17km north of the
site. The northern hedgerow boundary of the site is visible, adjacent to the properties at
Breast Mill Beck Court. The properties within The Crescent are visible from the western
end of the path, becoming less visible as the path drops to the east and the landform
screens the view of the properties.
Any development on the northern part of the site would be clearly visible to receptors
using this footpath.
Views within the Wider Area
In correlation with reviewing the LVIA, a number of views were visited in the wider area;
these include viewpoints at Rakesmoor Farm and the junction of Abbey Road and Long
Lane. From Rakesmoor Farm, the rooftops of properties at The Crescent were visible,
however, existing residential development screened the site from this location. Should
properties be constructed on the site, their rooftops are likely to be visible from this
location.
From the junction of Abbey Road and Long Lane, the properties at Breast Mill Beck
Court are visible on the horizon. The site was difficult to pick out due to distance and
orientation, however, should properties be constructed on the site, they are likely to be
visible on the horizon, adjacent to the Breast Mill Beck Court properties.
Capacity to accommodate housing development
From this preliminary landscape and visual study of the site, and considering the
landform and surrounding visual receptors, the wider site is considered to have a low
capacity to accommodate housing development. Development this site would be
situated on a localised ridgeline and would be visually prominent to the adjacent
receptors. The site is currently seen as an extension to the adjacent countryside to the
north, east and south. Due to the size of the site, it would not be possible to plant
sufficient screen planting on the boundaries to screen the development, although any
proposed vegetation is likely to soften the view of the built development.
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Construction of housing on the wider site would introduce housing into the view from the
east of the site, a view which currently has no view of the housing within Hawcoat due
to the screening function the site landform provides. The character of the landscape to
the east of the site is more associated with the historic nature of the conservation area
and listed building along Abbey Road and the introduction of housing within this view
may be detrimental to this landscape character. The site currently provides a transitional
landscape space between the existing housing and the existing Furness Abbey
Conservation Area.
Built development would also be clearly visible from the areas to the west and south
and although seen as an extension to the residential area of Hawcoat, it would reduce
the visual and physical separation between this area and Dalton-in-Furness. It would
not be possible to screen the visual effects of a development on this site from the
adjacent residential receptors through planting alone.
There may be some potential for limited development on the western boundary of the
site assuming this is sensitively addressed in relation to the adjacent residential
receptors and the development is still screened from view from Abbey Road by the
existing localised ridgeline.
Review of triangular site South of Dalton Lane
Introduction
The Site south of Dalton Lane was visited on the 11th February 2016 by a
chartered landscape architect to carry out a preliminary landscape and visual
analysis of the site and surrounding area in relation to likely future housing
development proposals on the site. There is no public access on to the site and
the site was not accessed at the time of the site visit, however it was observed
from the perimeter roads and footpaths and the surrounding area.
The following preliminary appraisal identifies the landscape and visual qualities of the
site and initial professional judgement on its capacity to accommodate housing
development on the site. This report does not address any historic issues in relation to
the site, including the setting of Furness Abbey, which are addressed in a separate
report.
The site was visited on a cold but clear morning with good visibility for the majority of
the visit reduced to poor visibility during a downpour. It is noted that the majority of the
vegetation was not in leaf.
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Landscape features and qualities of the site
The site lies within the National Character Area 7: West Cumbria Coastal Plain (as
defined by Natural England) and Urban Area (from the Cumbria Landscape Character
Guidance and Toolkit).
The site is currently used for agricultural use and was being used for sheep grazing at
the time of the site visit.
The site is triangular in shape, with an eastern boundary along Abbey Road, northern
boundary along Dalton Lane and western boundary along Dane Gill Beck. The site is
grassland, bound to the east by a 1.5m high wall (approximate) lying adjacent to the
footpath along Abbey Road. The site is situated at a higher ground level to the
pedestrian footpath, slightly below the summit of the wall. The northern boundary is
bound by a maintained hedgerow running adjacent to Dalton Lane. The western
boundary is defined by vegetation running along Dane Gill Beck.
The topography of the site is a key feature as it forms the end of a localised ridge in the
landscape. The ridge extends from north of Dalton Lane and extends south into this
site, dropping at the southern tip to meet Dane Gill Beck. The ridge forms a distinct
separation between Abbey Road and the existing built development with Hawcoat. As
well as a physical separation, this area of land creates a visual separation between the
built development of Hawcoat and the landscape to the east around Furness Abbey,
screening residential and hospital areas until the landform drops and opens up wider
views.
Immediately to the east of the site lies the landscape associated with Furness Abbey.
This is predominantly a wooded landscape with the listed buildings of the Hotel and
Abbey Gate Cottages clearly visible. An avenue of mature trees runs along the main
Abbey Road, creating a mature feel to the landscape. The landform of the site creates a
backdrop to this landscape and restricts views towards the built development within
Hawcoat beyond.
To the west of the site lies Furness General Hospital. This is situated on elevated
landform and is a prominent building in the surrounding landscape. A public footpath
runs south of the hospital building, cutting across an area of grassland just off Abbey
Road, to the south of the site.
Landscape features of the site include the boundary stone wall to the eastern boundary
and the vegetation running along the beck. The majority of the site is clear of any
vegetation, other than grass, and its landform is its most prominent feature creating a
distinct separation between the Furness Abbey in the Vale of Nightshade and the
residential area of Hawcoat.
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Visual Qualities of the site
As described in 4.2, the site lies along a ridge which creates a visual barrier as well as
the landscape barrier described. The following describes the existing baseline views
around the area and the visual qualities the site offers.
Views from the East of the Site
The site is clearly visible from visual receptors located to the east of the site. These
receptors include travellers on Abbey Road; residential receptors at Abbey Gate
Cottages; and views from some windows of the Abbey House Hotel.
When viewing the site from the eastern boundary, the landform creates a visual barrier,
screening all views of the Hawcoat residential area from ground level. It is not until the
south east tip of the site is reached that the landform allows views to be opened up and
much wider distant views towards the Furness General Hospital and beyond can be
appreciated.
Avenue trees line Abbey Road, which have the potential to filter views of the site during
summer months, however, generally, clear views are available to the site from the east
at all times of the year.
Any development on the site would be clearly visible to these receptors.
Views from the South of the Site
The site is clearly visible from the footpath that runs off Abbey Road towards the
Furness General Hospital. The site is clearly visible from Abbey Road travelling north.
When viewing the site from the south, the site appears as a defined mound in the
landscape, viewed against a backdrop of the Lake District National Park (LDNP) in the
distance. The landform in the surrounding area restricts views of the majority of the built
up areas of Hawcoat with only the Furness General Hospital present to the west of the
view. The lack of built up features in the extending view north, over the site, provides a
connection to the hills in the LDNP.
Any development on the site is likely to be visible in the forefront of the view towards the
LDNP from the footpath, where currently there is little built development in the view.
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Views from the West of the Site
The site is clearly visible from Furness General Hospital to the west of the site. The
hospital is situated on elevated landform and users of the hospital afford clear views
onto the site from the main building, surrounding associated buildings and ground. The
hospital was not accessed at the time of the visit, but it is assumed that views from
within the hospital , on its western elevation, will be over the site and it will be viewed
against a backdrop of the hills in the LDNP in the distance beyond. Views of the
landscape of Furness Abbey and grounds are also anticipated to be visible.
Development on this site will be visible from the hospital and surrounding grounds.
Residential development would introduce built form into the immediate landscape of the
view where it is currently open space and woodland.
View from the North of the Site
The site is visible form Dalton Lane running along the northern boundary of the site. The
existing hedgerow restricts views into the site, which are anticipated to be even more
restricted in summer months.
The ground level slowly falls away south of Dalton Lane, therefore only the northern
section of the site is visible from this location. The site landform helps to create a
corridor into the area of Hawcoat, which opens out into the residential area and hospital
once the landform begins to drop.
Development within this site would result in the introduction of residential built form to
the view from the north, narrowing the Dalton Road corridor into Hawcoat.
Capacity to accommodate housing development
From this preliminary landscape and visual study of the site, and considering the
landform and surrounding visual receptors, the site is considered to have a low capacity
to accommodate housing development. Any development on this site would be situated
on a localised ridgeline and would be visual prominent to the adjacent receptors. The
site is currently seen as an extension to the adjacent countryside to the north and, east.
Any screen planting on this site is unlikely to be able to screen a development from the
surrounding visual receptors. However, should any development be proposed on this
site, vegetation would be required to soften the view of the built form.
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Construction of housing on this site would introduce housing into the view from the east
of the site, a view which currently has no view of the housing within Hawcoat due to the
screening function the site landform provides. Views of Hawcoat are only available
where the landform suddenly drops towards the southernmost tip of the site. The
character of the landscape to the east of the site is more associated with the historic
nature of the conservation area and listed buildings along Abbey Road and the
introduction of housing within this view may be detrimental to this landscape character.
Built development would also be clearly visible from the areas to the south of the site,
visible in the forefront of longer views to the LDNP.
From the west, views of the site would be available from Furness General Hospital. The
hospital is enclosed to the north, south and west by built development, therefore views
to open countryside to the east are beneficial to patients and staff within the hospital
and create a visual and physical green link to the open countryside beyond.
Review of Landscape and Visual Impact Assessment prepared for the Oakmere
Homes Development
Introduction
This section of the report contains a review of the Landscape and Visual Impact
Assessment (LVIA) produced by PDP Associates for the proposed development at Land
at Dalton Lane, Barrow, by Oakmere Homes (undated).
The LVIA has been prepared by Piers Palmer of PDP Associates, a Licentiate Member
of The Landscape Institute with 20 years professional experience.
Guidance & Methodology
It is noted within Section 1: Introduction, para 1.7 that the LVIA is prepared in
accordance with Guidelines for Landscape and Visual Impact Assessment (GLVIA) and
the Countryside Agency/Scottish Natural Heritage Landscape Character Assessment
Guidance. It should be noted that current guidance relating to landscape character
assessment is produced by Natural England, ‘An Approach to Landscape Character
Assessment’, dated October 2014. This guidance is not referred to within the LVIA.
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The report being reviewed is titled, Landscape and Visual Impact Assessment, although
at the time of writing it is understood that the proposed development was not considered
an EIA development. As advised by GLVIA3, a Landscape and Visual Appraisal
(LVApp) is appropriate for non-EIA developments. The difference being that an LVApp,
in accordance with GLVIA 3, is not required to identify ‘significance’ as if the scheme is
not EIA development. This LVIA does describe significance within its content and if the
development is considered an EIA development, this should be clearly stated within the
text and reference made to the accompanying EIA report.
Zone of Theoretical Visibility (ZTV) Analysis
Section 2 Methodology, para 2.7 identifies that the study area for the proposed
development was established using a computer generated model comprising Ordnance
Survey Digital Terrain mapping (the computer generated plan has not been provided
within the report) however it does not identify the level of detail of the data used. To
enable the reviewer to fully comment upon the accuracy of the ZTV produced the
following information is required:
Ordnance Survey Digital Terrain data type;
Software used for ZTV generation;
Viewer height used within ZTV generation; and
Development height used in ZTV generation.
It is noted within Section 2, para 2.8 that on site ZTV verification was carried out in July
2015 when vegetation was in full leaf and it is stated that the ZTV would not change
significantly during winter months due to the density of surrounding vegetation.
Although we would agree that significant changes may not occur, we would state that a
higher degree of visibility exists when the vegetation is not in full leaf compared to
summer months. From visiting the site in winter months it is evident that clearer views of
the site will be available in winter months that the summer viewpoint photography
currently depicts.
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Landscape Assessment
Landscape Sensitivity
Landscape Sensitivity is determined through the combination of landscape value and
the susceptibility of the landscape to the specific changes as a result of the proposed
development. The methodology identifies factors which may influence the judgement of
value however it does not correlate these to a scale of value e.g. high/medium/low,
which does not enable the reader to follow the application of methodology within the
assessment.
There is limited information provided as to how the susceptibility of landscape receptors
is determined apart from applying ‘professional judgement’. Additional information
should be provided identifying indicative criteria upon which a ‘very susceptible’ or ‘low
susceptibility’ landscape is categorised to provide transparency to the assessment.
Magnitude of Change
Table 3 ‘Definition of magnitude of change’ clearly sets out the indicative criteria for the
magnitude of change and associated value e.g. high/medium/low/negligible. This is
appropriate.
Assessing Landscape ‘Impact’
Table 4 ‘Criteria for assessing landscape and visual impact’ provides a matrix upon
which the assessment of landscape impact is derived. Paragraph 3.14 states
‘professional judgement may override a matrix in specific cases where this can be
clearly justified’. The emphasis made within GLVIA3 is that an assessment should be
made and based upon a justified/reasoned narrative as necessary. As there is no
justification given for reaching the significance ratings in Table 8, the approach taken
would suggest reliance is made upon the matrix alone as no justified and reasoned
narrative has been provided within Table 8.
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Visual Assessment
Visual Sensitivity
The sensitivity of visual receptors is clearly set out in Table 2 ‘Sensitivity of visual
receptors’ and is considered generally appropriate, however it is noted that very high or
high is allocated to ‘residents with direct, open views of the site’ with no definition
between which would be considered high or very high.
Magnitude of Change
Within the Appraisal of Effects, page 9 – 10, ‘Table 3 – Definition of magnitude of
change’ refers to landscape character, landscape features, form, scale and settlement
pattern etc., all of which relate to the magnitude of change upon the landscape. There is
no identification of magnitude of change in relation to the visual assessment.
The assessment methodology lacks information within the methodology relating to:
Size or scale of visual change;
Geographical extent of the change;
Duration of change; and
Reversibility.
It is recommended that additional information is provided within the methodology on
each of the above to enable transparency of assessment.
Assessing Visual ‘Impact’
Table 4 ‘Criteria for assessing landscape and visual impact’ provides a matrix upon
which the assessment of visual impact is derived. Paragraph 3.14 states ‘professional
judgement may override a matrix in specific cases where this can be clearly justified’.
The emphasis made within GLVIA3 is that an assessment should be made and based
upon a justified/reasoned narrative as necessary. The approach taken would suggest
reliance is made upon the matrix alone as there is no justification given as to how the
significance ratings were reached in Table 8.
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Significance
The LVIA identifies the ‘significance’ in relation to landscape and visual effects within
Table 5. As, at the time of writing the report, the proposed development was not
considered an EIA development, this is not relevant to the document and guidance
recommends it is not referred to to avoid confusion with an EIA development. If this is
considered an EIA development, it should be clearly stated within the report.
Baseline Data
The Landscape Designations section, page 13, identifies an active TPO relating to the
site although there is no indication in plan format as to where these trees are located
which would assist the reviewer.
A number of Scheduled monuments and Listed Buildings are identified with the
Landscape Designations section which is useful in informing the baseline landscape
characteristics of the study area.
The site is located within National Character Area 7: West Cumbria Coastal Plain and
Cumbria Landscape character Guidance and Toolkit county level Sub Type 5c Rolling
Lowland. The key characteristics of both of these areas are provided within the baseline
description along with ‘Guidance for development’ relating to Sub Type 5c. To the east
of Barrow-in-Furness part of the study area is located within Sub Type 7b Drumlin field.
The relevant key characteristics for this area are also provided. It would however be
useful to provide the areas covered by the Sub Types in graphical format to see the
extent of the areas that may be affected by the proposed development and aid
understanding of the text
Assessment of Landscape Effects
Identification of Receptors
The assessment identifies 6nr landscape receptors (para 6.4) which have the potential
to be affected by the proposed development. These are summarised below with
comments as to the relevance to the assessment of landscape effects:
Receptors 1 & 2 – Landscape character areas and the site and immediate surroundings
- the receptors are relevant to the assessment of direct and indirect effects of the
proposed development.
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Receptors 3 & 4 Barrow-in-Furness and Dalton-in-Furness – due to the distance of
these two settlements from the proposed development site it is considered that there
would be no indirect landscape effects experienced upon these settlements as
landscape character areas and are therefore not relevant to this assessment.
Receptors 5 & 6 – Furness Abbey; Site of Scheduled Ancient Monument and
Conservation Area and Listed Buildings - whilst it is useful to identify the presence of
heritage assets within the LVIA it is not common practice to carry out a full assessment
of assets within this report. This would normally be carried out within an independent
heritage assessment and cross referred to as necessary. It is noted within the LVIA that
a separate Archaeology Assessment has been produced although the outcome of this
study is not discussed. To avoid duplication of assessment of heritage features, it is
recommended these are carried out within one assessment only, and this should be
made clear within the report.
Assessment of Effects
General Comments
There is no identification of landscape susceptibility or value of the character areas
assessed however the sensitivity of each landscape is identified. To understand how
the conclusion on sensitivity has been derived, additional information should be
provided.
Landscape Receptor 1: Landscape Character Areas
The focus of the assessment provided within para 6.7 refers to ‘views into the site’ and
‘quality of existing views’. These are more relevant to the assessment of visual effects
from receptor locations around the site. The assessment does not provide narrative
upon how the site features and quality contribute to the existing local and national
character areas or how the loss of the site for residential development may affect the
local or wider character areas. The text is not sufficient to provide any explanation or
justification in relation to the potential effects of the development on the landscape
character areas.
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Landscape Receptor 2: The Site and Immediate Surroundings
Paragraph 6.10 identifies that the proposed development may result in the loss of
landscape pattern and loss or fragmentation of hedgerows as a result of the proposed
development. It is also describes that there would be direct effects experienced upon
the agricultural land within the site, however, none of these features are individually
assessed in relation to their sensitivity, the potential impact of the development and the
subsequent effect.
Paragraphs 6.11 to 6.13 discuss the ‘changes in the local landscape character’, ‘limited
visibility of the site’, ‘limited number of potential receptors’, ‘changes to the views along
the road corridor’ and states that ‘The proposed development off Dalton Lane is unlikely
to significantly change the existing landscape character’. Each if these comments are
related to either the assessment of landscape character (Receptor 1) or visual
assessment.
A detailed assessment of the direct and indirect effects of the existing landscape
features of the site and immediate surrounding area e.g. agricultural land, hedgerows
and trees has not been carried out and should be provided.
Landscape Receptor 3 & 4: Barrow-in-Furness & Dalton-in-Furness
It is considered that the two settlements are sufficient distance from the proposed
development site to not experience direct or indirect landscape effects upon features of
the settlements themselves.
Landscape receptor 4 states there would be ‘no significant changes in the broad
character areas around Dalton-in-Furness due to the development of the site. It is not
however clear if this relates to landscape character Sub Type 5c which is assessed
under landscape character or an alternative character area. This requires further
explanation.
As with Landscape Receptors 1 & 2 there is reference to views towards the sites and
glimpses of the development sites which are more relevant to the assessment of
representative views.
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Landscape Receptor 5: Furness Abbey; Site of Scheduled Ancient Monument and
Conservation Area
As set out it is not common practice to include an assessment of heritage features
within the LVIA as this would be contained within Heritage Assessment of the setting of
the feature. However, if it is contained within the LVIA, more detail on the historic
baseline of these features should be included within the baseline to understand their
historic setting and the potential impact and effect the development would have on their
setting, rather than just views afforded (which should be addressed in the visual section
of this report if relevant visual receptors).
Landscape Receptor 6: Listed Buildings
Of the 8nr listed buildings identified in the baseline, 4nr of these are identified as having
potential ‘views’ of the proposed site. As set out under 5.7.2.5 above it is not common
practice to include an assessment of heritage features within the LVIA as the setting
would be assessed in the Heritage Assessment. Where views of the site from a visual
receptor are relevant, this would usually be addressed within the visual assessment of
effects section of the report. Should it be required that these are assessed in this report,
more information on the listed buildings baseline should be included in order to make an
informed decision on the assessment.
Assessment of Visual Effects
Identification of Receptors
General Comments
The approach to identifying visual receptors is stated to have been carried out using a
filtering process to identify which receptors may experience ‘significant visual effects’.
There is no explanation of this process provided.
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It is unclear as to how ‘Table 6 Criteria for grading importance of views’ has been
utilised within the assessment. This requires further narrative to clarify.
Section 7 Mitigation, para 7.2 identifies a list of potential methods of mitigating the
proposed development however there is no information provided to confirm that these
items will be included within the development if taken forwards. This is of particular
relevance to the assessment of visual effects as it is stated within a number of
assessments that planting belts would partially or substantially screen views towards
the proposed development. Without information confirming the location or depth of
planting belts, including potential species and size of planting at implementation, it is
unclear if planting belts would partially, substantially, or at all screen the proposed
development. However, from site observations it is considered unlikely that any planting
could substantially screen development on this site without substantial earthworks being
carried out.
Visual Receptors
The location of Representative Viewpoints 1-3 & 5-9 are considered to provide an
appropriate representation of the views available from within the surrounding area;
however, the usefulness of representative view 4 is questioned as it is located within the
proposed development site, is not accessible to the public and would be within the
developed area post development. However, it is assumed this viewpoint has been
chosen to represent the view from the properties to the rear of The Crescent. It is noted
that there is no discussion on how these viewpoints have been chosen or any
discussions with the local authority in order to get approval to these locations.
Assessment of Effects
Representative Locations 1-9 – General Comments
Each of the Representative Viewpoint sheets contains general information on the
location grid reference, distance to site, AOD etc which aids understanding of the
assessment. It would however have been best practice if photography for each of the
viewpoints was presented as a minimum at A3 size and preferably in accordance with
the Landscape Institute’s (LI) advice note on ‘Photography and photomontage in
landscape and visual impact assessment’ (01/11) with reference to the representation of
baseline photography. The current visuals do not accord with the LI’s advice note.
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A statement is made at each of the representative viewpoints stating their sensitivity,
however, no justification is provided for this. It is hard to understand how the sensitivity
of the viewpoint locations has been assessed as medium or medium/low when a
number of locations represent ‘residents with direct, open views of the site’ for example
– defined as very high or high sensitivity in table 2.
The magnitude of change is identified for each of the representative locations however
there is no supporting information provided in narrative form as to how the magnitude
has been determined in relation to size and scale of change, geographical extent of the
change, duration of change experienced, or reversibility of the change.
The ‘magnitude of impact’ under the ‘Conclusions’ section for each viewpoint does not
identify the potential visual effects during the construction phase of the proposed
development, or provide supporting information.
A number of the Representative Views are not orientated directly towards the
development site and some are obscured by vegetation in the foreground when it is
clear that relocation a short distance away would enable clearer views into the site.
Comments per viewpoint
Viewpoint 1: It is not clear if this is representing the view from Dalton Road only or from
the residential property just to the east of the viewpoint location. If it is the road only (as
a sensitivity rating of medium/low would suggest) we would question why the location
didn’t represent the residential property located on this road as well. We also question
why a viewpoint was chosen with trees located directly in the centre of the view? This
obscures a large portion of the view. A view location selected to the west of this would
have illustrate a larger portion of the site is visible and would likely have come to
different conclusions (refer to photograph below).
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View to the west of Viewpoint 1
Abbey Gate Cottages is clearly visible from this view, rather than ‘glimpsed’ views as
the text suggests. Under predicted views, it is clear that as well as ‘upper floors, roofs
and garden vegetation’, ground floor views of the proposed properties would be
available from this location, or any boundary screen planting, if implemented. It is hard
to comprehend how a development on this site would not be a (in accordance with
Table 5) a ‘very noticeable effect on the landscape and would affect several receptors,
therefore changing the character of the view’, which would result in a moderate impact
as a minimum. We would suggest the effect experienced from this viewpoint is Major
adverse.
Viewpoint 2: we would question why the sensitivity of this view has been given a
medium rating when it appears to represent the view from the adjacent residential
properties at Abbey Gate Cottages and the upper stories of the hotel. It is assumed the
medium rating applies to this being a road (however, major roads are described as low
sensitivity in table 2). The assessment assumes screen planting is implemented on this
boundary, however, it is unlikely that the planting could provide sufficient screening to
screen the development in winter months, as the assessment states.
The conclusion relates to the ‘setting of historic site‘, which should be addressed in the
heritage assessment, as stated previously, or supported with more baseline information.
It is felt that the magnitude of change would be high from this location, rather than
medium as stated.
By choosing a location just north of this, a larger portion of the site would have been
visible.
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View to the north of viewpoint 2
Viewpoint 3: Viewpoint 3 is located adjacent to Breast Mill Beck Court so it is unclear
why this has been given a sensitivity rating of medium (unless it is just to represent
views from the road, then why does it not represent the residential properties
adjacent?). Views from the curtilage of the properties would be available, and likely from
ground floors, directly onto the development. It is unlikely screen planting will screen a
development here from the road or properties and thereof we would have expected a
greater impact and effect than assessed.

Breast Mill Beck Court boundary with the site and Brest Mill Beck Court overlooking the
site.
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Viewpoint 4: viewpoint selected within the site. We assume it has been chose to be
representative of the views from the rear of The Crescent, if so, why has a sensitivity
rating of medium been given? Properties bordering the site would experience views for
ground floors, not just upper floor windows as stated. It is unlikely that screen planting
could screen views from this location therefore we would anticipate a major effect, not
moderate as stated.
Viewpoint 5: again, we are unclear why a medium sensitivity has been given to a public
right of way through open countryside. Winter views should be considered as the view is
different in summer and winter months.

View from similar location to viewpoint 5
Viewpoint 6: we would question why this footpath has been given a sensitivity of
medium/low when it adjoins the footpath above, with a sensitivity rating medium (which
we have also questioned). The proposed housing may restrict some longer distant
views from this location.
Viewpoint 7: again, we are unclear why a medium sensitivity has been given to a public
right of way through open countryside.
Viewpoint 8: clearer views of the site are available if this viewpoint had been taken from
the other side of the road (below). The existing vegetation on the roadside screens the
site, so we would question this location selection. The proposed properties are likely to
be seen on the horizon from this location, which is unlikely to result in a neutral impact.
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View from other side of the road to viewpoint 8. Breast Mill Beck Court can be seen
clearly on the horizon
Viewpoint 9: again, we are unclear why a medium sensitivity has been given to a public
right of way through open countryside.
Summary of Landscape & visual Effects
Table 7 Summary of landscape assessment, provides a summary of the assessment
carried out within section 6 of the LVIA however there are some minor discrepancies
between the table and the text contained within the main body of the LVIA which should
be verified.
Table 8 summary of visual assessment provides the assessment of 9nr
individual/groups of receptors as follows:
1- Properties at Dane Ghyll, The Crescent;
2- Properties at Breast Mill Beck Court;
3- Abbey Gate Cottages;
4- Properties at Long Lane, Dalton-in-Furness;
6- Travellers using Abbey Road;
7- Travellers using Breast Mill Beck Road;
8- Walkers on public footpath from Hawcoat to Millwood;
9- Furness Abbey: Site of Scheduled Ancient Monument and Conservation Area; and
10- Rakesmoor Lane.
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Although Table 8 is described as a summary of the visual assessment, the view
locations and receptors identified do not correlate with the representative views set out
within Section 8 or any other part of the visual assessment. The assessment of effects
upon the receptors (also not identified) at each of these locations is not discussed within
the report prior to Table 8 and therefore the assessment of visual effects is
fundamentally lacking in the approach and application of methodology in assessing the
effects upon these receptors. There is insufficient information to determine the
sensitivity of the receptors identified, no description of the magnitude of change
anticipated in order to bring about the rating describes, and no justification for the
significance of effect determined, again, construction impacts and effects have not been
identified.
Conclusion
From a review of the Landscape and Visual Impact Assessment we feel that insufficient
information has been provided within the assessment and in a number of places the
assessment is not clear. It includes some crossover between assessing landscape and
visual impacts and effects; it is not clear why some areas have been chosen as
landscape receptors or how the viewpoint assessment carried out has fed into the
summary of assessment table.
The report does not follow current landscape institute guidance on presentation of
photography and the methodology does not follow current guidance in its use of a
matrix to assess effects with no supporting text to justify the outcomes. There is no
information provide on construction impacts and effects, and the conclusions that have
been drawn do not have any explanations in a number of cases. The assessment of the
impact and effect of the development also appears to have been underplayed in a
number of cases.”
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OFFICERS REPORT:
1. SITE AND LOCALITY
The application site comprises five unequal parcels of agricultural land, which are
currently split between arable and pasture use. Hedgerows within the site demark the
separate field patterns. There are strong hedgerow boundaries to the frontage of the
site onto Dalton Lane, and the western boundary adjacent to established housing
located on Dane Ghyll as well as relatively new housing located on The Crescent and
The Gardens off Glenridding Drive. A stone wall runs along the site boundary of Abbey
Road and Breast Mill Beck Road. The lower density and heavily landscaped housing
situated on Dane Ghyll give an impression of moving out of the built up urban area in
transition to open countryside beyond to the east, within which the application site is
located.

1.1.

The site is visually prominent and is characterised by rolling topography, which
has a considerable fall in a north to south-easterly direction, and is particularly steep in
the south-eastern corner of the site that faces onto Abbey Road. The north eastern
corner of the site is demarked by a converted courtyard of buildings in residential use
(Breast Mill Beck Court) located further along, and accessed from, Breast Mill Beck
Road.

1.2.

The site is situated north-west of the Furness Abbey Scheduled Ancient
Monument and the Furness Abbey Conservation Area. This means that the south east
extent of the site lies immediately opposite and within 30m of the Grade II Listed 19th
Century Abbey Gate Cottages, and within 30m of the junction to Abbey Approach,
which is marked by a Grade II Listed 19th Century Gateway. The Grade II* Abbey
House Hotel is located a short distance away from the Gateway further along Abbey
Road. A Grade II drinking fountain is also located on the corner of Breast Mill Road and
Abbey Road. The Furness Abbey SAM also lies within the Local Landscape and Wildlife
Corridor designations.

1.3.
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2. PROPOSAL DETAILS
The proposal comprises an outline application for 142 dwellings with associated
open space and landscaping, with all matters reserved. The application site area
extends to 12.47 hectares. The submitted masterplan updates the original
Development Framework submitted with the application, and provides an indicative
layout with further detail in relation to open space and landscaping on the site, as well
as an area of land under the applicants control on the opposite side of Breast Mill Beck
Road. The updated masterplan has resulted in a reduction in the number of dwellings
from 155 to 142.

2.1.

2.2.
The site access would be located off Dalton Lane, where there is potentially a
level access into the application site. The illustrative layout indicates a spine road
through the site, which is intended to follow the existing contours and act as a ‘green
avenue’ linking a number of green open amenity spaces. A secondary emergency
access road is to be provided off Breast Mill Beck Lane, which is also to serve as a
pedestrian route. The road layout within the site is set around a single link road, with
footpaths both sides, leading to narrower access roads to groups of houses.

The Landscape Strategy Plan submitted with the application indicates linkages to
the Local landscape and Wildlife Corridor referred to above. The housing is intended to
be arranged in individual zones, separated by ‘green corridors’ and open amenity
spaces. The applicants intend to create smaller recognizable settlements and
communities, which are to have different and unique characteristics. Each are is to be
influenced by design cues taken from the surrounding area and other sites the applicant
regards as good examples of local sympathetic development.

2.3.

3. RELEVANT HISTORY
1980/0900 - Residential development on Field no. 2647, Land east of Glenridding
Drive, Barrow-in-Furness; Refused 03/02/1981.

3.1.

1991/0624 Breast Mill Beck Farm; Conversion of existing farm buildings into 9
residential units; Cond approval 28/01/1993.

3.2.

All other applications on surrounding properties were for minor domestic
residential development.

3.3.
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4. RELEVANT POLICIES AND GUIDANCE
Historical Policy
4.1.
Historically, the application site lies outside of the built up area of Barrow, on
land previously classed as ‘white land’. This term was used to classify rural areas
outside settlement boundaries, and was defined as ‘areas where existing uses
[predominantly agriculture] were expected to remain largely unchanged’.

Current Policy
4.2.
Planning Law requires that planning applications are determined in accordance
with the Development Plan unless material considerations indicate otherwise. The
Borough’s Development Plan contains the Saved Local Plan 2001, the Housing Chapter
Alteration 2006 and the Barrow Port Area Action Plan 2010.

The NPPF provides guidance for decision makers and is a material
consideration when determining applications.
4.3.

4.4.

The NPPF includes a presumption in favour of sustainable development; this
means approving development which is in accordance with the Development Plan
without delay.
4.5.
Paragraph 215 of the NPPF states that due weight should be given to relevant
policies in existing plans according to their degree of consistency with the NPPF.
Policies relevant to the supply of housing are considered to be out-of-date when a
Council cannot demonstrate a 5 year supply of deliverable housing sites (plus 20%
where necessary). They are not considered to be out of date simply because of their
age (NPPG, paragraph 211). As the Council can demonstrate a 5 year supply of
housing (plus 20%) policies relevant to the supply of housing can be given full weight
where they are consistent with the NPPF.

In terms of the Barrow Local Plan Review and the Housing Chapter Alteration
2006, the site remains unallocated in an area not designated or subject to any particular
use. The site has been in long standing agricultural use, split between pasture and
arable.

4.6.
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Saved Policy B3
4.7.
Saved Policy B3 permits (amongst other criteria) applications for residential
development on unallocated sites where the site is located within the built up area of
existing settlements or the development cordons identified in Policy B13; and where the
siting, scale, layout and design (in the materials and form of the buildings) of the
development is sensitive to the local environment.
4.8.
B3 is a housing land supply policy, which is partly consistent with the NPPF.
It is not fully consistent as it refers to the Structure Plan (now revoked) and relies on a
sequential test where greenfield sites will not be released if brownfield land is available.
This exceeds the requirements of the NPPF which only requires council’s to ‘encourage
the effective use of land by reusing land which has been previously developed
(brownfield)’.
4.9.

Although not consistent in full with the NPPF, B3 remains a valid policy in this
instance, as the policy approach should be deemed to be in partial compliance with the
Framework which recognises the importance of the intrinsic character and beauty of the
countryside.
4.10.
Excluding the criteria relating to the Structure Plan, the policy has been
supported recently in appeals (Schoolwaters Terrace: APP/W0910/A/13/2196172, and
Pit Lane: APP/W0910/W/15/3035787), which suggests that it can be given weight when
decision making.

Saved Policy D1
4.11.

The site lies beyond the existing built up area of Barrow and D1 states that 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.

4.12.
Saved Policy D1 is a countryside protection policy. However, following legal
judgements most recently in South Northamptonshire Council v Secretary of State &
Barwood Homes [2014] as it relates to land defined generally as countryside, and that
as such a policy will affect housing numbers, distribution and location in a significant
manner, then it too should be treated as a supply policy.
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4.13.
Saved Policy D1 is not considered to be fully consistent with the NPPF as it
seeks to protect the countryside for its own sake (which is not a phrase found in the
NPPF) and from most forms of development. However the protection of the countryside
remains an aspiration of the NPPF which requires the intrinsic character and beauty of
the countryside to be recognised. The NPPF can be considered to place more
emphasis on assessing the impact on character and beauty rather than a blanket ban
approach previously suggested by D1. Notwithstanding, the policy has been found to be
sufficiently consistent with the NPPF to be given weight in the above appeal decisions,
and is relevant to this application.

Other Saved Local Plan Policies
4.14.

D5 gives additional protection for land, which would, if developed, result in the
reduction in the clear separation of the settlements of Barrow and Dalton.

4.15.

Land to the immediate east of the application site the other side of Abbey Road
is designated as local landscape (Policy D3) and a wildlife corridor (Policy D13). Land
further south forms the Furness Abbey precinct Scheduled Ancient Monument and
wider Conservation Area (Policies D15, D16, D22, and D23).

4.16.

D12 gives protection against development that would harm animal and plant
species covered by the Wildlife and Countryside Act 1981. A high standard of
landscaping will also be required utilising existing features, where possible (D29).

4.17.
The planning application is made in outline with all matters reserved. The
application is accompanied by a Development Framework, which is submitted for
approval and intended to establish a number of guidelines and parameters to inform the
design, layout and means of access for detailed proposals (E2, E5, E9, and E17). All
new housing development must have sufficient standards suitable for foul and water
drainage and sewerage (F5, F6), avoidance of flood plains (F8), have efficient use of
water (F9), suitable lighting to prevent crime (F12), and provide necessary social
infrastructure (F15).
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Emerging Policy
4.18.

The NPPG, paragraph 216, states that “from the day of publication, decisiontakers may also give weight to relevant policies in emerging plans according to:
•
The stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);
•
The extent to which there are unresolved objections to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given);
•
The degree of consistency of the relevant policies in the emerging plan to the
policies in this Framework (the closer the policies in the emerging plan to the policies in
the Framework, the greater the weight that may be given).

Issues and Options Draft Local Plan (September 2014)
4.19.
The application site was put forward by the land owner as a potential ‘Broad
Location’ (reference REC29) for residential use amounting to some 18.22ha, and
included in the Local Plan Issues & Options Draft consultation.

A Broad Location was intended only to be considered for housing development if
“there are insufficient specific sites identified to meet the (housing) requirement. If this is
the case, they should only be developed in years 11+.”
4.20.

4.21.
Little weight can be attached to this document, and in any case it has been
superseded by the Preferred Options Draft Local Plan in 2015 and the Publication Draft
Local Plan in 2016.

Preferred Options Local Plan (June 2015)
4.22.

Following the Issues & Options consultation, a Preferred Options Draft Local
Plan was produced. Significantly, the application site was not taken forward as a Broad
Location for housing. This was due to it being identified as lying within a wider area
subject to a Green Infrastructure Strategy which is proposed to be protected as a Green
Wedge, which covers an area around north and east Barrow. The reason stated in the
Preferred Option draft was:
“The site is important to the character of the settlement edge and provides a
buffer between Barrow and Dalton. The Green Infrastructure Strategy states that
the site should be protected for GI purposes”
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4.23.
Draft Policy GI 1 of the Preferred Options Local Plan requires all development to
contribute towards the protection and enhancement of the Borough’s distinctive and
valued landscape and settlement character, and to utilise landscape and urban design
techniques to assimilate development and its supporting infrastructure into sustainable,
attractive multi-functional layouts.
4.24.

Draft Policy GI 2 states that;
“proposals for appropriate development within Green Wedges will be supported
providing that it would be complementary with the characteristics and purposes of
the Green Wedge. Proposals that would detract from the Green Wedges as a
setting for agriculture, recreational open space or the separation between
settlements and residential areas will not be permitted”

4.25.

Furthermore, proposals that would undermine the character of an adjacent
Green Wedge will be refused. This policy and the designation of areas of Green Wedge
strive to protect the character and setting of the Borough’s settlements whilst improving
the accessibility of its open green spaces to residents visually and physically.

4.26.

Again, as this is an early draft of the Local Plan and numerous objections were
received to it, limited weight can be attached for determination purposes despite
providing a useful background document.
Publication Draft Local Plan (July 2016)

4.27.

Following the Preferred Options Draft Local Plan a Publication Draft Local Plan
was published in July 2016 with consultation taking place up until 17th October 2016.

4.28.
Policy GI 1 retains the same requirement for all development to contribute
towards the protection and enhancement of the Borough’s distinctive and valued
landscape and settlement character, and to utilise landscape and urban design
techniques to assimilate development and its supporting infrastructure into sustainable,
attractive multi-functional layouts.
4.29.

Policy GI 2 has been updated since the Preferred Options version and sets a
series of criteria including a requirement for development to demonstrate how
development would respond to, maintain or enhance the open character of the Green
Wedge.

4.30.

The site (REC29) is considered within the evidence base document ‘Site
Assessments for Non-Selected Housing Sites: July 2016’ which supports the Publication
Draft Local Plan. The reference to the application concludes by stating:
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“It is considered that any scale of development on the REC29 site would result in
an incongruous, obtrusive and irreversible form of development that would
compromise the openness and sense of place characteristic of this important
linear section of Abbey Road and its contribution to the semi-rural settlement
edge character of Barrow. Development in this location would also have the
effect of reducing actual and perceived separation due to a reduced journey time
between experiencing the built up areas of Barrow and Dalton.”
4.31.

Although more weight can be given to emerging policies as they become more
advanced, it is still considered that limited weight can be given to this document.
5. PLANNING ISSUES

This Committee report was originally scheduled to be determined by the Planning
Committee at their meeting on the 2nd February 2016. However, following the late
submissions of additional highways information from the applicant just prior to the
meeting, and in order to allow sufficient time for liaison with Cumbria County Council’s
Highways Authority and for them to respond, the application was deferred. At that point,
opportunity was also made to commission independent landscape/visual appraisal and
heritage assessment work from WYG Environment Planning Transport Ltd, which is
now included in this report (see above Consultation section of this report).
5.1.

The applicant subsequently responded with rebuttal statements relating to the
landscape/visual appraisal and heritage assessment work produced by WYG. In
addition to this an amended masterplan has been produced which includes mitigation
features referred to in the rebuttal statements. WYG were again commissioned to
consider these additional submissions with further comments produced (these
documents are appended to the Report – Appendix A Response to Rebuttal Landscape; Appendix B: Heritage Rebuttal Consultation; Appendix C: Ecology
Comments). These independent assessments have helped in the assessment and
recommendation of the application.

5.2.

Principle of residential Development
5.3.
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications for planning permission must be determined in accordance with the
development plan unless material considerations indicate otherwise. Therefore the
proposals must be considered against the extant development plan as a starting point.
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As previously established, Saved Policy B3 permits applications for residential
development on unallocated sites where the site is located within the built up area of
existing settlements. The proposals are clearly in conflict with this particular criterion of
the policy given that the application site is located outside of the built up area.

5.4.

This Report must consider whether there are any material considerations that
outweigh this conflict and allow the application to be granted.

5.5.

Landscape character and visual impact issues
The application proposes 142 dwellings with associated open space and
landscaping on the site, as well as an area of landscaping on land under the applicants
control on the opposite side of Breast Mill Beck Road. The submitted masterplan
updates the original Development Framework submitted with the application and
provides an indicative layout, The applicant has also submitted a Landscape & Visual
Impact Assessment.

5.6.

The site falls within National Character Area 7: West Cumbria Coastal Plain as
defined by Natural England in the National Character Area Profiles, and Sub-Type 5c
(Rolling Lowland) in the Cumbria Landscape Character Guidance and Toolkit. The key
characteristics relating to Sub-Type 5c landscape character area are described as
consisting of an undulating and rolling topography; lowland agricultural landscape
dominated by pasture; hedges and hedgerows trees are common; and some scrub
woodland. The Vision for development within Sub-Type 5c is that these areas are
subject to pressures for urban development due to their proximity to key towns. Without
careful management, planned and incremental expansion could erode the landscape
character.

5.7.

The application site is situated on a prominent hillside location on elevated land,
which rises fairly steeply northwards away from the south east corner of the site
abutting Abbey Road up towards Breast Mill Beck Court. The western edge of the site,
which comprises a mature hedgerow and belt of trees, gives a strong physical indication
of the separation between the urban built up area of Barrow to the west, and rural open
countryside to the east.

5.8.
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5.9.
The key feature of the site is its topography as the site forms a localised ridge
within the immediate area. The ridge is evident running in a north south direction and
creates a visual and physical barrier between the residential housing within Hawcoat
and Abbey Road and the adjacent Furness Abbey and associated buildings to the east.
This ridge line runs from the site south into the open field lying to the south of Dalton
Road and only levels out at its juncture with Dane Gill Beck adjacent to the junction of
Abbey Road and Rating Lane. Within the site itself, the landform creates a visual
boundary running through the centre of the site, along the central hedge boundary,
running east to west, and the northern boundary of the site is not visible from Dalton
Road.
5.10.
The independent Landscape Review undertaken by WYG Environment Planning
Transport Ltd (see Consultations section above for their full report) carried out a review
of the applicant’s Landscape & Visual Impact Assessment. The WYG report
summarised its findings as follows:

“From a review of the Landscape and Visual Impact Assessment we feel that
insufficient information has been provided within the assessment and in a number
of places the assessment is not clear. It includes some crossover between
assessing landscape and visual impacts and effects; it is not clear why some
areas have been chosen as landscape receptors or how the viewpoint assessment
carried out has fed into the summary of assessment table.
The report does not follow current Landscape Institute guidance on presentation of
photography and the methodology does not follow current guidance in its use of a
matrix to assess effects with no supporting text to justify the outcomes. There is no
information provided on construction impacts and effects, and the conclusions that
have been drawn do not have any explanations in a number of cases. The
assessment of the impact and effect of the development also appears to have
been underplayed in a number of cases.”
5.11.
When viewed from different locations around the application site, it is felt that
there is a strong perception that this is open, farmed countryside, which is distinct from
the urban area further to the west. This is particularly noticeable from Abbey Road
travelling west where views are framed by open fields to the right including the
application site, and heritage assets to the left including listed buildings and the Abbey
wall which encloses Abbey House Hotel. Views of FGH are screened by rising open
fields until some 150m past the entrance into Abbey House Hotel.
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5.12.
The draft Green Infrastructure Strategy indicates that the site has value in its
current open state. There are extensive views over the site towards the south east,
especially from the footpath north of the application site (Footpath No. 601095), where
the roof top of the Abbey Hotel located on Abbey Road is visible, with extensive views
of the open rolling countryside beyond in the distance. It is considered that the value of
the site, in terms of providing open visual relief between the settlements of Barrow and
Dalton would be eroded by the proposed development.
5.13.
The strong physical boundary and the nature and character of the surrounding
countryside contribute to a clear sense of separation between Barrow and Dalton. As a
result of these physical characteristics, the development of the site would not represent
infilling or rounding off of the existing urban area. Instead, the proposed development
would result in a significant physical extension of the existing built up area outward
beyond the existing edge of Barrow. It is considered that the siting, scale and density of
this development would fundamentally change the nature and character of this open,
farmed landscape, and its contribution to Barrow’s settlement edge character. This
significant change is, not surprisingly, played down in the applicant’s landscape
assessment, which refers to “slight change” that could be “partially mitigated” through
screen planting.
5.14.
In terms of the proposed development itself, the WYG Landscape Review
summarised its finding stating that:

Development on this site would be situated on a localised ridgeline and would be
visually prominent to the adjacent receptors. The site is currently seen as an extension
to the adjacent countryside to the north, east and south. Due to the size of the site, it
would not be possible to plant sufficient screen planting on the boundaries to screen the
development, although any proposed vegetation is likely to soften the view of the built
development.”
The WYG assessment considers there may be some potential for limited
development on the western boundary of the site, assuming this is sensitively
addressed in relation to the adjacent residential receptors and the development is still
screened from view from Abbey Road by the existing localised ridgeline.
5.15.

However, the change in the character of the landscape and the visual intrusion
arising from the scale of the current application development would not be sensitive to
the local environment because of the visual prominence of this site, and so it would be
contrary to the aims of Policies B3 and D1. Furthermore, the scale of the extension
would erode the separation between Barrow and Dalton, contrary to the intentions of
Policy D5. The scheme therefore fails to recognise the intrinsic character and beauty of
the countryside as required by one of the core planning principles set out in paragraph
17 of the NPPF
5.16.
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5.17.
It is for these reasons that the site was not taken forward as a potential ‘Broad
Location’ in the Preferred Options Local Plan consultation (June 2015). This arose
following the identification of the site as a potential `Green Wedge’ as part of the
Council’s Draft Green Infrastructure Strategy due to the important contribution that the
site makes to Barrow’s settlement edge character. The proposal would not therefore
accord with emerging Local Plan Policies GI 1 and GI 2.

In terms of status, the emerging policy still carries little planning weight in
decision making, with the saved Policies and the National Planning Policy Framework
(NPPF) representing the primary source of policy. Nonetheless, it is considered that
granting planning permission for this development would also undermine the delivery of
these emerging planning policies.
5.18.

Historic Environment and Archaeology
5.19.
The applicant has submitted a Desk Based Heritage Assessment in addition to a
rebuttal of the response produced by WYG. In terms of the designated heritage assets
the original Assessment considers the impacts of the proposed development on the
Furness Abbey Scheduled Monument, the Furness Abbey Conservation Area and two
Listed Buildings along the eastern side of Abbey Road (Abbey House Hotel and its
associated North Lodge) and concludes that it would have the potential to have a minor
adverse impact on views and the rural setting in Year One. This would reduce to
negligible over time.
5.20.
The Assessment also considers that the development has the potential to result
in moderate adverse impact on the three listed buildings comprising Abbey Gate
Cottages, the Abbey Approach Gateway and the drinking fountain, although this may
reduce to minor adverse impact as the perimeter screen planting matures.
5.21.
The Assessment concludes that the impact will lead to a less than substantial
harm to the significance of the assets referenced above. The consultation responses
produced by WYG agree with these overarching conclusions. However specific issues
have been raised in relation to assessment of the Abbey Road Corridor; the
effectiveness of the mitigation proposed; and the operational impact of the development
on the assets. The issues are set out below.

Although WYG agree that the Abbey Road corridor is not of high importance in
heritage terms, there is a remaining concern that it makes a strong contribution to the
rural character of the approach to the Furness Abbey Scheduled Monument and
Conservation Area as well as providing a key element of the setting of the Listed
Buildings on Abbey Road. The loss of the green buffer combined with the impacts of
urban encroachment may result in high level impact.
5.22.
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5.23.
The amended masterplan includes elements of design mitigation for the scheme,
which includes defined landscape infrastructure and off-site woodland planting. WYG
are of the view that the deciduous woodland along the south-eastern corner and eastern
boundary of the proposed development would not only have the intended consequence
of shielding views of new buildings, but would also impact on the green views that are
present on Abbey Road in both directions on approach to and within the setting of
Furness Abbey Scheduled Monument and Conservation Area. The rural aspect beyond
Abbey Road forms an element of the significance of Abbey Gate Cottages Listed
Building. Whilst reducing the impact of the development the proposed mitigation is not
considered to remove the impact entirely.

Whilst WYG is in broad agreement with the assessed level of harm prior to the
application of mitigation measures, concern still exists in relation to the level of impact
reduction that can be achieved through the identified mitigation measures. The residual
impacts are therefore potentially higher than those stated in the rebuttal document.
5.24.

In relation to below ground remains the applicant has sought to address the
earlier comments from Cumbria County Council and have provided an archaeological
geophysical survey of the site. The results indicate that archaeological remains
associated with the World War II military camp survive on the site. In light of the
additional high potential for Neolithic finds, identified in the desk based assessment, the
County Council response (dated 13 May 2016) considers that the construction of the
proposed development will disturb archaeological assets of local significance and also
has the potential to disturb currently unknown assets of local significance.
5.25.

In accordance with the advice at paragraph 134 of the NPPF the harm identified
above should be weighed against the public benefits of the proposal.
5.26.

5.27.
The comments from Historic England suggest that, by itself, the development
would not sufficiently harm the setting of the historical assets of the Abbey, the Precinct
wall, and Abbey House Hotel in order to justify refusal on heritage grounds.

Paragraph 134 balancing Exercise
It is acknowledged that the development would bring about delivery of a mix of
new housing in this part of the Borough. The supporting information indicates that the
applicants intend that it should provide a high quality development that will make a
valuable contribution to meeting housing needs and deliver a range of executive-style
family housing.
5.28.
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5.29.
Paragraph 47 of the NPPF requires Local Planning Authorities to ensure that
their Local Plan meets the full, objectively assessed needs for market and affordable
housing in the housing market area in the process of significantly boosting housing
supply. The provision of new market and affordable housing should therefore be given
requisite weight.
5.30.
Local Planning Authorities are also required to identify and update annually a
supply of specific deliverable sites sufficient to provide five years’ worth of housing
against their housing requirements with an additional buffer of 5% or 20% brought
forward. Paragraph 49 of the NPPF also states that housing applications should be
considered in the context of the presumption in favour of sustainable development.
Relevant policies for the supply of housing should not be considered up-to-date if the
Local Planning Authority cannot demonstrate a five-year supply of deliverable housing
sites.

In terms of meeting the Government’s 5-year requirement, the Housing Land
Statement (2016) has identified 909 additional dwellings that could be built over the
period 2015/16 to 2019/20. This is made up of: sites with planning permission;
deliverable sites allocated without planning permission; sites awaiting S106
agreements; deliverable sites owned by Barrow BC; future windfall sites and account
taken of demolitions.
5.31.

5.32.
Based on the five-year housing requirement of 105 net additional dwellings, the
requirement for the 5 year period is 525 net additional dwellings (i.e. 105 x 5 = 525). An
additional 20% brought forward as a buffer from later in the plan period as required by
the NPPF, as well as the addition of the shortfall since 2012 would give a total of 810
dwellings over the first 5 years, resulting in an annual requirement of 162 units per
annum (i.e. 810/5 = 162 units pa). Given that the Council has identified 909 dwellings in
the pipeline, over the next 5 years, this equates to a 5.6 year supply of deliverable
housing sites (i.e. 909/162 requirement including the 20% buffer).

The heritage impact is considered to be less than substantial harm on the
designated heritage assets, and in line with paragraph 134 of the NPPF this harm
should be weighed against the public benefits of the proposal whilst applying sections
66(1) and 72 of the Planning (Listed Building and Conservation Areas) Act.
5.33.
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5.34.
The importance of this statutory duty (S.66(1) and s.72 of the Planning (LB&CA)
Act 1990) was reasserted by the Court of Appeal in East Northamptonshire DC &
Barnwell Manor Wind Energy Ltd v Secretary of State (Case No: C1/2013/0843), where
the importance of the duty was underlined. The Court rejected the view that a simple
balance could be struck as a matter of planning judgment since this failed to give effect
to the statutory duty. “In the present case the inspector had expressly carried out the
balancing exercise, and decided that the advantages of the proposed wind farm
outweighed the less than substantial harm to the setting of the heritage assets. … I
accept that (subject to grounds 2 and 3, see [29] et seq below) the inspector’s
assessment of the degree of harm to the setting of the listed building was a matter for
his planning judgment, but I do not accept that he was then free to give that harm such
weight as he chose when carrying out the balancing exercise.” The Court advised that a
finding of harm to the setting of a listed building is a consideration to which the decisionmaker must give “considerable importance and weight”.
5.35.
In a subsequent court case, that of R. (Forge Field Society) v Sevenoaks DC
[2015] J.P.L. 22 Justice Lindblom considered and applied the East Northampton
judgment, quashing a decision granting permission for affordable housing because of
the failure to give effect to the statutory duty (para 48). He stated that “As the Court of
Appeal has made absolutely clear in its recent decision in Barnwell, the duties in ss.66
and 72 of the Listed Buildings Act do not allow a local planning authority to treat the
desirability of preserving the settings of listed buildings and the character and
appearance of conservation areas as mere material considerations to which it can
simply attach such weight as it sees fit. If there was any doubt about this before the
decision in Barnwell it has now been firmly dispelled. When an authority finds that a
proposed development would harm the setting of a listed building or the character or
appearance of a conservation area, it must give that harm considerable importance and
weight. This does not mean that an authority’s assessment of likely harm to the setting
of a listed building or to a conservation area is other than a matter for its own planning
judgment. It does not mean that the weight the authority should give to harm which it
considers would be limited or less than substantial must be the same as the weight it
might give to harm which would be substantial. But it is to recognise, as the Court of
Appeal emphasized in Barnwell, that a finding of harm to the setting of a listed building
or to a conservation area gives rise to a strong presumption against planning
permission being granted. The presumption is a statutory one. It is not irrefutable. It can
be outweighed by material considerations powerful enough to do so. But an authority
can only properly strike the balance between harm to a heritage asset on the one hand
and planning benefits on the other if it is conscious of the statutory presumption in
favour of preservation and if it demonstrably applies that presumption to the proposal it
is considering.”

Page 169 of 208

PLANNING COMMITTEE
11th October 2016
5.36.
In Jones v Mordue [2015] EWCA Civ 1243 the Court of Appeal held that the
decision in Barnwell Manor did not require, without more, a decision-maker to
demonstrate compliance with s.66(1). The onus was upon a claimant to indicate that
there is a positive indication that the decision-maker has not given the required
considerable importance and weight to the importance of conserving a heritage asset.
Only if there is such a positive indication need a decision-maker make a countervailing
positive reference to the relevant duty in the reasons themselves. The Court of Appeal
also held that, given that the relevant parts of the NPPF are to be read together, if an
inspector refers to NPPF 134, then unless there is a positive indication to the contrary,
the appropriate inference is that he has taken properly into account all of the relevant
paragraphs of the NPPF.
5.37.
When undertaking the balance in paragraph 134 it is necessary for the decision
maker to apply the duties of S.66 and S.72 and give any harm arising from the proposal
considerable importance and weight. This is not to say however that every scheme that
results in harm must be refused. It is for the decision maker’s judgement as to whether
the benefits outweigh the harm.

Despite Barrow BC being able to demonstrate a five year supply of housing it is
considered that in light of the less than substantial harm to the historic environment
assets outlined above, the public benefits arising from new housing development in the
area are not outweighed and an objection on historic grounds alone cannot be
sustained.
5.38.

As outlined above, the benefits of bringing forward the site for residential
development are considered to be outweighed by the adverse impacts of the proposed
residential development on other aspects of the character of the area relating to
landscape character and visual impact.
5.39.

WYG have recommended that the applicant is asked to provide more details on
how they intend to minimise the adverse visual intrusion on designated assets arising
from the new development. They consider it is unclear whether the landscape strategy
would be an adopted document and therefore form design parameters. WYG suggest
that the Local Planning Authority should consider how it can secure these design
objectives through the submission of reserved matters. This should include
considerations of layout, building orientation, density, building height and soft
landscaping.
5.40.
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Environmental Health
5.41.
The Environmental Health Officer raises no objections, but recommends suitable
conditions and the need for an appropriate Construction Management Plan be
submitted subject to a condition, should Committee resolve to grant planning
permission.
5.42.
The application was originally accompanied by an Ecological Appraisal. Whilst
the Appraisal concluded that there were likely to be no significant adverse effects on
local ecology, an assessment by WYG identified a number of concerns about the
adequacy of the Appraisal specifically relating to:

a. the lack of assessment of likely significant effects on the designated SPA;
b. the need to undertake a Habitat Suitability Index assessment of at least 4 nearby
ponds to the north and north west within 500m of the application site as well as
another potential two ponds to the south (350m and 100m away) on the other
side of Abbey Road in the beck valley;
c. the need to assess ground nesting birds that may use the site;
d. the need to assess the nearby Natura 2000 sites to identify any potential
pathways and likely significance of effect;
e. the need to assess the impact of the development on the Duddon Estuary SPA,
Morecambe Bay SAC, Morecambe Bay SPA, and Morecambe Bay Ramsar;
f. the Appraisal does not consider any hydrological or potential water quality issues
as a result of drainage towards the southern Natura 2000 sites and potential
increased recreational pressure on Natura 2000 sites in combination with other
proposed development and consented developments;
g. the need to consider the implications for European and SSSI designated sites,
including Elliscales Quarry SSSI, which was assessed;
h. the need to consider the implications of the development on the removal of
hedgerows and trees within the sites linked to potential habitats offered by the
nearby ponds; and
i. the need to assess the loss of foraging and disruption of connectivity between
badger setts, if apparent.
The applicant sought to address these points in a rebuttal statement, which has
subsequently been reviewed by WYG. The WYG assessment concludes that all of the
points raised above remain outstanding. The applicant’s rebuttal makes little attempt to
address the points and provide the requested information, rather they have argued the
adequacy and necessity of the requests.
5.43.
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5.44.
The lack of supporting information with regards to European Protected Species,
which are known to be present locally; the lack of background information to
demonstrate ‘no likely significant effect’ on qualifying species and or habitats of
European designated sites means that it is not possible to reliably advise that the
development will not have an adverse effect on ecology and biodiversity.
5.45.
It is considered that these outstanding ecology matters would have to be
addressed should it be resolved that planning permission be granted.

Highways & Transport
5.46.
Saved Local Plan Policies E5, F5, F6, F8 and F9 are applicable. Policy E5
requires that proposals for new development at unallocated sites, which are likely to
generate significant volumes of road traffic, will only be permitted where the
development site has direct access to an appropriate standard of road.
5.47.
Cumbria County Council as the Highways Authority has reviewed the additional
information submitted just prior to the last Planning Committee meeting on the 5th
February and although improved, they still consider that the submitted Transport
Assessment is still not completely satisfactory. Nonetheless, overall the County Council
as the Local Highway Authority has no objection to this application, and stipulate
conditions should the Planning Committee be minded to grant planning permission, as
set out in the above Consultation section.

Drainage and Flooding
5.48.
A Flood Risk Assessment accompanies the application, and the site is shown to
lie within Flood Zone 1 according to the Environment Agency Flood Risk Map, being a
zone comprising land as having less than the 1 in a 1,000 annual probability of a river or
tidal/coastal flooding in any year. Dane Ghyll Beck is located 55m to the west and
Poaka Beck (Mill Beck) is 200m to the east. Fluvial flooding is considered unlikely to
affect the site. Whilst there has been flooding on Furness Abbey, there are no historic
records of flooding on the application site. The applicants consider that the proposed
Sustainable Drainage Scheme proposed for the site should further reduce any potential
flood risk.

Overall, there is little likelihood of fluvial or pluvial flooding on the site, and the risk of
ground water flooding is considered low.
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5.49.
United Utilities raise no objections to the development, and stipulate conditions
for foul water and surface water, as well as advice relating to water supply connections,
should Committee resolve to grant planning permission.

Cumbria County Council as the Lead Local Flood Authority considers it is content
with most aspects of the drainage strategy submitted with the application. However,
they identify a number of matters that are outstanding, and the LLFA considers it is
important to ensure that the correct standards are met. The LLFA recommend
conditions, should Members be minded to grant planning permission in this case.
5.50.

Education Infrastructure
Cumbria County Council as the Local Education Authority considers that the
development would generate a yield of 53 children [31 primary (13 Infant & 18 Junior)
and 22 secondary aged children]. Based on this yield and the capacity of existing
schools within 2 and 3 miles walking distance, the Education Authority consider the
development pupil yield can be accommodated across St Paul’s Junior School and St
Pius X RC School for primary aged children, and Furness Academy for secondary aged
children. Consequently, no education contribution would be sought towards primary or
secondary schools from this development.
5.51.

6. CONCLUSION
The proposed development would result in a significant physical extension of the
existing built up area outward beyond the existing edge of Barrow. It is considered that
the siting, scale and density of this development would fundamentally change the nature
and character of this open, farmed landscape, and its value in contributing towards
Barrow’s settlement edge character.

6.1.

The change in the character of the landscape and the subsequent visual
intrusion arising from the development because of the visual prominence of this site
would not be sensitive to the local environment, and nor would it represent infill
development within the built up area. Neither does it represent rounding off of the
existing built up area. These considerations are corroborated by the independent
assessment carried out by WYG in their Landscape Review. Approval would, as a
consequence, be contrary to the aims of Saved policies B3 and D1 and contrary to para
17 in the NPPF.

6.2.
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Furthermore, the scale of the extension would erode the separation between
Barrow and Dalton, contrary to the intentions of Policy D5. For these reasons the
benefits of the proposed development are outweighed by the adverse impacts of the
proposed residential development on the character of the area, as identified above.

6.3.

The proposal would also not accord with emerging Local Plan Policies GI1 and
GI2. Whilst these Policies carry little planning weight in decision making, with the saved
Policies and the National Planning Policy Framework (NPPF) representing the primary
source of policy, it is nonetheless considered that granting planning permission for this
development would undermine the delivery of these emerging planning policies.

6.4.

Cumbria County Council as the Local Highway Authority and the Lead Local
Flood Authority has no objection to this application, and stipulate conditions should the
Planning Committee be minded to grant planning permission, as set out in the above
Consultation section.

6.5.

6.6.
The proposed development would bring about delivery of a mix of new housing in
this part of the Borough, which must be given significant weight. However the proposals
are contrary to the extant policies of the development and there are no material
considerations which warrant making a decision other than in accordance with the
Development Plan.

RECOMMENDATION:
I recommend that;
outline planning permission be REFUSED for the following reasons:
1) The application site is situated on a prominent hillside location on elevated land,
which rises steeply northwards away from the south east corner of the site abutting
Abbey Road up towards Breast Mill Beck Court. The development of the site would not
represent infilling or rounding off of the existing urban area. Instead, the proposed
development would result in a significant physical extension of the existing built up area
outward beyond the existing edge of Barrow. The siting, scale and density of this
development would therefore fundamentally change the nature and character of this
open farmed landscape and the visual intrusion arising from the development would not
be sensitive to the local environment, contrary to the aims of Saved Policies B3 and D1.
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2) The western edge of the site gives a strong physical indication of the separation
between the urban built up area of Barrow to the west, and rural open countryside to the
east. The strong physical boundary and the nature and character of the surrounding
countryside contribute to a clear sense of separation between Barrow and Dalton.
Approval of the development would be contrary to the intentions of Saved Policy D5
because the scale of the extension would erode the separation between Barrow and
Dalton, and contrary to paragraph 17 within the NPPF which seeks to recognise the
intrinsic character and beauty of the countryside.
3) Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of ecological impact and that there would be ‘no
likely significant effect’ on qualifying species and/or habitats of European designated
sites or impact on European protected species. This includes insufficient information in
order to enable assessment of the potential loss of land and disturbance of SPA birds;
insufficient information in respect of European protected species to provide assurance
that there will be no adverse effect on Great Crested Newts and supporting habitats;
and insufficient information on existing hedgerows in the area.
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Executive Summary
1.1 Introduction
This report has been prepared in order to inform the case officer’s report in relation to the proposed
development on the Dalton Road site.
A previous report was prepared by WYG (Landscape Review, February 2016) in response to the
Landscape and Visual Impact Assessment prepared for Oakmere Homes by PDP Associates. Further to
WYG’s Landscape Review a report titled ‘Rebuttal, Addendum and Supplementary Information’, dated
April 2016, was prepared by Stephen Laws for PDP Associates. This report responds to the
information contained within that rebuttal and the supplementary information provided.

1.2 Summary of Response to Rebuttal
The Addendum provides some of the further LVIA/Appraisal information that was sought. It does not
provide all the information previously requested.
There are still a number of issues which have not been addressed that were raised in our previous
review, including:



The assessment of construction impacts and effects
Derivation of a number of sensitivities

An additional area of land to the east has now been included within the site area. An update to the
landscape strategy is now also needed to address this area.
The term significant/significance is used within the report and its application should be revised in light
of recommendations within the Landscape Institute’s GLVIA3 Statement of Clarification 1/13: that
assessments of non-EIA projects, usually termed “Appraisals”, should assess the degree and nature of
effects on landscape and visual amenity but not the significance of the effects identified1.

1.3 Summary of response to Addendum
An area of woodland/meadow on land in the north eastern extent of the site, as now defined, is
proposed as well as planting within the development area, further details of which are required.
Other information is still lacking, particularly regarding how sensitivity ratings have been assessed,
which should underpin the assessment conclusions and provide a clear chain of reasoning in reaching

1

The Landscape Institute, http://www.landscapeinstitute.org/PDF/Contribute/GLVIA3StatementofClarification1-1310-06-13.pdf
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those conclusions. Further clarification is sought to support the assessments of magnitude and effect
made on a number rof receptors.
The addendum discusses the intervisibility between Barrow and Dalton based on the viewpoint
analysis undertaken within this assessment from select viewpoints. We feel that this should be
addressed with consideration to to travellers on Abbey Road, and the visual impact and effect the
development would have in relation to this key transport link into Barrow.

1.4 Summary of response to Supplementary Information
The rebuttal conclusion summarises the key points of the supplementary document. We would
generally agree with the conclusions drawn apart from those comparing the site to generic sites
around Barrow without evidence to support these statements. It is also considered that although the
landscape and visual setting of Barrow and Dalton has been addressed from distant viewpoints, it has
not been addressed for receptors travelling along Abbey Road.
When travelling on Abbey Road heading north, a feeling of departure from Barrow in Furness is
achieved once Monks Croft Avenue is passed as the built development within Barrow-in-Furness falls
away from the edge of the road. When arriving in Barrow-in-Furness from the north, the perceived
arrival in Barrow is not noticed until this point where the hospital comes into view and the residential
areas begin to line the road.
It is considered development on the site may change the landscape context of Dalton-in-Furness and
Barrow-in -Furness when travelling along Abbey Road. The report addresses visual setting in relation
to the surrounding viewpoints but omits to address the landscape and visual setting perceived by
receptors travelling along Abbey Road.

1.5 Comments on revised masterplan
The revised masterplan includes a number of improvements to the scheme, including the addition of
planting within the development and a further area of open space to the north east of the site.
The masterplan would benefit from further explanation especially of the development of the landscape
strategy and the concept behind the revised areas.

1.6 Overall Summary
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The rebuttal, addendum and supplementary information address a number of the points raised in the
original WYG review. It disagrees with some of the issues raised, but the points raised originally
remain valid and should be addressed.
The assessment is still lacking in a clear chain of evidence in places and conclusions have been made
in the final assessment table without the analysis to support them.
The supplementary information document addresses the issue of how the two settlements of Barrow &
Dalton would be perceived based on select viewpoint analysis. However the effects of the
development on their landscape context, particularly the separation currently provided by the site and
Mill Beck valley to its east, have not been assessed, nor the role of the proposed woodland/ meadow
area now proposed in the valley.

www.wyg.com
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Response to Rebuttal
2.6 Introduction
A rebuttal to WYG review comments2 regarding the LVIA prepared by PDP Associates on behalf of
Oakmere Homes has been provided. This section of the report responds to the rebuttal.

2.7 Guidelines for Landscape and Visual Impact Assessment
(GLVIA3) – Use of the term ‘Significant’
A number of paragraphs have been quoted from GLVIA3 within section 3.0 of the rebuttal report.
However, in relation to using the terms ‘significance/significant’ in a non-EIA assessment, we would
highlight the Landscape Institute GLVIA3 Statement of Clarification 1/13 which advises:
4 For Non-EIA Landscape and Visual Impact Appraisal
In carrying out appraisals, the same principles and process as LVIA may be applied but,
in so doing, it is not required to establish whether the effects arising are or are not
significant given that the exercise is not being undertaken for EIA purposes. The reason
is that should a landscape professional apply LVIA principles and processes in carrying
out an appraisal and then go on to determine that certain effects would be likely be
significant, given the term ‘significant’ is enshrined in EIA Regulations, such a judgement
could trigger the requirement for a formal EIA. The emphasis on likely ‘significant effects’
in formal LVIA stresses the need for an approach that is proportional to the scale GLVIA3
Statement of Clarification 1/13 10-06-13 of the project that is being assessed and the
nature of its likely effects. The same principle - focussing on a proportional approach –
also applies to appraisals of landscape and visual impacts outside the formal
requirements of EIA.
Thus, the ‘effects’ of the development are to be assessed but the terms ‘significance/significant’ are to
be avoided to prevent confusion with an EIA development, as stated in the clarification note.
The term significant/significance is used within the report.

2.8 Response table
A detailed table is provided below with a response to the WYG review comments and where applicable
an indication of the additional work required to address the comments; these are included in the
Addendum of the report. The comments below have been provided in table form to align with the
rebuttal response comments provided in Table 1.

2

Rebuttal, Addendum and Supplementary Information, Land at Dalton Lane, Barrow In Furness, for PDP Associates, April 2016
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WYG
comment
Comments in
relation to
methodology

Comments in
relation to
landscape
receptors 3 &
4

Comment on
the cross
over between
landscape
and visual
impact and
effect

Insufficient
information
to determine
the
sensitivity of
the
landscape
and visual
receptors

Rebuttal response

WYG further response

The methodology is generally adequate
for this type and scale of development. I
agree that landscape and visual
sensitivity is based on descriptions and
criteria applied to both assessments.
While, this can be acceptable, (provided
that the descriptions can be used for
both assessments) it is now considered
best practice to use alternative
definitions for visual assessment. This
approach has been adopted for this
Addendum.
Table 1 in the LVIA provides general
descriptions for landscape susceptibility.
Table 8 combines criteria from Table 2
and Table 3 with assessment based on
field work illustrated by the photographic
viewpoints.
See also paras. 3.4 and 3.5 above on
significance.
It is normal for LVIA to consider the
impacts on settlements as part of the
landscape assessment. Indeed, GLVIA
sets out guidance for townscape
character assessment. Moreover, there
are specific planning matters (raised by
the planning authority) relating to this
site which warrant particular study with
regard to potential sensitivity and impact
on these settlements. In this instance,
potential intervisibility between Barrow
and Dalton is one of the key issues
which could affect sensitivity of the site.
For WYG to state that Barrow and
Dalton are not affected by the
development suggests either they have
concluded from their own field work that
there are no potential effects or simply
they have not fully understood the
planning issues raised by the planning
authority.
Aesthetic quality and visual character
are a fundamental part of landscape
character assessment. See also
comments above regarding the
importance of intervisibility in relation to
this site.

We disagree that the methodology used in the
original assessment is acceptable and would
expect in to be in accordance with current
guidelines (GLVIA3).
We are pleased to see the approach has been
revised and that ‘Table 2: Definition of magnitude
of change on visual receptors’ has been included
within the Addendum. However, we would
question why a second table ‘Criteria for visual
effects’ has not been added within the
Addendum.
It is unclear how these areas are being assessed
within the LVIA and understood them to be
considered as distinct landscape character areas
rather than addressing the potential issue related
to the separation between the two settlements.
Further text is required within the report to clarify
what is being assessed.
We do however welcome the fact that the
addendum and supplementary information
provides further analysis.

We would refer back to GLVIA3 para 2.20 – 2.22
reflecting the distinction between the two
components of an LVIA – 1. Assessment of

landscape effects; 2. Assessment of visual effects
and that the ‘LVIA must deal with both and
should be clear about the differences between
them. If a professional assessment does not
properly define them or distinguish between
them, then other professionals and members of
the public are likely to be confused’.
Table 1 sets out general criteria for landscape
sensitivity and table 2 general criteria for visual
sensitivity. The information contained within these
tables is generic, as stated in the response. It is
not receptor specific and we would expect the
assessment to describe the receptors sensitivity,
referring to its value and susceptibility to the
development. As stated in para 5.43 of GLVIA3
‘judgements about the susceptibility of the

Table 2 sets out the sensitivity of visual
receptors. While the descriptions are
generic they do provide a basis for a
consistent approach to assessment one which is commonly applied in LVIA
work for this scale of project.

landscape receptor to change should be recorded
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WYG
comment

Rebuttal response

WYG further response

on a verbal scale (for example high, medium or
low), but the basis for this must be clear, and
linked back to evidence from the baseline study’.

For any scale of project we would expect some
description on how a judgement on sensitivity has
been reached. It should not be left to the reader
to make assumptions from generic tables about
what the assessor may or may not have
considered.
Detailed
assessment
of the effects
on existing
landscape
features
should have
been
undertaken.

Comments in
relation to
the inclusion
of
assessment
of heritage
assets within
the LVIA.

Comments in
relation to
the
photographic
views within
the LVIA;
lack of
supporting
text;
definition of
sensitivity for
viewpoints

From the landscape masterplan now provided, it
should be possible to assess the effects on the
existing landscape features of the site.

Para. 1.5 of the LVIA states that the
assessment is based on the outline
proposals. (submitted with the planning
application) The level of detail provided
in the landscape and visual assessment
is therefore consistent with the detail
provided on the indicative masterplan.
The LVIA has made a general appraisal
of the likely effects on landscape
features and how this will potentially
affect local landscape character. The
LVIA clearly states in its conclusion that
further study may be required following
issue of the final Development Plan and
layout.
In my experience it is often helpful for
the planning authority/planning inspector
(and other parties) for the LVIA to
provide a comprehensive assessment of
all potential landscape and visual
receptors to order to provide a better
understanding of potential impacts. This
can be especially helpful when, for
instance, the development site does not
contribute to the historical significance or
designation of the heritage asset but
nevertheless, forms part of the
landscape setting. The submitted LVIA
does not assess the potential effects on
the historical setting of the heritage
asset or how potential changes may
affect the significance of the heritage
asset. This is covered in the Heritage
Assessment undertaken by NAA.

GLVIA3 states in para 5.11 ‘The sharing of
relevant baseline information should not be
confused with the need for a separate cultural
heritage appraisal .....or there will be a danger of
both double handling and inappropriate
judgements by non-experts. It is particularly
important that responsibilities are clear in
considering effects on the setting and views from
historic buildings, Conservation Areas and other
heritage assets’.

The descriptive text in the assessment under
landscape receptor 5 clearly describes what the
assessor considers the ‘sensitivity of the setting of
the designated historic sites’ and the ‘sensitivity of
the setting of the listed buildings’. If this is not in
reference to the historic setting of these features,
this should be made clear in the text and
clarification provided in relation to what is
covered in the relevant reports.
We are unclear what the statement ‘The

Each photograph is provided with
explanatory text sufficient for the scale
and complexity of this type of
development. The sensitivity of the view
and the sensitivity of the receptor in
many circumstances will be different.
Adequate text is provided in the LVIA to
define sensitivity of visual receptors and
the importance of the view.
The photographs in the LVIA are
illustrative views which describe existing
views from local receptors, general
views of existing landscape elements (to
illustrate screening and landscape
character) and the intervisibility of the
site.

sensitivity of the view and the sensitivity of the
receptor in many circumstances will be different’

means in this context. The viewpoints used in the
assessments are from locations to represent the
views available from a number of receptors.
Therefore the sensitivity stated should relate to
the sensitivity of the visual receptor. In the
context of the LVIA, the view should not have a
sensitivity stated in order to avoid confusion.
Although it is stated that a digital and hard copy
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WYG
comment

Rebuttal response

WYG further response

The photographs used in the LVIA are
for illustration purpose only and comply
with the guidance for general digital
photography. There is no specific
requirement in GLVIA for A3 size
photography. See Appendix B of this
report. Furthermore, I understand that
the LVIA was provided in digital and
hard copy to allow others to print and
view the illustrative material at an
appropriate size.
It should be noted that visual
assessment in LVIA is primarily based
on field work and is not reliant on an
analysis of selected views provided in
the LVIA for illustration.

were provided to allow others to print and view
the material at an appropriate size, there is
nothing stated on the viewpoint figures to state
what size they should be printed at to be
‘appropriate’.
The LI advice note 01/11 Photography and
photomontage in landscape and visual impact
assessment, amongst other things stats in 4.3:
It is recommended that the following data is recorded:
— Camera, lens focal length and horizontal field of
view
— Date, time, weather, lighting conditions and
direction of view

— The viewpoint’s height above ground level and OS
grid coordinates

Comment
regarding
winter views

Request for
ZTV to be
included

Confirmation
what
mitigation
will be
included
within the
development.

Some, but not all, of this information has now
been included within the addendum.
It is welcomed that additional work has been
carried out to address this concern.

It is accepted that there may be changes
to the predicted visual effects of the
development in winter when deciduous
vegetation will provide less screening. It
is also accepted that worst case summer
views do not necessarily correlate to
worst case winter views.
Computer generated ZTV's are not an
essential component of LVIA but a tool
which can be helpful to describe the
extent of land which may experience
visual effects arising from the
development.
Computer generated ZTV's do not
illustrate land which will potentially
experience significant visual effects - this
is a matter of professional judgment.
Para. 1.5 of the LVIA states that the
assessment is based on the outline
proposals. (submitted with the planning
application) Therefore it would be
expected that some mitigation could be
achieved through the masterplan
described in the outline proposals. It is
reasonable to make further
recommendations for mitigation to be
incorporated in the final Development
Plan. The LVIA clearly states in its
conclusion that further study may be
required following issue of the final
Development Plan and layout.

Requested
plan
illustrating
sub-types

The extent of Sub Type 5c in the study
area is defined under Type 5, Lowland
on Figure 3 in the LVIA.

Requested
TPO location
plan

See Appendix A- Figure A4.

We welcome the inclusion of the ZTV in Appendix
A. However, we would note that the methodology
in Appendix B1 used to prepare the ZTV has not
been included.

It is reasonable to seek clarification on what
mitigation will be included within the
development, and hence has been considered
within the assessment; and what mitigation may
be considered, but not included within the
assessment due to uncertainly.
A comment is provided stating that the Landscape
Masterplan should be read in conjunction with the
submitted Landscape Strategy – we would note
that the submitted strategy does not include the
area of land now shown to the north east of the
development on the masterplan, and therefore
requires updating.
Figure 3 does show the types, however, it would
have been useful to label the sub-types in the key
to make clear that the area shown as Type 5
Lowland covered subtype 5c – Rolling Lowland.
The same applies for the surrounding sub-types.
This has now been included within Appendix A.
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WYG
comment
Consideration
of
construction
Impacts

Rebuttal response

WYG further response

Landscape and visual impacts due to
construction of residential development
do not normally give rise to significant
impacts and are unlikely to form part of a
local authority's planning decision. Such
matters would be normally considered
through planning conditions. GLVIA
clearly states that LVIA should focus on
those matters which would relevant to
the local authority's planning decision.
Construction effects for residential
development tend to be temporary and
very localised. Impacts may arise due to
temporary access roads, site
accommodation, storage, security
fencing and lighting, hoardings and
advertising. It is highly unlikely that such
impacts would be more significant than
the long term landscape and visual
impacts identified the LVIA.
In any event, Landscape and visual
impacts arising from construction of
residential development cannot be
assessed in any great detail at the
outline plan stage. The LVIA states that
the assessment is based on the outline
proposals. (submitted with the planning
application) and that further study may
be required following issue of the final
Development Plan and layout.

Section 5.1 clearly states ‘the assessment will
consider all potential effects from construction to
completion and long term residual impacts’. This
gives the reader the impression that this
information will be addressed in this document,
which it is not.
Section 4.16 of GLVIA3 states’ the construction,

operation, decommissioning and
restoration/reinstatement phases of a
development are usually characterised by quite
different physical elements and activities. A
separate, self-contained description of the
development at each stage in the life cycle is
therefore needed to assist in understanding the
scheme and then in prediction of landscape and
visual effects’.

It is therefore not unreasonable to ask for an
assessment of the construction impacts and
effects to be included, based on assumptions at
outline stage.

2.9 Conclusion in relation to the rebuttal
The Addendum acknowledges that further information is required within the LVIA/Appraisal and some
further information has been provided.
The response table in section 2.8 of this report illustrates that a number of items are not addressed
within the Addendum, or identifies where further information necessary as follows:


construction impacts and effects - although para 3.14 of the rebuttal states ‘general
description of possible effects - (are) included in this Addendum’ the only statement to this
effect is in 4.14 ‘construction effects for residential development are temporary and localised’.
Additional information and assessment is required;



a description of how the sensitivity of the landscape and visual receptors has been derived is
required;



impact and effect on existing landscape features is required;



methodology for preparation of the ZTV has been omitted from Appendix B1;



an updated Landscape Strategy is required to include the area of land to the east; and

confirmation of the mitigation included within the development.
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Response to Addendum
The addendum is described as providing:


A description of the revised outline proposals as shown on the landscape masterplan;



An update of the landscape and visual information to reflect changes to the development
proposals;



An assessment of winter views with additional photography;



Additional information/clarification on LVIA methodology;



Additional information/clarification on mitigation;



Additional information/clarification on the selection of photographic views; and



Additional information/clarification on the sensitivity of receptors.

The response below follows the headings given within the addendum.

1.0 Project description
The addendum lists the changes to the Landscape Masterplan, the most significant being the
introduction of a large area of woodland and open space to the north east of the development site.
The landscape strategy does not provide any details in relation to the long term management of this
area to ensure it achieves its objectives.

2.0 Methodology
Updates to the methodology are provided however no table has been included to illustrate criteria in
relation to visual effects.
The methodology stated to be included in Appendix B1 for producing the ZTV has not been included
within the report.
Evidence is required to qualify the statement that the modified ZTV is unlikely to change as a result of
the revisions to the Landscape Masterplan.

3.0 Photography
Further detail has been provided on photography. It is noted that the text states ‘in some instances an
alternative lens was used where it was useful in illustrating detailed features or the wider landscape
context’. The photographs which have been taken with a lens other than the recommended 50mm
lens should be clearly labelled to avoid confusion and misrepresentation of the potential effects of the
development.
www.wyg.com
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It is noted that viewpoint 11 does not represent views gained by hospital visitors/workers/patients as
stated, but could represent views from the users of the residential properties on the other side of
Abbey Road.
Viewpoint 3 also represents the views from the users of the residential properties at Breast Mill Court,
immediately adjacent to the viewpoint, not just road users as stated..

4.0 Baseline
We welcome the addition of the TPO location figure.

5.0 Construction Effects
In accordance with Section 4.16 of GLVIA3, we would expect consideration of the construction effects
on the landscape and visual receptors of the site to be included within the assessment, even though
‘temporary and localised’ as stated. It is acknowledged that detailed proposals are not be available at
this stage but an indication of the phasing of the development and timescales would assist the
assessment.
The addendum states that ‘landscape and visual impacts due to construction of this residential
development are unlikely to give rise to significant impacts’. Although construction impacts may be
temporary and short term in comparison to the anticipated lifetime of the development, the magnitude
of change can still be high on a number of receptors and should be clearly stated, with appropriate
mitigation included. Due to the close proximity of the residential properties to the site, it is possible
that during construction, the magnitude of change and the effect on the views experienced by
residents at the adjacent properties would be high and major adverse, if only for a short term
duration. This should be assessed.

6.0 Mitigation
The area to the north east of Breast Mill Beck Road has been introduced to the design as
mitigation/enhancement. Further details on the landscape strategy for this area of land, including the
planned use for the open green spaces within the proposed woodland and the long term management
strategy is required.

www.wyg.com
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We would note that a footpath network has been introduced within the site and throughout the area
of woodland/open space. Further details on how this may connect with the Vale of
Nightshade/Cistercian Way are required.
The timescales of when this area would be implemented in relation to the overall development is also
an important consideration in the consideration of the mitigation provided and details should be
provided.

7.0 Photographic Views
This section contains the viewpoint photography, description of views, predicted views including the
development and the conclusions about the view (which is the assessment of magnitude of change
and effect).
The assessment benefits from the addition of winter baseline photography.
Additional information is required in relation to the receptor sensitivity, as previously stated.
Viewpoint 1:
This now includes more detail and acknowledges residents as receptors from this viewpoint. The
predicted view describes ‘any views of the development in viewpoint 1 are likely to be substantially
screened by the proposed landscape belt’. Proposed trees and grassland are shown in this area,
although it is difficult to distinguish between meadow grassland, garden/amenity areas and suds
planting on the masterplan. It is considered that individual trees in grassland may not provide
‘substantial’ screening and the proposed houses and spine road are likely to be clearly visible from this
location.
The receptor sensitivity has now been defined for each receptor type. It would be useful for the report
clarify why a range of receptor sensitivities have been applied to residential receptors ‘v.high-medium’.
The magnitude of change and effect has been assessed after 10-15 years only, when the vegetation
has matured. It is usual practice to show these assessments during construction, day one of opening
and year 10-15. It must be acknowledged that the 10-15 years is 10-15 years after the vegetation has
been implemented. There is no statement made about the duration of the construction works and at
what stage the planting will be carried out.
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The assessment of a major/moderate effect on the views experienced from residential receptors at
year 10-15 is considered reasonable; although this depends on the establishment of an appropriate
screening belt between the properties to the west and the development. Additional assessment is
required assessed at day one of opening.
It is unclear why the magnitude of change is different for road users and residents from the same
viewpoint location; this requires clarification.
Viewpoint 2:
Receptor sensitivity has now been defined for each receptor type. It is unclear why residential
receptors have not been considered as the viewpoint lies immediately adjacent to Abbey Gate
Cottages.
The assessment on the ‘landscape setting’ of the historic sites is included and requires further
information on what is considered as the landscape setting and which sites in particular are being
considered from this viewpoint. A cross reference to the heritage assessment may be appropriate.
It is considered that the magnitude of change is likely to be high or medium rather than the
medium/low stated as although the planting screens the majority of the proposed housing, the
planting will be clearly visible in the view, resulting in a higher effect than stated.
We would agree that a woodland belt along the south eastern end of the site would provide some
screening of the development in this location.
Viewpoint 3:
It is unclear why the residential receptors at Breast Mill Beck Court have not been included within this
assessment as they lie within close proximity to the viewpoint location. They should be considered.
Viewpoint 4:
The increase in the assessed effects from this location is acknowledged. It is considered the sensitivity
of the residential receptors at this viewpoint is high or very high rather than high/medium as stated as
a result of residents affording ‘direct open views of the site’ as defined in the criteria in table 2.
Viewpoint 5:
It is unclear why a medium sensitivity has been given to users of this footpath as within table 2 public
rights of way are considered high sensitivity. An explanation of the sensitivity within the text would
provide clarification.
www.wyg.com
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Viewpoint 6:
The increase in the sensitivity rating of the footpath from medium/low to medium is acknowledged;
however, as within table 2 public rights of way are considered high sensitivity.
Viewpoint 7:
It is unclear why the public right of way has not been assessed from this location when the viewpoint
lies directly adjacent to it.
Viewpoint 8:
The introduction of viewpoint 11 adjacent to this location gives a clearer view of the site which is
welcomed.
Viewpoint 9:
It is unclear why a medium sensitivity has been given to a public right of way through open
countryside as within table 2 public rights of way are considered high sensitivity. Further explanation is
required.
Viewpoint 10:
It is considered the sensitivity rating given to the hospital receptors as medium/low would be higher.
The view experienced by hospital users is likely to be far greater than that from the footpath due to
the height of the hospital building. Only the impact on the footpath users is assessed in the table. In
this instance it is assumed the footpath has been assessed as a medium sensitivity and not high
sensitivity as it passed through urban fringe although this should be clarified within the assessment.
Viewpoint 11:
It is unclear why the road users have been given a high sensitivity. This may be because the viewpoint
is from a lay-by or because it also represents the residential receptors adjacent; this requires
clarification.

8.0 Visual Assessment
This section acknowledges that there may be some increased visibility during winter months,
particularly from roads.
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A summary is provided regarding the potential inter-visibility between Barrow and Dalton. From the
viewpoints selected the development is unlikely to result in a change to the visual setting of Barrow
and Dalton. However, the sequential view from Abbey Road should be considered.

9.0 Summary of landscape and visual effects
It is considered that the table is not a summary as it includes information not previously described in
the viewpoint assessment. Where this is the case information is required to explain how the
assessment outcomes have been identified. For example – Abbey Gate Cottages is described as a
medium sensitivity in table 5. Receptors at theses properties experience a direct open view of the site
which according to table 2 should result in a high or very high sensitivity. A number of sensitivities are
also queried within section 7.0 above.
Further description about the receptors value and susceptibility within the table would provide
clarification.

10.0 Conclusion
The addition of the proposed woodland/meadow land on the north eastern extent of the site is a
welcomed addition, however, further details on this area and the landscape strategy is required.
The assessment highlights that when deciduous vegetation is not in leaf there will be a minor increase
in visibility and that additional planting would provide effective screening.
It is considered further information is required relating to the sensitivity of the receptors indicating
that their value and susceptibility have been considered in accordance with GLVIA3, and that further
explanation is required for some of the receptors where only the assessment ‘score’ is provided.
Further information is also required relating to construction effects and a description to support the
change in assessment between day 1 of completion and year 10-15.
The assessment discusses the intervisibility between Barrow and Dalton which is based upon the
select viewpoint analysis undertaken within this assessment. It is considered the report omits to
address perceived intervisiblity when travelling along Abbey Road in either direction. This is discussed
in more detail within the Supplementary information section below.

Supplementary Information
www.wyg.com
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This section is described as addressing:
a) The sensitivity of local landscape character;
b) The change in local landscape character;
c) Potential erosion of separation between Barrow and Dalton; and
d) The potential visual prominence of the site (visual intrusion into the surrounding urban/rural
landscape).

11.0

The sensitivity of local landscape character

The report explains in further detail why a landscape sensitivity rating of medium has been given to
the site.

12.0

The change in local landscape character

The description given under this section is considered appropriate for the site. The site should not be
compared to any generic site on the eastern fringe of Barrow (‘the local impacts predicted for this site
are not exceptionally high or higher than would be expected for other potential sites around the
eastern fringe of Barrow’). All sites should be robustly assessed on an individual basis and
generalisation statements should be avoided.

13.0

Potential erosion of separation between Barrow and Dalton

The description given under this section is considered appropriate for the site. The detailed visual
analysis photograph SL5 appears to show the proposed woodland planting is likely to screen both
existing and proposed development from distant views within Dalton. The accuracy of this diagram is
questionable as the green line depicted appears to hold the same height along its length, rather than
drop to follow the visible landform as would be expected.
The text discusses how perceived separation can be maintained ‘provided there is an obvious sense of
departure and arrival from each settlement’. Currently, the site and the adjacent triangle site create an
open space on the departure from Barrow along Abbey Road which is seen as the start of the
departure from this settlement. The report highlights that the ‘Vale of Nightshade’, the wooded valley
between the two settlements, is the transitional zone between the two settlements. Whilst we would
agree that this contributes to the separation, the land either side of the Vale of Nightshade also
contributes to the landscape setting of Barrow and Dalton.
The housing within Hawcoat is not visible on the approach to Barrow along Abbey Road and is
screened by a localised ridge within the site. A sense of arrival in Barrow is achieved around viewpoint
10, where the hospital becomes prominent in the view and the housing abuts the road. With the
www.wyg.com
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proposed housing in place the sense of arrival is likely to be nearer the location of viewpoint 2. Over
time, the proposed vegetation on the periphery of the development may act to screen the proposed
housing from arrival into Barrow from the north, although it is unlikely to screen the housing from
view when exiting Barrow along Abbey Road in northerly direction.
The development is likely to appear as an extension to Barrow when exiting Barrow along Abbey Road
and is likely to be prominent in the view. Currently a sense of departure from Barrow is achieved just
south of the location of viewpoint 10, where the landscape opens up and the built development falls
away from the road. The presence of the proposed housing would extend the built form in close
proximity to the road.
The intervisibility and landscape setting of Barrow and Dalton from nearby receptors, such as
travellers on Abbey Road, should be considered as the development may alter this.

14.0

The potential visual prominence of the site (visual intrusion into the surrounding

urban/rural landscape).
The description given within this section is reasonable for the site. We would reiterate that all sites
need to be assessed on an individual basis and generalisation statements should be avoided as they
need to be based on assessed evidence (this section states ‘the sensitivity of these residential
receptors and the predicted magnitude of change does not indicate that the site is particularly
prominent in the landscape or that it is more prominent than other sites around the urban fringe of
Barrow’).
Conclusion
The report conclusion summarises the key points of the supplementary document. We would generally
agree with the conclusions drawn apart from those comparing the site to generic sites around Barrow
without evidence to support these statements. We also feel that although the visual setting of Barrow
and Dalton has been addressed from distant viewpoints, it has not been addressed in relation to the
landscape setting when travelling along Abbey Road.
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Comments on the revised masterplan proposals
The addition of the landscape area to the east of Breast Mill Beck Court is welcomed; however,
additional information on the proposed long term landscape strategy for this area and how the area
will be managed would be beneficial.
It is difficult to distinguish between some of the graphics on the masterplan, particularly the meadow
grassland; garden/amenity areas; and suds planting.
The inclusion of the landscape buffer along the eastern edge of the site is a welcome addition to the
proposals.
A number of trees are shown within the site area, including to the rear gardens of some housing plots.
We would question if this degree of planting will be carried through to the detailed design stage, but
welcome its inclusion.
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Appendices
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Appendix A – Report Conditions
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Land at Dalton Lane – Landscape Response
This report is produced solely for the benefit of Barrow Borough Council, and no liability is accepted for any reliance placed on it
by any other party unless specifically agreed by us in writing.
This report is prepared for the proposed uses stated in the report and should not be relied upon for other purposes unless
specifically agreed by us in writing. In time technological advances, improved practices, fresh information or amended legislation
may necessitate a re-assessment. Opinions and information provided in this report are on the basis of WYG using reasonable
skill and care in the preparation of the report.
This report refers, within the limitations stated, to the environment of the site in the context of the surrounding area at the time
of the inspections. Environmental conditions can vary and no warranty is given as to the possibility of changes in the
environment of the site and surrounding area at differing times.
This report is limited to those aspects reported on, within the scope and limits agreed with the client under our appointment. It
is necessarily restricted and no liability is accepted for any other aspect. It is based on the information sources indicated in the
report. Some of the opinions are based on unconfirmed data and information and are presented accordingly within the scope for
this report.
Reliance has been placed on the documents and information supplied to WYG by others, no independent verification of these
has been made by WYG and no warranty is given on them. No liability is accepted or warranty given in relation to the
performance, reliability, standing etc of any products, services, organisations or companies referred to in this report.
Whilst reasonable skill and care have been used, no investigative method can eliminate the possibility of obtaining partially
imprecise, incomplete or not fully representative information. Any monitoring or survey work undertaken as part of the
commission will have been subject to limitations, including for example timescale, seasonal, budget and weather related
conditions.
Although care is taken to select monitoring and survey periods that are typical of the environmental conditions being measured,
within the overall reporting programme constraints, measured conditions may not be fully representative of the actual
conditions. Any predictive or modelling work, undertaken as part of the commission will be subject to limitations including the
representativeness of data used by the model and the assumptions inherent within the approach used. Actual environmental
conditions are typically more complex and variable than the investigative, predictive and modelling approaches indicate in
practice, and the output of such approaches cannot be relied upon as a comprehensive or accurate indicator of future
conditions.
The potential influence of our assessment and report on other aspects of any development or future planning requires
evaluation by other involved parties.
The performance of environmental protection measures and of buildings and other structures in relation to acoustics, vibration,
noise mitigation and other environmental issues is influenced to a large extent by the degree to which the relevant
environmental considerations are incorporated into the final design and specifications and the quality of workmanship and
compliance with the specifications on site during construction. WYG accept no liability for issues with performance arising from
such factors.

8 November 2012
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Ref:

SM/A098852/Le-01

Date:

12th August 2016

Mike O’Brien
WYG
Dear Mike,
Heritage Rebuttal Consultation
B07/2015/0707- Outline Application for 155 Dwellings Dalton Lane Barrow (Oakmere Homes)
Thank you for consulting us again on this application and on the updated supporting documents. We have
reviewed the following documents:








Desk Based Heritage Assessment (NAA October 2015)
Heritage Consultation Response (WYG February 2016)
Heritage Rebuttal Document (NAA May 2016)
Geophysical Survey (Phase Site Investigations, April 2016)
Heritage Rebuttal Consultation Response on below-ground archaeology (J. Parsons May 2016)
Landscape and Visual Impact Assessment Rebuttal Document (PDP May 2016)
Updated Site Masterplan (PDP May 2016).

This response is only concerned with the above ground designated heritage assets, below ground heritage
assets have been considered and responded to by Cumbria County Council who provides this advice to the
LPA in these matters.
Summary of WYG’s Heritage Consultation Response to the original application
The heritage consultation response provided by WYG in February 2016 concluded that the desk-based
assessment report provided an adequate summary of the identified heritage assets that have the potential
to be impacted up by the proposed development and provided adequate discussion of the setting and
significance of these identified assets. The assessment was carried out in accordance with relevant CIfA
standards and guidance and up-to-date guidance from Historic England on the assessment of setting
impacts upon the historic environment.
The consultation response agreed with the overarching conclusions, Sections 9.1-9.4 of the desk-based
assessment report; most notably that, subject to the adoption of design mitigation measures, the proposed
development would result in less than substantial harm to heritage assets in the vicinity of the site.
Notwithstanding the above comments, some specific issues were raised within the consultation response
which are summarised as follows.
Abbey Road Corridor - WYG considered that the assessment report’s identification of the Abbey Road green
corridor as being of medium sensitivity to change was questionable.
Effective Mitigation – Although the consultation response agreed with the conclusions outlined in Sections
9.1-9.4 of the assessment report, there was a concern that the design details provided did not adequately
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outline how the recommended mitigation of the scheme would be secured and further details of the
mitigation measures proposed were requested.
Operational Impacts – The consultation response considered that the desk-based assessment had
potentially understated the levels of impact on designated heritage assets resulting from the proposed
development. Although it agreed that the setting impacts on the main ruins of the Furness Abbey
Scheduled monument would be very limited.
Heritage Rebuttal (Northern Archaeological Associates Ltd [NAA] May 2016)
The heritage rebuttal document provides additional clarification of the assessment method used in the
original desk-based assessment and provides definitions of the terms used to describe identified levels of
impact. It also provides further information on the mitigation measures to be employed to reduce the
perceived levels of impact which form part of a revised site master plan which has also been provided.
The additional clarification and definition of the impact levels used by NAA is welcomed and provides an
adequate level of information with which to assess the levels of impact of the proposed development with
its intended mitigation measures in place.
The rebuttal document outlines the concerns raised within WYG’s consultation response and provides
further information in response to each. We comment on each as follows.
Abbey Road Corridor - Further clarification and assessment is provided of the Abbey Road green corridor
and the contribution that it makes to the setting and significance of designated assets in the vicinity of the
proposed development. Section 2.9 of the rebuttal states that the undeveloped nature of the proposed
development site makes a positive contribution to the setting of identified heritage assets and Section 2.11
identifies that it is a significant component in both static and kinetic views of the designated assets along
Abbey Road, although this fails to meet the threshold of a view of ‘high importance’ within identified
Historic England guidance.
WYG is in agreement with these statements, however, there is a remaining concern that, even though the
view is not identified as being of high importance, it still makes a strong contribution to the rural character
of the approach to the Furness Abbey Scheduled Monument and Conservation Area, as well as providing a
key element of the setting of the group of contemporary Grade II Listed Buildings adjacent to the site on
Abbey Road. This contribution relies upon the land providing a green buffer identified within Section 5.13
of the original assessment report as protecting ‘the immediate setting of the Furnace Abbey precinct, the

Grade II* Abbey House Hotel, and the other Grade II Listed Buildings (HA 18, 19, 21 and 30) adjacent to
the road, from the impacts of urban encroachment’. The proposed development is considered to represent

‘urban encroachment’, therefore raising the question as to whether the site’s sensitivity to this type of
development in particular should be assessed as high.

WYG considers that the site has some capacity for change, however, the southern field and the eastern
part of the northern field have a higher level of sensitivity to change than elsewhere within the site, as
these areas in particular contribute positively to the setting and significance of numerous designated
assets.
Effective Mitigation – The recommended mitigation measures have been outlined in a revised site
masterplan which secures elements of design mitigation for the scheme at this stage. The revised
masterplan includes indicative housing plots and road layouts, defined landscape infrastructure and
footpath links and provision of off-site woodland planting in the field to the east of Breast Mill Beck Road.
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The most significant mitigation measures proposed in relation to the identified setting impacts are the 30m
wide band of deciduous woodland planting along the south-eastern corner and eastern boundary of the
proposed development site, together with the more random and open planting on the embankment rising
westwards on the south-eastern corner of the site. The LVIA rebuttal document states that the proposed
tree planting will effectively shield views of buildings within the site within 10-15 years of planting. This
assessment is based upon the erection of buildings of ‘typical height’ (PDP May 2016, Section 4.7). WYG
Urban Landscape Design Team will respond separately to the LVIA rebuttal document.
The heritage rebuttal document argues that the planting will retain a green corridor along Abbey Road and
reduce the impact of built form within the site, whilst reinforcing the woodland character of the Vale of
Nightshade.
WYG agrees with these assertions, however, in relation to the green corridor it should be noted that the
presence of the dense bank of deciduous woodland alongside Abbey Road, although shielding views of
buildings, is in itself an impact upon the currently open green views that can be achieved on Abbey Road in
both directions on approach to, and within the setting of, designated heritage assets. The woodland will
close off views across the triangular piece of land and the proposed development site, which form part of
the setting of the Furness Abbey Scheduled Monument and Conservation Area and the approach to the
group of contemporary Grade II Listed Buildings alongside the site on Abbey Road. The woodland will also
close off views west from Abbey Gate Cottages, which currently enjoy a rural aspect beyond Abbey Road
and this forms an element of the building’s significance. The proposed development site is described within
Section 6.22 of the desk-based assessment report as agricultural land associated with Furness Abbey and it
potentially forms part of a deer park, also associated with the abbey, although the exact extent of the deer
park is unknown. The change in character of this agricultural field to woodland (as it will appear from
Abbey Road in 10-15 years) is therefore a significant alteration to the historic landscape character of the
site, although it is recognised that it represents a more favourable alteration than a change to urban
development. In conclusion, the proposed mitigation is considered to reduce the impact of the proposed
development, but does not remove the impact entirely.
In light of the above the points, the area of random and open planting on the south-eastern corner of the
site is welcomed as providing a graduated density of planting towards the deciduous woodland along the
site boundary, reducing the impact of the woodland buffer.
The provision of off-site woodland in the field to the east of Breast Mill Beck Road is not considered to
result in any negative impacts upon designated heritage assets. The desk-based assessment identified a
Neolithic flint scatter (HA37) and a large, square, enclosure cropmark within this field (HA65). These have
the potential to be impacted upon by tree planting/roots and the provision of a wetland habitat/pond within
this part of the site. The field east of Breast Mill Beck Lane was not included in the submitted geophysical
survey report (Phase Site Investigations April 2016). We recommend that, should the scheme be granted
approval, clarification is sought to confirm whether the archaeological evaluation condition recommended
by Jeremy Parsons in his consultation response dated, 13th May 2016, also includes investigation of the
field to the east of Breast Mill Beck Road.
Operational Impacts – the heritage rebuttal document provides the criteria used for the assessment of
impacts and definitions of the terms used to describe impact levels. It then provides a further focused
assessment of the impact of the proposed development upon designated assets in the vicinity of the
proposed development. This clarification is welcomed.
The criteria provided for assessment of impacts within the heritage rebuttal is the Design Manual for Roads
and Bridges (Volume II, Section 3, Part 2 Annex 6 Cultural Heritage Sub-Topic Guidance: Historical
Buildings 2007). These criteria, or an adapted form of them, are commonly used for the assessment of
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impacts to heritage assets in the absence of a standard method. This is an acceptable approach to
assessment, if used alongside qualified professional judgement.
Using the criteria provided for assessment, WYG is in broad agreement with the assessed levels of harm
within the rebuttal document prior to the application of mitigation measures. Concern still exists
surrounding the reduction of the level of impact than can be achieved through the identified mitigation
measures, as detailed above, such that the residual impacts of the proposed development are potentially
higher than those stated in the rebuttal document. Nevertheless, this does not result in a significant
divergence of opinion on the overall level of harm identified as resulting from the proposed development.
Summary
The heritage rebuttal document has provided sufficient information with which to assess the level of impact
of the proposed development upon designated heritage assets.
The proposed development is considered to result in less than substantial harm to designated heritage
assets in the vicinity of the site. National Planning Policy Framework (NPPF) states that where there is less
than substantial harm, the harm should be weighed against the public benefits of the development
(paragraph 134) and that all harm to heritage assets and their settings should be justified (paragraph 132).
Should outline approval be granted, the local planning authority should consider how it can secure further
mitigation, or reductions of impact, through the submission of reserved matters, providing more detail on
considerations such as layout, building orientation, density, building height and soft landscaping.
Please do not hesitate to contact me with any further queries.
Yours sincerely
for WYG Environment Planning Transport Ltd

Dr Gillian Scott
Built Heritage Consultant

Arndale Court, Headingley, Leeds, West Yorkshire, LS6 2UJ
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Land at DaltonLane, Barrow in Furness – Ecology comments
Further comments on the ecological appraisal of the above site and the rebuttal provided by
the Envirotech consultants to the ecology content of the screening report are provided
below. However it should be noted that all of the ecology content of the screening report is
still considered to be relevant and remains unanswered as Envirotech have made no attempt
to provide the outstanding information, rather they have argued on the necessity of each
point raised. There are also omissions in their response regarding European sites, and no
Habitat Suitability Index has been submitted for ponds in the vicinity of the application site,
despite the letter from Graham Love stating that there have been ‘negative’ surveys of the
adjacent ponds.
The points listed a to h below relate to the Envirotech feedback to Smith and Love Planning
Consultants in a letter dated 29th February 2016.
Points a, d, e, f, g – Lack of Assessment of Likely Significant Effect on the
designated SPA, Ramsar and SAC sites – Duddon Estuary SPA, Morecambe Bay
SAC, Morecambe Bay SPA, Morecambe Bay Ramsar, Duddon Estuary and
Morecambe Bay pSPA etc
Envirotech stated that Natural England was consulted on the scheme, and it lies outside the
impact zone for SSSI units. The preliminary ecological appraisal should identify all features
within the ‘zone of influence’ of the proposed scheme. In this case the nearest European site
lies just outside the general 2km search, and the others are within 3km - this does not imply
they should be screened out, particularly where there are potential pathways of effect
linking the development to these sites. The planners need to be certain there will be no
likely significant effect arising indirectly through connectivity to the site such as via
watercourses, and also through presence of qualifying species outside the site boundaries as
frequently occurs in the case of SPA birds. These pathways of effect have not been
addressed anywhere in the ecology report, and we have not received a satisfactory
explanation or additional information to assist in our determination.
The site survey recorded oystercatcher on the fields which forms one of the many species
from assemblages of waterfowl and seabirds protected. Two of the many representations
pointed out that the fields are used by migratory birds, geese and seabirds. The land is
situated between habitat supporting major SPA bird populations, and within 2.5km of these.
We are therefore concerned that the potential for impact on SPA birds has been neglected,
hence the screening identifies potential use of the arable fields and grassland by qualifying
species of the designated sites. There are no bird surveys or WEBs data provided to suggest
the fields are not used for foraging, roosting at high tide, breeding etc The land here is likely
to lie along the flight paths of birds making their way between the 2 estuaries and also
heading southwards to Cavendish Dock. As SPA birds have been recorded actually on the
site we need to see evidence that the site is not frequented by these species at any time of
year and therefore that there are no likely significant effects on SPA birds. The ecology
report makes no mention of SPA birds.
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Summary – insufficient information on birds has been provided to enable assessment of the
potential loss of land and disturbance of SPA birds. Habitat may be present which is used by
migratory, overwintering and/or breeding birds for roosting, foraging, nesting.
There appears (from looking at OS maps) that there is connectivity between the site and
Morecambe Bay via Dane Ghyll Beck and Mill Beck. There is therefore a pathway of effect
particularly during construction which we need to be assured will not result in any significant
effects on European sites as a result of pollution or changes in hydrology. Although the
Envirotech search has excluded everything outside the 2km search we do not agree with
this rationale and need information to support the conclusion of ‘no likely significant effect’,
hence the screening report requiring confirmation of pollution prevention controls before
and after development, and methodology to prevent any change in downstream hydrology
as a result of surface drainage from the site (with increased hard surfaces increasing storm
flow to the beck).

Summary – information to be submitted to demonstrate that there will be no likely
significant effects on European sites as a result of the proposed scheme, in relation to the
potential for changes in water quality and hydrological characteristics.
We have also requested that the assessment should demonstrate that the increased resident
population in-combination with increase in local population due to other housing
developments proposed and/or being built in this area will not result in any likely significant
effects on qualifying species and habitats of the Natura 2000 sites. Effects could result due
to fly-tipping and littering, dog walking, use of vehicles, additional recreational pursuits etc.
This would involve a simple assessment of increase local population, and mitigation in the
form of land on the site left for recreation. We just need evidence to demonstrate this will
not happen – we are not trying to substantiate that it will.

Summary – text should be submitted to demonstrate that there will be no likely significant
effect on Natura 2000 sites as a result of increased population taking into account other
developments in the area (in-combination effects).

Point b and h – Great crested newt (GCN) potential
The fact that the ponds are outside the site boundary does not help with assessing potential
for GCN to be present within the site. There are 24 nearby records of GCN provided in the
Envirotech report and at least 4 ponds to the north and west of the site within 500m and an
additional 2 or 3 garden ponds lying adjacent to the western edge of the application site,
well within the 63m suggested in the Envirotech response. A Habitat Suitability Index (HSI)
of these ponds should have been provided to support the application. HSI surveys provide
an indication of the likelihood of ponds being used for breeding by GCN, based on the
environmental characteristics of the pond and its surrounds. Should any provide average or
good GCN habitat, additional surveys will be required to determine presence or likely
absence of GCN.
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The hedgerows around the fields which are visible from public rights of way have all been
inspected and were found to provide suitable terrestrial habitat for GCN with linkages along
hedgerows to ponds. The hedgerows are mainly growing on stone clad old banks and many
form dense and wide habitat corridors with suitable terrestrial refugia and hibernation
potential. As GCN are recorded within 500m of these ponds there is potential for them to be
breeding ponds. In view of the risk to European species the application does not provide
sufficient evidence to suggest that European protected species will not be affected during
construction phases and that there will be no loss of terrestrial habitat. In addition there is
potential for the development to impact on the local hydrology, which in turn could affect
the nearby ponds.

Summary – insufficient information has been supplied in respect of European protected
species to provide assurance that there will be no adverse effect on GCN and supporting
habitats.
Point c – the need to assess (ground nesting potential for) birds
The screening report was mostly concerned with the lack of bird information and
assessment relating to SPA birds. There are no bird surveys to support the application and
there is no data search indicating bird species present. Skylark and oystercatcher were
recorded on the site and potentially make use of the grassland for breeding. When on site it
was noted that the boundary hedgerows provide excellent bird habitat many being dense
and high with several tree species. The grassland to the eastern side of the application site
supported seagulls when inspected and there was a buzzard hunting overhead. The open
nature of the field system is likely to support raptors which may include Schedule 1 birds
such as barn owl, but there is no survey information provided in the ecological appraisal.

Summary – the ecological appraisal lacks background information and assessment of the
use made of the application site by breeding birds (ground nesting species and hedgerow
species), roosting and foraging SPA birds, raptors. Suitable mitigation needs to be provided
for any losses of habitat and making use of existing wildlife habitat on land to the east of
the access road will not be sufficient. Additional habitat enhancement, use of bird boxes,
suitable planting schemes etc will need to be provided once the use of the site by birds has
been evaluated.
Point i – the need to assess the loss of foraging and disruption of connectivity
between badger setts
The screening report does not request any assessment at this stage for loss of foraging or
disruption of connectivity between badger setts; the screening report stated simply that a
pre-construction badger survey should be recommended. This is because badgers are
mobile fauna and may have moved onto the site since the survey was undertaken and also
because there are records of badger within 2km of the site.

Summary - This issue still needs to be addressed, and the intention to undertake preconstruction survey for badger included in the application.
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The following issues also need to be addressed Bats
The screening report stated that recommendations should be made as to the number of bat
boxes, enhancement of bat foraging, installation of bat friendly lighting etc This has not
been acknowledged or received.

Summary – the application should provide an indication of the numbers of bat boxes which
will be installed, the type of lighting to be used as mitigation for bats, how habitat will be
enhanced for bats etc as mitigation for the loss of habitat. Use of the eastern strip of land
outside the application site for mitigation will only be acceptable if this is further enhanced
for wildlife as it is already of ecological value.

Hedgerows
The site has been inspected from public rights of way by a WYG ecologist. Most of the
hedgerows accessible were found to provide very good wildlife habitat and corridors across
the area. The Hedgerow survey undertaken by Envirotech indicates there are no ‘important ‘
hedgerows yet WYG surveys indicate that the each of the visible hedges support up to 8
woody species including crab apple, and up to 8 woodland indicator species/ground flora
indicators of important hedgerows. In addition all the hedges seen were on old banks faced
with stone although most were overgrown. It is considered that the hedgerow network here
is of high ecological value (Internal hedgerows were not inspected) and there are likely to
be important hedgerows present.

Summary – Envirotech ecological assessment of hedgerows appears to considerably
undervalue the hedgerows in the area, and has only recorded 1 indicative ground flora
species under 1 hedgerow across the whole site; whereas up to 8 indicative ground flora
species were noted by WYG along each hedge during a brief boundary site walkover. This
indicates that there are likely to be important hedgerows present which should be retained
and protected/enhanced should the development proceed.

Conclusions
1. The information and quality of the ecological submission in support of this application
is not adequate and the requests indicated in the screening report have still not been
addressed, rather the applicant has indicated they consider our requests to be
‘speculative’. We have not had any sight of additional surveys since we sent out the
scoping report.
2. As indicated in the summaries above, there are still outstanding issues. The missing
supporting evidence could have been offered to assist us in the determination of the
application rather than dismissed as unnecessary or speculative.
3. The lack of supporting information with regards European protected species (GCN)
which are known to be present in various locations within 2km of the site, and lack
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of background information and text to demonstrate ‘no likely significant effect’ on
qualifying species and/or habitats of European designated sites, means that we
cannot reliably advise that the development will not have an adverse effect on
designated sites, ecology and biodiversity. The reliability of the field assessment of
hedgerows carried out by Envirotech is also questionable.
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