DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION
20th December 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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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0682

Mrs M Furness

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Roosecote

Maureen Smith
01229 876414

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

LOCATION:
5 Piel Island Cottages, Piel Island Barrow-in-Furness
PROPOSAL:
Alterations and refurbishment of listed building including erection of single storey rear
extension, raised deck, erection of detached outbuilding, replacement of uPVC
windows to rear elevation with timber sliding sash windows and new timber back
door, alterations to existing internal staircase, re-roofing of rear elevation,
replacement gutters and downpipes. Repairs and renovation of existing timber sliding
sash windows and fascia boards on the front elevation and minor internal repairs
SAVED LOCAL PLAN
POLICIES:
Policy D18
Alterations and additions to a Listed Building or those properties affected by the Article
Four Direction will not be permitted if they adversely affect its character and setting or its
architectural or historic features. In particular, the following alterations are likely to be
unacceptable, particularly where they pose a conflict with the traditions of the building type
or the area;
a)

The use of non-traditional roofing materials;

b)

The use of uPVC or aluminium or other non-traditional materials or styles for
windows and doors;

c)

Pebble-dashing, or rendering of any type where this would result in the loss of
features such as stone-work or ornamental brickwork;

d)

The removal of any special features such as ornamental ironwork, carved
stonework or brickwork, etc; and

e)

The use of uPVC gutters and downspouts.

Page 2 of 134

PLANNING COMMITTEE
20th December 2016
SUMMARY OF MAIN ISSUES:
The impact of the proposals on the heritage asset.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The Development was advertised in the press and on site.
The Occupiers of flat 1, flat 2, numbers 4 and 6 Piel Island Cottages have been informed.

CONSULTATIONS:
Comments from Building Control
“Building regulation approval required.”
Comments from Historic England
“Thank you for your letter of 20 September 2016 notifying Historic England of the scheme
relating to the above site. Our specialist staff have considered the information received
and we do not wish to offer any comments on this occasion. “
Recommendation
This application should be determined in accordance with national and local policy
guidance, and on the basis of your expert conservation advice.
If you would like further advice on this application, please contact us to explain your
request. Please re-consult us if there are material changes to the proposals. We will then
consider whether such changes might lead us to object. If they do, and if your authority is
minded to grant consent, you should notify the Secretary of State of this application in
accordance with the above Direction”
Victorian Society
“Thank you for consulting the Victorian Society on this application. While we welcome the
principle of this proposal we cannot support the insertion of uPVC windows, which would
be harmful to the significance of this nationally important building.
The Piel Island Cottages were designed by the distinguished firm of Paley and Austin for
the fifth Duke of Buccleuch as pilots’ cottages in 1875. They form an attractive, prominent
and impressively isolated group and, along with the castle and the Ship Inn, are the only
buildings on Piel Island. Despite an evident lack of investment and maintenance (in the
case of number 5), the cottages are surprisingly intact, retaining a good deal of integrity
and character.
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The principle of refurbishing 5 Piel Cottages is one we welcome. However, in light of the
building’s national importance, its distinct and well preserved character and its group value
with the rest of the terrace, it is important that all works are carried out to a high
specification. With this in mind we are unable to support the use of uPVC, particularly in
the windows, which is acknowledged as being entirely inappropriate in historic buildings,
particularly listed buildings such as this. Any new windows should be single-glazed, timber
and to identical specifications as the originals. Secondary glazing (here proposed for the
windows at the front of the house) could be employed with the rear windows.
We also object to the loss of what appears to be the sole remaining original window in the
rear of the property, in the elevation marked ‘rear offset elevation’. This should be retained
and refurbished. No drawing of the proposed front elevation has been provided, but we
assume that the existing ground floor window here is to be retained and its missing glazing
bars reinstated. Obviously, this would also necessitate re-glazing, with three panes instead
of a single large one.
The original front door is noted as having been relocated to the rear of the property. This
door should be refurbished and reused, preferably in its original location.
Finally we would advise that the existing rainwater goods, if historic, should be overhauled
and retained rather than replaced.
In order to sustain the character of this listed building, and the group of which it forms part,
we urge you to seek amendments in line with our advice above. I would be grateful if you
could inform me of your decision in due course.”
Council for British Archaeology
“Thank you for consulting the Council for British Archaeology (CBA) on the above case.
We have considered the documentation provided and now write to you with our
comments.
CBA comment summary
The CBA objects to the application as it currently stands, for the following reasons:
·
·
·
·
·

The application does not adequately describe the significance of the Grade II
Listed Building;
There is not enough information to adequately judge the proposals;
The application causes harm to the Grade II Listed Building through loss of
historic fabric, and inappropriate remedial works and materials;
Further investigation of the built fabric is necessary in advance of development
and would inform appropriate remedial works; and
The CBA feels the expertise of a qualified heritage professional would be
beneficial, in accordance with the National Planning Policy Framework (NPPF).
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Significance and Heritage Protection
Built in 1875 as part of a row of eight, 5 Pie! Island Cottages is a Grade II Listed
Building (No. 1197898) of national significance. Comprising a two-storey cottage with
scored stucco and graduated slate roof, the house and row was built for the Duke of
Buccleuch to accommodate customs inspectors and pilot men associated with the port of
Barrow. The cottages are significant as examples of purpose-built vernacular workers'
houses associated with a specific patron and coastal setting.
Proposal comments
The CBA recognises that the applicant values 5 Piel Island Cottages as a heritage asset
and has highlighted the significance of the decorative architectural finishes to,
principally, the front façade of the property. However, the CBA has concerns regarding
the a p p l i c a n t ’ s view that the rear of the property has "low/negative" significance. 5
Piel Island Cottages is a designated Grade II Listed Building and is of national
significance because of its "special architectural and historic interest". It is a common
misconception that only the front façade of a building is listed. Listing covers the
complete interior and exterior of the building and can also extend to fixtures and free
standing objects within the curtilage of the building. The architectural interest and historic
interest of the building are used as criteria in assessing whether a building is of s p e c i a l
interest and therefore should be added to the statutory list. The applicant fails to fully
understand the significance of 5 Piel Island Cottages as a designated Grade II Listed
Building as required by NPPF paragraph 128. NPPF paragraph 128 states that "focal
planning authorities should require an applicant to describe the significance of any
heritage assets affected, including any contribution made by their setting. The level of
detail should be proportionate to the assets’ importance". It is the CBA's view that
development proposals for Listed Buildings should begin with an understanding of the
building's historic and architectural interest, including the interior building fabric, so as to
avoid unnecessary harm. The application should consider and describe the significance,
using the outcome to inform design proposals.
The CBA feels that the application does not provide enough information to adequately
judge the proposals. For example, the extent and nature of renovations to replacement
timberwork, re-roofing, re-pointing and re-rendering are not clear from the documents
provided and the impact on the significance of the heritage asset cannot be
determined. More detail on the specifications and methodology for all proposed works as
outlined in the Heritage Statement would be anticipated prior to determination of this
application.
In accordance with NPPF paragraph 132, local planning authorities should take account
of the desirability of sustaining and enhancing the significance of h e r i t a g e assets.
The CBA has concerns regarding the proposed approach to key aspects of the proposals.
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1.
The approach to damp proofing works. Injected vertical damp proof coursing, use
of SBR bonding solution with a render proof sand/cement mix, and tanking would result
in permanent impervious interventions to the historic fabric of the building. This could
lead to further harm or loss of historic fabric through condensation and salt damage.
Damp within historic buildings can be frequently misdiagnosed and “rising damp" may
not be the primary source of moisture. The information within the application amounts
to an inadequate assessment of the origins of moisture within the fabric of the building.
As a result there is no clear and convincing justification for the proposed methodologies
to damp proofing. The application is contrary to NPPF paragraph 132, which requires
applicants to provide "clear and convincing justification" for proposals which cause harm
or loss to the significance of the heritage asset.
2.
The CBA is concerned regarding the inappropriate use of uPVC for the
replacement windows to the rear of the building, modern Rock Door and rainwater
goods. The use of modern uPVC fittings would cause harm to the Grade II Listed
Building through loss of character and would conflict with the buildings significance. In
accordance with NPPF paragraph 132 NPPF, local planning authorities should take
account of the desirability of sustaining and enhancing the significance of heritage
assets.
3.
The CBA is concerned regarding the removal of existing plaster and the
inappropriate use of gypsum plasterwork. The removal of existing plaster to the walls
and ceiling would result in the permanent loss of historic building fabric. In addition, the
use of modern gypsum plasterwork should be a v o id e d to prevent any exacerbation of
damp arising. The use of gypsum plasterwork would cause harm to the Grade II Listed
Building through loss of the character and would present conflict with the buildings
significance. The application is contrary to NPPF paragraph 132, which requires
applicants to provide "clear and convincing justification" for proposals which cause harm
or loss to the significance of the heritage asset. A porous lime plaster should be
considered.
4.
The proposals include the removal of original fixtures and f i t t i n g s , including the
removal of the ground floor front fireplace, removal of the existing fireplace hearths, the
temporary removal of the ground floor rear fireplace, and the removal of the existing
staircase. The removal of fixtures and fittings (even temporarily) would result in the
permanent loss o f building fabric, resulting in harm to the significance of the building.
Harm to a heritage asset requires 'clear and convincing justification' as per NPPF
paragraph 132. The proposal is not supported by sufficient justification.
The CBA has assessed the application and believes further investigation of the built
fabric is necessary in advance of development. The CBA believes that development
proposals should be based on a sound understanding of the Listed Building's historic
fabric. In accordance with the NPPF paragraph 128, the CBA feels the expertise of a
qualified heritage professional would be beneficial. In particular, the extent and nature of
water penetration should be established prior to development. This should take place at
the earliest stage possible, allowing the findings to be incorporated into the proposals to
avoid harm to significant aspects of the historic building.
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I trust these comments are useful to you; please keep the CBA informed of any
developments with this case.”
Council for British Archaeology (e-mail of 5.12.16)
“Further to our phone conversation today, the CBA would not be looking to provide
additional comment and our recommendations made in our letter dated 10th October 2016
still stand. However, we would reiterate that cost should not be a material consideration in
giving advice and selection of appropriate materials in applications effecting heritage
assets.”
Council for British Archaeology (e-mail of 6.12.16)
“Thank you for the notification of the most relevant changes to the proposals. This seems
to be a much more thorough attempt to address the concerns raised by the CBA.
Furthermore, thank you for your assessment of the situation and I agree that it is worth
pursuing the optimum solution with regards to what is possible for an individual heritage
asset, and your explanation makes this clear. I am very pleased that the applicant has
gone further towards a conservation-led scheme and that we held out for these changes.
In view of these changes, the CBA are happy to withdraw our objection.”
OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 This

application relates to a traditional mid-terraced property on Piel Island. The terrace
of dwellings sits to the northern end of Piel Island and along with the castle and The Ship
Inn, are the only buildings on the island. The property, with the others in the terrace, is
grade II listed for its group value and it is a good example of a purpose-built vernacular
workers house. A parallel application for listed building consent is also before this
committee.
The row of eight cottages were constructed around 1875 as homes for His Majesty’s
Boatmen custom inspectors and pilots and later used as homes for salt miners. In recent
years the cottages have fallen into dis-repair and only one is now permanently occupied.
Although it has suffered from lack of investment over the years, no. 5 retains many
features of interest such as timber sash windows, decorative finials and the rear outrigger
“spy” window which would have been used by the pilots.
1.2

2. PROPOSAL DETAILS
This application has evolved substantially since originally submitted. The applicant has
been willing to take on board the concerns of the heritage bodies and a more modest
project is now before Members. The proposals currently include:
2.1
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the erection of a rear extension to provide a shower room and utility. (The property
does not currently have a bathroom and only an outside wc.) The rear extension
measures 2.5m by 2.7m in plan form with a mono-pitch roof to a height of 4.15m
with a heritage rooflight and side timber window to match the original in the host
building. Materials are to be cement scored stucco and slate to match the dwelling.
the re-modelling and extension of the existing outbuilding to house a fuel store and
generator. The resultant building will have a footprint of 5.5m by 1.6m.
the provision of a rear deck outside the back door covering an area of 1.6m by
3.5m. with a maximum height of 300mm.
the removal of unauthorised uPVC windows to the rear elevation and the
replacement with single-glazed timber sliding sash windows of a design to match
the original style;
the replacement of the rear 1980’s kitchen door with a new v-jointed ledged door of
a traditional design
replacement of the rear roof in matching slate. The existing slates are to be re-used
elsewhere on the building.
replacement of all plastic rainwater goods with cast iron
unblocking a window opening to the rear elevation (kitchen) and restoring the
original design of timber window
patch repairs to small section of damaged rear render and chimney and crack to
front elevation
replacement rear ceiling (ceiling missing)
repair to front sliding sash windows and
repair of range cooker
formation fire wall within roof void to prevent fire spread
internally, new false ceilings are to be provided to the two bedrooms, the lounge
and the dining room to provide service voids rather than drilling into historic fabric,
the existing staircase is to be turned through 180 degrees and a link corridor
provided to provide access to the rear bedroom without having to go through
another bedroom
3. RELEVANT HISTORY

3.1

None
4. RELEVANT POLICIES AND GUIDANCE

4.1

Policy D18 echoes statutory requirements regarding listed buildings.

Chapter 12 of the NPPF sets out the government’s policy on conserving and enhancing
the historic environment.
4.2
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4.3

Paragraph 131 requires that:

“In determining planning applications, local planning authorities should take account of:
 the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;
 the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and
 the desirability of new development making a positive contribution to local character
and distinctiveness.”
Paragraph 132 requires that “When considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the
asset’s conservation.”
4.4

Paragraph 134 continues “Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum viable
use.”
4.5

The Planning (Listed Buildings and Conservation Areas) Act 1990 provides specific
protection for buildings and areas of special architectural or historic interest.
Any decisions relating to listed buildings and their settings must address the statutory
considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (in
particular sections 16 and 66) as well as satisfying the relevant policies within the National
Planning Policy Framework and the Local Plan.
4.6

5. PLANNING ISSUES
The principal concern with this application is the impact of the proposals on the heritage
asset. As originally submitted a more extensive scheme of upgrading was proposed;
following the response from consultations the applicant has updated the statement of
significance to consider more fully the impact of the proposals and any mitigation required.
In addition, the applicant has worked hard to overcome the objections from the heritage
bodies by substantially amending the proposals.
5.1

5.2 In terms of the Victorian Society objections, PVC is no longer proposed and existing
timber windows are to be repaired. All replacement windows are to be in timber of a
traditional design and the rear “spy” window is to be retained. In addition, cast iron downpipes and gutters are proposed. Whilst the Victorian Society has not responded to the
amended plans it would appear that their concerns have been overcome. Members will be
updated if any further response is received.
5.3 In terms of the CBA comments, again their concerns appear to have been covered by
the amended plans. Damp-proofing works are no longer proposed, uPVC has been
omitted, there is no removal of internal plaster and internal fittings such as fire-places and
hearths are to be retained. They have confirmed that their objection has now been
withdrawn.
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As a result of negotiation and amendments a sensitive scheme has been achieved which
allows the property to be improved in terms of comfort and living standards whilst being
sympathetic to the heritage asset. The willingness of the applicant to amend the proposals
is pleasing and has resulted in a much improved scheme. As a result unauthorised and
unsympathetic elements such as the PVC windows and downpipes are to be replaced and
new work such as the lowered ceiling and new stud walls are generally reversible and noninvasive. The proposals are of a high standard and set a marker for the other properties in
the terrace as to the standard of work required.
6. CONCLUSION
6.1 The investment in the property is welcomed in bringing the property up to a more
comfortable standard in turn safeguarding the dwelling’s future. I have considered the
proposals in terms of the requirements of the Act and am happy that the proposals
conform. The proposals also conform to the aims of local plan policy and the NPPF.

RECOMMENDATION:
I recommend that Listed Building Consent be Granted subject to the statutory timescale
and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as MJF/5Piel/1 Rev B,2 Rev B, 3 Rev
B,4,5 Rev A,6 Rev B, 7 Rev A, 8,9 & 10 Rev A rec’d on 6.12.16, revised Heritage
Statement incorporating design statement and work specification rec’d on 6.12.16, revised
Appendix A to heritage statement received on 6.12.16 and email from applicant received
on 6.12.16 and defined by this permission, and notwithstanding the provisions of the Town
& Country Planning (General Permitted Development) Order 2015 (or any Order revoking
or re-enacting that Order with or without modification), there shall be no variation without
the prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority and in the interests of the character and appearance of the listed
building.
3. The materials to be used in the construction of the external surfaces, including walls,
roofs, doors, and windows, of the extensions hereby permitted shall be of the same type,
colour, and texture as those used in the existing building which they adjoin (both dwelling
and outhouse).
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
4. The rooflight shall be of a heritage style fitted flush to the roofslope and shall thereafter
be so maintained.
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Reason
In the interests of the appearance of the development and the special character and
appearance of the listed building.
5. All new and replacement roofing of the development must be in natural slate laid in
diminishing courses, a sample of which shall be submitted to the Planning Authority for
prior approval, and thereafter permanently retained in that material unless prior written
consent to any variation is obtained from the Planning Authority.
Reason
In order to safeguard the special architectural or historic interest of the building.
6. All new and replacement windows shall be of timber construction and of a design and
detailing to match the original windows in the opening in the host building and shall
thereafter be so maintained.
Reason
In order to ensure that a satisfactory design of window is utilised in the interests of the
appearance of the development and the special character and appearance of the listed
building.
Informative
1. You will need to contact us again if you want to carry out work not referred to in your
plans or supporting documents. This includes:




any extra work necessary after further assessments of the building
stripping out or structural investigations
any additional work necessary to meet the building regulations.

It is a criminal offence to carry out work to a listed building without permission and you
should ensure that any contractors are also aware of the terms of this consent.
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Appendix A

rev 6.12.16

Significance of the proposed works to be carried out expressed in tabular form:‐
Proposed works

Significance of the
fabric/area that will be
affected

The impact of the
proposed work(s) on the
historic fabric/area

Any mitigating measures

New independently
supported false ceilings
to bedrooms 1 & 2
lounge and dining rooms
to provide cable/lighting
and pipe work service
runs

Original plaster and lath
ceilings and top 200mm
of existing walls –
evidential value

Ceilings will be
encapsulated above and
untouched. Walls will be
reduced by 200mm in
height.

Carefully remove existing
staircase turn through
180 degrees and refit on
new ¼ landing

Original joiners staircase
set between walls,
straight flight no
balustrading or newels or
hand rails of evidential
value

Re‐render the top part of
the rear offset with new
sand and cement render

As can be seen in
photo(23) this top area
has been previously
patched and is not
original and does not
match. Thus not
demonstrating any
aesthetic or evidential
value. See red hatched
area on plan MJF/5Piel/2
rev B
Will sit on existing floor
but the work will require
three new doorways to
be formed through brick
and plaster walls.

Original stairs retained,
within original location
direction of travel altered
the ¼ landing will be
freestanding and the top
of the stairs supported by
the existing floor.
Water ingress is causing
severe damage to the
historic fabric of the
building below and if not
repaired would also
spread to the adjoining
property

By running pipes and
cabling through this new
void area then the
existing original and
untouched timber floors
can be preserved. This
strategy avoids the need
to drill excessively into
the historic fabric of the
building thus the work is
non‐intrusive and
reversible
The result of this
alteration will be to allow
the rear bedrooms to be
independently accessed
giving the occupants
privacy. Whilst retaining
historic evidence
Chimney above is also
leaking scaffolding will
already be up for roof
works and the rear wall
in the offset bedroom is
being damaged through
water penetration see
photo. The area of repair
would only be applied to
a limited section of the
wall.
Any brickwork removed
will be re‐used in
constructing the
generator shed in the
yard area and by doing
this work three
independently accessible
bedrooms will be formed
affording the occupants
privacy The stud wall will
be non‐invasive and
reversible allowing a
return to the original
floor plan at some point
in the future.

Link corridor to rear
offset bedroom in stud
work

The loss of a relatively
small proportion of
original plaster and
brickwork,

1
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New ground floor shower
room extension to rear
offset elevation

There will be a section of
rear wall that will be
covered over and the
formation of a new
opening off the kitchen
through the concrete
wall

The existing render work
will remain untouched
other than a few fixing
holes that will require to
be made. The loss of
plaster in the kitchen is
minimal as it has been
affected by the damp and
has been plastic clad over

Replacement of roof
coverings to the rear
elevations

Original 141 year old
slates on exposed side of
building fairly visible
from the ground
photo(27)

Replacement of old uPVC
rain water goods with
cast iron

The current rainwater
goods are generally in
uPVC and distract from
significance of the
building and the
communal and aesthetic
value of the terrace
photos(26&27)
There is no significance
to the plastic windows.
They currently distract
from the significance of
the rear elevation having
no aesthetic or
communal value.

By replacing these slates
it will firstly allow the
good slates to be re‐used
on the front elevation
where the slates will be
taken off and re‐dressed
and re‐laid as per the
original roof thus
maintaining appearance
plus by repairing a
renewing the roof fabric
this will help preserve all
the original feature
below it from water
damage
The proposed works will
visually enhance the
aesthetical appearance
of the building It will also
ensure that the adjacent
fabric will benefit from
the efficient removal of
rain water
The windows will be to
the local vernacular and
will enhance the
appearance from the rear
elevation and will
enhance the only original
sliding sash window left
in the rear elevation
New door and frame will
complement the adjacent
windows and will stop

Re‐placement of white
uPVC windows to rear
elevation with new single
glazed timber sliding sash
windows

Rear kitchen door to be
replaced with new
timber Vee Jointed

The existing door is a
1980’s reclaimed front
door c/w letter plate Yale

2
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This will afford the
occupants toilet and
showering facilities and
add greatly to their
quality of life. Plus all the
work will be sympathetic
with the original house
and the alternative
would be to turn the rear
offset bedroom into a
bathroom with all the
associated pipe work and
holes required wall
coverings etc that comes
with the installation of a
bathroom. The extension
is also within an enclosed
rear yard area and is not
readily visible from the
public view and it will
improve the communal
value
Roof is leaking in places
as can be seen by a
number of buckets in the
loft. Also from the photos
the rear roof has been
badly patched with silver
flash banding in places.
The difficulty in getting
scaffolding over to the
island means that this
work has to last and it is
not just a question of
continuous patching.

None

None required

None required

ledged door complete
with new frame

lock etc in a new frame
and thus has no
significance. It distracts
from the appearance of
the elevation having no
evidential or historical
value
The timber window is not
original and does not
contain any original
timber i.e. it has not
been cut down
The original render and
sill has been preserved

water leaking under it
and damaging the walls
in the kitchen. The design
of the door is more in
keeping with the historic
design
This will enhance the
original look of the
kitchen and compliment
the window to the front
porch

None required

Original render and
visible from the rear.
Photo(23) see hatched
area on plan MJF/5Piel/2
rev B

Loss of original materials
although having some
historic and evidential
value not doing anything
about the defect would
result in greater loss of
historic fabric

Rear chimney stack
replace delaminating
brick and cap off the
open flue re‐render to
match and replace
leadworks

Original brick work and
render visible from the
rear forms part of rear
offset gable that has had
various patching repairs
carried out thus very
limited evidential and
aesthetical value

Some loss of original
materials which is in very
poor condition

New ceiling coverings to
rear offset ceiling in
plasterboard and skim

Original ceiling missing
and has only been
boarded in plasterboard
which has warped with
the effects of moisture.
This ceiling having no
aesthetical of evidential
value

none

The removal of the loose
render and its
subsequent repair will
help preserve the
structure of the stack and
the adjoining roof
timbers. Help prevent
further damage occurring
to the stack structure and
adjoining roof timbers
and building fabric. If
work not carried out the
render will eventually fall
off causing roof damage
and danger to the
occupants.
Render is missing and
water ingress down flue
causing water damage to
rear and party walls.
Which is resulting in the
loss of historic material
and the damaging of the
adjacent properties
historic fabric
New ceiling will enable
the use of the rear
bedroom

Provision of brick built
generator shed and
refurbishment of out
buildings photo(16)

Original local sourced red
brickwork, original
cement render and slate
roof

Walls are not visible from
the outside of the
property, original wall
left intact and protected.

Side kitchen window two
square panes in a
blocked up opening to be
removed and a new 3
paned timber window to
be fitted to re‐formed
original opening
photo(14)
Patch render to rear
elevation on the main
chimney stack which has
delaminated and become
hollow

3
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Brickwork is weathered
and would be protected
by incorporating within
new generator shed. The

existing roof is in a poor
state with water damage
to timber lintels and roof
timbers. By making the
out buildings usable then
this will negate the need
for any other structures
within the yard area. This
provision has a public
benefit in terms of
bringing the interior up
to modern living
standards and negates
the need for naked
flamed lighting
appliances
Sympathetically repaired
and maintained to the
original fabric

Front sliding sash
windows, generally carry
out any repairs including
the cutting out of any
rotten sections and
splicing in replacement
timber, easing the
individual sashes and
replacement of sash
cording. One sash
required to be re‐made
with matching glazing
bars provided

These windows have a
high evidential, aesthetic
and communal value
photo(8)

By repairing the windows
there will be no
significant loss of historic
fabric and the work will
have a positive value in
terms of aesthetical and
communal value.

Repair of range stove,
the stove has started
to collapse with the
internal supporting
plated having rusted
through probably due
to the effect of heat
and dampness. Work
requires these plates
being replaced and the
realignment of the
door, and provision of
new fire bars where
missing

The range is of high
aesthetical, communal
and evidential value
photo(12)

Very little loss of
historic fabric will
occur, the rear fire
brick backing will
remain unaffected

If repair work is not
carried out the fire will
eventually collapse
inwards which could
result in irreparable
damage to the front
face and also affect the
correct working of the
fire which has a public
benefit.

Defective render
above ground floor
front window, a
settlement crack

The frontage has a
high evidential,
aesthetic and
communal value

Small section of wall
with historic value

The structural integrity
of the front elevation
is impaired with the
possibility of further

4
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running from the
window above
terminates at the
ground floor window
head causing a section
of concrete and render
to break away, see
photo(21)
Form fire wall within
existing roof voids, to
prevent fire spread
within the terrace

loss of historic fabric if
work is not carried out.

No significant impact
from an aesthetical or
evidential point of
view

This would not involve
any loss of historical
fabric

5
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This work would help
prevent the spread of
fire within the roof
structure of the row of
terraces and would
thus have a public and
communal benefit

PLANNING COMMITTEE
20th December 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0693

Mrs M Furness

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Roosecote

Maureen Smith
01229 876414

19/09/2016
STATUTORY DATE:
13/11/2016

LOCATION:
5 Piel Island Cottages, Piel Island Barrow-in-Furness
PROPOSAL:
Erection of single storey rear extension, raised deck and erection of detached
outbuilding.
SAVED LOCAL PLAN
POLICIES:
Policy B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
Policy D18
Alterations and additions to a Listed Building or those properties affected by the Article
Four Direction will not be permitted if they adversely affect its character and setting or its
architectural or historic features. In particular, the following alterations are likely to be
unacceptable, particularly where they pose a conflict with the traditions of the building type
or the area;
a)

The use of non-traditional roofing materials;

b)

The use of uPVC or aluminium or other non-traditional materials or styles for
windows and doors;

c)

Pebble-dashing, or rendering of any type where this would result in the loss of
features such as stone-work or ornamental brickwork;

d)

The removal of any special features such as ornamental ironwork, carved
stonework or brickwork, etc; and

e)

The use of uPVC gutters and downspouts.
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Policy D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
SUMMARY OF MAIN ISSUES:
The impact of the proposals on the heritage asset and the general amenity of adjacent
residents/ occupiers.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The development was advertised on site.
The occupiers of Flat 1, Flat 2, no. 4 and 6 Piel Island Cottages have been informed.
The Occupier, 8 Piel Island, Barrow
“These alterations are completely out of character for the row of cottages. Above all the
rear extension will be visible from the rear and both sides. Should this application be
passed it could set a precedent for further development.”

CONSULTATIONS:
Estates Department
“No comment”
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OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 This

application relates to a traditional mid-terraced property on Piel Island. The terrace
of dwellings sits to the northern end of Piel Island and along with the castle and The Ship
Inn, are the only buildings on the island. The property, with the others in the terrace, is
grade ii listed for its group value and it is a good example of a purpose-built vernacular
workers house. A parallel application for listed building consent is also before this
committee.

The row of eight cottages were constructed around 1875 as homes for His Majesty’s
Boatmen custom inspectors and pilots and later used as homes for salt miners. In recent
years the cottages have fallen into dis-repair and only one is now permanently occupied.
Although it has suffered from lack of investment over the years, no. 5 retains many
features of interest such as timber sash windows, decorative finials and the rear outrigger
“spy” window which would have been used by the pilots.
1.2

2. PROPOSAL DETAILS
2.1 The proposal includes the erection of a single storey rear extension, a raised deck and
the erection of a detached outbuilding to the rear of the property. The rear extension
measures 2.5m by 2.7m in plan form and is to house a shower room and utility. A monopitch roof to a height of 4.15m is proposed with a heritage rooflight and feature side
window to match the original in the host dwelling. Materials are to be cement scored
stucco and slate to match the host building.
2.2 The dwelling does not possess any mains services and the proposed outbuilding will
house a generator shed, battery and fuel store and wc. The existing outbuilding is to be
modified and extended. It will measure 5.5m by 1.6m in plan form with a mono-pitch to the
fuel store and wc and a pitched roof to the generator shed. Slate to match the host
dwelling is proposed and timber vertically boarded doors.
Decking is proposed to cover an area of 1.6m by 3.5m immediately outside the back door
to a maximum height of 300mm.

3. RELEVANT HISTORY
3.1

None
4. RELEVANT POLICIES AND GUIDANCE

The Planning (Listed Buildings and Conservation Areas) Act 1990 provides specific
protection for buildings and areas of special architectural or historic interest.
Any decisions relating to listed buildings and their settings must address the statutory
considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (in
particular sections 16 and 66) as well as satisfying the relevant policies within the National
Planning Policy Framework and the Local Plan.
4.1

In addition, the NPPF seeks to encourage good design and requires development that
is sustainable to be approved without delay.
4.2
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4.3 Chapter 12 of the NPPF sets out the government’s policy on conserving and enhancing
the historic environment. In particular, paragraph 131 states that in determining planning
applications, local planning authorities should take account of:
• the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;
• the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and
• the desirability of new development making a positive contribution to local character
and distinctiveness.

Policy B14 relates to residential amenity and rear extensions. Proposals which
adversely affect neighbours by virtue of loss of sunlight, privacy or an overbearing impact
or excessive enclosure will not be permitted.
Policy D18 echoes national guidance and the Act with regard to listed buildings.
Policy D21 sets out a general design code for all new development.
4.4

5. PLANNING ISSUES
As with the other properties on this terrace, the rear garden is enclosed by a high
boundary wall to the rear and sides. The rear extension is modest in scale and has been
designed to be in keeping with the host building and is not considered to adversely impact
on neighbouring amenity. It also enables shower and wc facilities to be provided within the
dwelling which are not currently available.The outbuilding extends an existing outbuilding
and again is unlikely to impact on amenity. It also allows a generator to be provided which
improves the standard of living for any future occupants without impacting on any historic
fabric within the dwelling. In terms of public views only roofscape will be glimpsed from the
south of the properties.
5.1

The investment in the property is welcomed and the improvements should help to
ensure a viable use for the heritage asset which is referred to in paragraph 134:”where a
development proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm should be weighed against the public benefits of the
proposal, including securing its optimum viable use.”
5.2

A representation has been received although not from any immediate neighbours so
impact on them is felt to be minimal. Concern is raised about future precedent, however all
applications are judged on their merits and listed building applications require high
standards of design. In addition, guidance on listed building applications is obtained from
the statutory heritage bodies; no concerns about these aspects of the proposal have been
raised in terms of the listed building application.
5.3

I have considered the proposals in terms of the requirements of the Act and am happy
that no conflict results; the applicant has amended the plans along the way as a result of
consultation on the listed building application. Public benefit arises from bringing the
property up to a standard that can ensure its future use.
5.4
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6. CONCLUSION
6.1 The investment in the property is welcomed and the proposals are modest in scale and
sympathetic in design such that any impact on neighbours is likely to be minor. The
proposals are considered to be acceptable in terms of the requirements of the Act and
national and local plan policy.

RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the standard duration limit
and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as MJF/5Piel/1 Rev B,2 Rev B, 3 Rev
B,4,5 Rev A,6 Rev B, 7 Rev A, 8,9 & 10 Rev A rec’d on 6.12.16, revised Heritage
Statement incorporating design statement and work specification rec’d on 6.12.16, revised
Appendix A to heritage statement received on 6.12.16 and email from applicant received
on 6.12.16 and defined by this permission, and notwithstanding the provisions of the Town
& Country Planning (General Permitted Development) Order 2015 (or any Order revoking
or re-enacting that Order with or without modification), there shall be no variation without
the prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The materials to be used in the construction of the external surfaces, including walls,
roofs, doors, and windows, of the extensions hereby permitted shall be of the same type,
colour, and texture as those used in the existing building which they adjoin (both dwelling
and outhouse).
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
4. The rooflight shall be of a heritage style fitted flush to the roofslope and shall thereafter
be so maintained.
Reason
In the interests of the appearance of the development and the special character and
appearance of the listed building.
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NPPF Decision Notice requirements
In accordance with paragraph 187 of the National Planning Policy Framework we have
worked with the applicant in a positive and proactive manner and sought solutions to
problems arising in relation to dealing with this application. We have done so in the
following ways:
-through free pre-application advice and continual dialogue on the application
-through negotiating design improvements in line with the buildings listed status.

Page 33 of 134

Page 34 of 134

Page 35 of 134

Amendment 6/12/16

Page 36 of 134

Amendment 6/12/16
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Appendix A

rev 6.12.16

Significance of the proposed works to be carried out expressed in tabular form:‐
Proposed works

Significance of the
fabric/area that will be
affected

The impact of the
proposed work(s) on the
historic fabric/area

Any mitigating measures

New independently
supported false ceilings
to bedrooms 1 & 2
lounge and dining rooms
to provide cable/lighting
and pipe work service
runs

Original plaster and lath
ceilings and top 200mm
of existing walls –
evidential value

Ceilings will be
encapsulated above and
untouched. Walls will be
reduced by 200mm in
height.

Carefully remove existing
staircase turn through
180 degrees and refit on
new ¼ landing

Original joiners staircase
set between walls,
straight flight no
balustrading or newels or
hand rails of evidential
value

Re‐render the top part of
the rear offset with new
sand and cement render

As can be seen in
photo(23) this top area
has been previously
patched and is not
original and does not
match. Thus not
demonstrating any
aesthetic or evidential
value. See red hatched
area on plan MJF/5Piel/2
rev B
Will sit on existing floor
but the work will require
three new doorways to
be formed through brick
and plaster walls.

Original stairs retained,
within original location
direction of travel altered
the ¼ landing will be
freestanding and the top
of the stairs supported by
the existing floor.
Water ingress is causing
severe damage to the
historic fabric of the
building below and if not
repaired would also
spread to the adjoining
property

By running pipes and
cabling through this new
void area then the
existing original and
untouched timber floors
can be preserved. This
strategy avoids the need
to drill excessively into
the historic fabric of the
building thus the work is
non‐intrusive and
reversible
The result of this
alteration will be to allow
the rear bedrooms to be
independently accessed
giving the occupants
privacy. Whilst retaining
historic evidence
Chimney above is also
leaking scaffolding will
already be up for roof
works and the rear wall
in the offset bedroom is
being damaged through
water penetration see
photo. The area of repair
would only be applied to
a limited section of the
wall.
Any brickwork removed
will be re‐used in
constructing the
generator shed in the
yard area and by doing
this work three
independently accessible
bedrooms will be formed
affording the occupants
privacy The stud wall will
be non‐invasive and
reversible allowing a
return to the original
floor plan at some point
in the future.

Link corridor to rear
offset bedroom in stud
work

The loss of a relatively
small proportion of
original plaster and
brickwork,

1
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New ground floor shower
room extension to rear
offset elevation

There will be a section of
rear wall that will be
covered over and the
formation of a new
opening off the kitchen
through the concrete
wall

The existing render work
will remain untouched
other than a few fixing
holes that will require to
be made. The loss of
plaster in the kitchen is
minimal as it has been
affected by the damp and
has been plastic clad over

Replacement of roof
coverings to the rear
elevations

Original 141 year old
slates on exposed side of
building fairly visible
from the ground
photo(27)

Replacement of old uPVC
rain water goods with
cast iron

The current rainwater
goods are generally in
uPVC and distract from
significance of the
building and the
communal and aesthetic
value of the terrace
photos(26&27)
There is no significance
to the plastic windows.
They currently distract
from the significance of
the rear elevation having
no aesthetic or
communal value.

By replacing these slates
it will firstly allow the
good slates to be re‐used
on the front elevation
where the slates will be
taken off and re‐dressed
and re‐laid as per the
original roof thus
maintaining appearance
plus by repairing a
renewing the roof fabric
this will help preserve all
the original feature
below it from water
damage
The proposed works will
visually enhance the
aesthetical appearance
of the building It will also
ensure that the adjacent
fabric will benefit from
the efficient removal of
rain water
The windows will be to
the local vernacular and
will enhance the
appearance from the rear
elevation and will
enhance the only original
sliding sash window left
in the rear elevation
New door and frame will
complement the adjacent
windows and will stop

Re‐placement of white
uPVC windows to rear
elevation with new single
glazed timber sliding sash
windows

Rear kitchen door to be
replaced with new
timber Vee Jointed

The existing door is a
1980’s reclaimed front
door c/w letter plate Yale

2
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This will afford the
occupants toilet and
showering facilities and
add greatly to their
quality of life. Plus all the
work will be sympathetic
with the original house
and the alternative
would be to turn the rear
offset bedroom into a
bathroom with all the
associated pipe work and
holes required wall
coverings etc that comes
with the installation of a
bathroom. The extension
is also within an enclosed
rear yard area and is not
readily visible from the
public view and it will
improve the communal
value
Roof is leaking in places
as can be seen by a
number of buckets in the
loft. Also from the photos
the rear roof has been
badly patched with silver
flash banding in places.
The difficulty in getting
scaffolding over to the
island means that this
work has to last and it is
not just a question of
continuous patching.

None

None required

None required

ledged door complete
with new frame

lock etc in a new frame
and thus has no
significance. It distracts
from the appearance of
the elevation having no
evidential or historical
value
The timber window is not
original and does not
contain any original
timber i.e. it has not
been cut down
The original render and
sill has been preserved

water leaking under it
and damaging the walls
in the kitchen. The design
of the door is more in
keeping with the historic
design
This will enhance the
original look of the
kitchen and compliment
the window to the front
porch

None required

Original render and
visible from the rear.
Photo(23) see hatched
area on plan MJF/5Piel/2
rev B

Loss of original materials
although having some
historic and evidential
value not doing anything
about the defect would
result in greater loss of
historic fabric

Rear chimney stack
replace delaminating
brick and cap off the
open flue re‐render to
match and replace
leadworks

Original brick work and
render visible from the
rear forms part of rear
offset gable that has had
various patching repairs
carried out thus very
limited evidential and
aesthetical value

Some loss of original
materials which is in very
poor condition

New ceiling coverings to
rear offset ceiling in
plasterboard and skim

Original ceiling missing
and has only been
boarded in plasterboard
which has warped with
the effects of moisture.
This ceiling having no
aesthetical of evidential
value

none

The removal of the loose
render and its
subsequent repair will
help preserve the
structure of the stack and
the adjoining roof
timbers. Help prevent
further damage occurring
to the stack structure and
adjoining roof timbers
and building fabric. If
work not carried out the
render will eventually fall
off causing roof damage
and danger to the
occupants.
Render is missing and
water ingress down flue
causing water damage to
rear and party walls.
Which is resulting in the
loss of historic material
and the damaging of the
adjacent properties
historic fabric
New ceiling will enable
the use of the rear
bedroom

Provision of brick built
generator shed and
refurbishment of out
buildings photo(16)

Original local sourced red
brickwork, original
cement render and slate
roof

Walls are not visible from
the outside of the
property, original wall
left intact and protected.

Side kitchen window two
square panes in a
blocked up opening to be
removed and a new 3
paned timber window to
be fitted to re‐formed
original opening
photo(14)
Patch render to rear
elevation on the main
chimney stack which has
delaminated and become
hollow

3
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Brickwork is weathered
and would be protected
by incorporating within
new generator shed. The

existing roof is in a poor
state with water damage
to timber lintels and roof
timbers. By making the
out buildings usable then
this will negate the need
for any other structures
within the yard area. This
provision has a public
benefit in terms of
bringing the interior up
to modern living
standards and negates
the need for naked
flamed lighting
appliances
Sympathetically repaired
and maintained to the
original fabric

Front sliding sash
windows, generally carry
out any repairs including
the cutting out of any
rotten sections and
splicing in replacement
timber, easing the
individual sashes and
replacement of sash
cording. One sash
required to be re‐made
with matching glazing
bars provided

These windows have a
high evidential, aesthetic
and communal value
photo(8)

By repairing the windows
there will be no
significant loss of historic
fabric and the work will
have a positive value in
terms of aesthetical and
communal value.

Repair of range stove,
the stove has started
to collapse with the
internal supporting
plated having rusted
through probably due
to the effect of heat
and dampness. Work
requires these plates
being replaced and the
realignment of the
door, and provision of
new fire bars where
missing

The range is of high
aesthetical, communal
and evidential value
photo(12)

Very little loss of
historic fabric will
occur, the rear fire
brick backing will
remain unaffected

If repair work is not
carried out the fire will
eventually collapse
inwards which could
result in irreparable
damage to the front
face and also affect the
correct working of the
fire which has a public
benefit.

Defective render
above ground floor
front window, a
settlement crack

The frontage has a
high evidential,
aesthetic and
communal value

Small section of wall
with historic value

The structural integrity
of the front elevation
is impaired with the
possibility of further

4
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running from the
window above
terminates at the
ground floor window
head causing a section
of concrete and render
to break away, see
photo(21)
Form fire wall within
existing roof voids, to
prevent fire spread
within the terrace

loss of historic fabric if
work is not carried out.

No significant impact
from an aesthetical or
evidential point of
view

This would not involve
any loss of historical
fabric

5

Page 49 of 134

This work would help
prevent the spread of
fire within the roof
structure of the row of
terraces and would
thus have a public and
communal benefit

PLANNING COMMITTEE
20th December 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0786

Mr & Mrs T Martin

M. E. Jones

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Dalton North Dalton and
Newton Parish Council

Jennifer Dickinson
01229 876375

26/10/2016
STATUTORY DATE:
20/12/2016

LOCATION:
5, Croft Gardens Dalton-in-Furness
PROPOSAL:
Erection of a two storey rear extension and single storey mono pitched extension.
SAVED LOCAL PLAN
POLICIES:
POLICY B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
SUMMARY OF MAIN ISSUES:
The impact of the proposal on the neighbouring properties.
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NON MATERIAL CONSIDERATIONS:
Loss of view
Property values
REPRESENTATIONS:
The occupiers of 3, 7 and Skellig, Croft Gardens all informed.
The Occupier, 7 Croft Gardens, Dalton in Furness
“I am writing in response to the recent notification of Planning application B21/2016/0786
from our neighbours, of 5 Croft Gardens.
As the proposed extension stands, it would mean that there would be a severe reduction in
our light levels. The proposed extension would have an extremely elongated shape,
combined with the proximity to the mutual boundary would lead to a general loss of light
and serious overshadowing to our property throughout the morning and part of the
afternoon. We have three windows serving habitable rooms that would be significantly
affected. I have attached some photos to attempt to demonstrate this however we would
request that the case officer, Ms Dickinson, please view the location in person to
appreciate the full extent of loss of light that the proposed extension would have.
The size of the proposed extension is considerable; it would essentially doubling the depth
of the house outwards into the garden. If the extension were to be on the side of the
house, the impact on us would not be as great. Equally, if the extension were to be across
the width of the house, Mr and Mrs Martin could achieve the same amount of space
without having as much impact on our levels of light.
We appreciate that our loss of view would not be taken in to consideration in this process,
however we would ask that the saleability of our house would be hugely affected. The
fantastic view from the house and garden was a massive selling point which we would lose
should the application be successful. The extension would create a ‘boxed in’ effect in the
garden and would have a negative effect on the value of our own property.
Please contact us if we can provide any further information”.

CONSULTATIONS:
Building Control
“Building regulation approval required.”
Dalton Town Council
“The Council has no objections.”
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OFFICERS REPORT:
1

SITE AND LOCALITY

The site is a detached property positioned to the south of Croft Gardens with a
generous rear curtilage. Due to the steep topography of the area the site is positioned
approximately 1.5m lower than the immediate neighbour to the west of the site and 1.5m
higher than the neighbour to the east.
1.1

2

PROPOSAL DETAILS

The proposal is for a two storey rear extension extending out from the rear elevation by
6m forming kitchen diner with bedroom above. The roof is to have a pitched gable design
to a ridge height of 7.1m and an eaves height of 5.7m. In addition to this alongside the
proposal is a single storey lean to extension forming store and w.c.

2.2

3
3.3

RELEVANT HISTORY

There is no planning history for this site on WebGIS.

7 Croft Gardens
2001/1157 - Resubmission of application to 2001/0654 to create a first floor bedroom over
existing garage (included single storey rear extension and rear balcony)
4 RELEVANT POLICIES AND GUIDANCE
Policy B14 – Rear extensions
Policy D21 – Design
NPPF para 14 and 17 – Core Planning Principles
5 PLANNING ISSUES
5.1 A representation has been received from the neighbour at No. 7 raising concerns over
the impact on light to their property from the proposal. The other issues raised by the
representation are non material planning considerations.

When reviewing the property history on the application site and the neighbouring
property, 7 Croft Gardens has previously extended to the side in two storey form and to
the rear in single storey. There are 3 ground floor windows facing towards the area of this
proposal.
5.2
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When assessing the impact on the other windows it is necessary to take into
consideration the orientation of the site and distance between the area of the proposed
two storey extension and the neighbouring facing windows of approximately 7.1m. When
checking the sun on ground indicators there should be no impact from this proposal on
sunlight to this neighbour. There should also be no impact on daylight.
5.3

In circumstances such as this, where side windows face onto a site, a 25º test can be
applied to show impact on light which the agent has demonstrated on the amended
proposed elevation plan dated 30.11.16. This shows that light will still be received to the
centre of the neighbour’s side windows in accordance with BRE guidance. The
topography of the area assists in this regard, due to the application site being set lower
than the neighbouring property. As a result of the agent applying the test he has reduced
the ridge height of the proposal by 250mm. Neighbours have been re-consulted on this
change.
5.4

The application site and its neighbours have a generous rear curtilage measuring
approximately 15m in length.
5.5

5.6 The neighbour at no. 3 is set lower than the application site with a single storey rear
extension similar to no. 7 in place. This would already impact upon light to their ground
floor windows. There should be minimal impact on sunlight to the upper floor window to
this neighbour from the proposal.

In terms of impact on privacy to neighbours, there are no immediate neighbours to the
rear of the site. The proposed elevation facing 7 Croft Gardens has no proposed openings
and there is one window facing 3 Croft Gardens. Their extension has no openings facing
this elevation. Therefore there should be no impact on privacy to 7 Croft Gardens from the
proposal.
5.7

Taking the above assessments into account the proposal is considered to accord with
policy B14.
5.8

5.9 In terms of design, the pitched gable roof to the proposal and erection in matching
materials is considered acceptable and in accordance with policy D21. There are no
openings facing towards 7 Croft Gardens and this can be conditioned accordingly to
prevent any being installed without consent. Therefore the design is also acceptable in
terms of privacy to 7 Croft Gardens.

6 CONCLUSION
6.1 The application meets with the standard tests to assess impact on light to the
neighbouring property. Due to the topography of the area and reduction in ridge height of
the proposal this assists in ensuring that the impact of the proposal is reduced. Whilst
there will be an impact on the neighbour to 7 Croft Gardens this is not considered to a
sufficient level to warrant refusal of the application. The proposal therefore accords with
both local and national policies and is considered acceptable.
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RECOMMENDATION:
I recommend that planning permission is GRANTED subject to the Standard Duration Limit
and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as MEJ/2016/143/003, 004, 005, 006,
007, 008 issue 2, 009, 010 issue 2 and defined by this permission, and notwithstanding the
provisions of the Town & Country Planning (General Permitted Development) Order 2015
(or any Order revoking or re-enacting that Order with or without modification), there shall
be no variation without the prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The materials to be used in the construction of the external surfaces, including walls,
doors, and windows, of the extension hereby permitted shall be of the same type, colour,
and texture as those used in the existing building.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
4. Notwithstanding the provisions of the Town and Country Planning (England) Order
2015 (or any Order revoking or re-enacting that Order with or without modifications) no
opening of any kind shall be made in the western elevation of the permitted extension
without the prior written consent of the Planning Authority.
Reason
In order to protect the residential amenities of neighbouring properties from overlooking or
perceived overlooking.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0826

Mr R Johnson

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Walney North

Jennifer Dickinson
01229 876375

08/11/2016
STATUTORY DATE:
05/01/2017

LOCATION:
5 Teasdale Road, Barrow-in-Furness
PROPOSAL:
Proposed single storey side and rear extension
SAVED LOCAL PLAN
POLICIES:
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
SUMMARY OF MAIN ISSUES:
The application is being reported due to the applicant being a Councillor and a member of
Planning Committee.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site notice expiring on 7.12.16
The occupiers of 7 Teasdale Road, Barrow-in-Furness, have been notified. No
representations received.
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CONSULTATIONS:
Building Control
Building regulation approval required.
OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 The site is an end of terrace property positioned alongside an access track which allows
access to the back street to the rear of the site.

2 PROPOSAL DETAILS
The proposal is for a single storey wrap around side and rear extension. It is set back
from the front elevation by 2.3m. The roof is to be a mono pitch to an eaves height of
2.6m and a ridge height of 3.9m built up to the boundary. Materials are indicated to match
the existing property with a part eco slate and part upvc glazing to the roof.
2.1

3 RELEVANT HISTORY
3.1 There

is no history on WebGIS for this site.

4 RELEVANT POLICIES AND GUIDANCE
4.1
4.2

Policy D21 – Design
NPPF para 14 and 17 – Core Planning Principles
5 PLANNING ISSUES

5.1 This application is being reported to your meeting due to the applicant being a
Councillor and member of Planning Committee.

Upon checking the dimensions of the proposal, due to the width of the extension being
less than half the width of the original property, the eaves height being below 3m and the
ridge height being below 4m, this proposal meets the criteria for being considered
permitted development under the Town and Country Planning (England) (General
Permitted Development) Order 2015 and as such can proceed without the need for
planning permission.
5.2

5.3 However as an application for planning permission has been received it is necessary to
determine the application.
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5.4 In terms of impact on residential amenity, the host property is an end of terrace property
set across a track from the neighbour to the west. The only openings proposed along the
elevation facing this neighbour are proposed to be in stained glass and the neighbour has
a gable facing the site with an obscure glazed door. Therefore, there should be no impact
on this neighbour. The neighbour to the east, which is attached to the site, likewise should
not be affected by this proposal due to the outrigger being between this proposal and the
neighbour.

The design of the proposal set back from the front elevation, the use of matching
materials to the host property and the single storey nature of the proposal ensure that the
design is considered acceptable and complies with policy D21.
5.5

6. CONCLUSION
The application accords with both local and national policies and is considered
acceptable.
6.1

RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the Standard Duration
Limit and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as 5TR/P/01, 02, 03, 04 (rev. A) and
defined by this permission, and notwithstanding the provisions of the Town & Country
Planning (General Permitted Development) Order 2015 (or any Order revoking or reenacting that Order with or without modification), there shall be no variation without the
prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The materials to be used in the construction of the external surfaces, including walls,
doors, and windows, of the extension hereby permitted shall be of the same type, colour,
and texture as those used in the existing building.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.

Page 64 of 134

Page 65 of 134

Page 66 of 134

2016/0826

Page 67 of 134

Page 68 of 134

2016/0826

Page 69 of 134

2016/0826

PLANNING COMMITTEE
20th December 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0832

Mrs Clarke

WARD/PARISH:

CASE OFFICER:

Kirsty Frame
M & P Gadsden Consulting
Engineers
DATE RECEIVED:

Dalton South Dalton and
Newton Parish Council

Jennifer Dickinson
01229 876375

14/11/2016
STATUTORY DATE:
08/01/2017

LOCATION:
9 Schoolwaters, Newton Road, Dalton-in-Furness
PROPOSAL:
Proposed ground floor extension comprising wet-room and small bedroom.
SAVED LOCAL PLAN
POLICIES:
POLICY B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
POLICY B15
Where privacy is to be protected through distance, a minimum of 21 metres will be
required between the facing windows of habitable rooms of different homes. Exceptions to
this policy may be made for the facing windows of ground floor habitable rooms, where
adequate screening exists and also in cases where normal standards of separation cannot
be achieved and existing standards will not be eroded by accepting distances of less than
21 metres.
The use of obscure glazing in habitable room windows will not be an acceptable measure
to overcome the provisions of this policy if this is deemed to provide a sub-standard level
of accommodation.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
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In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
SUMMARY OF MAIN ISSUES:
A representation has been received from the attached neighbour to the site regarding the
impact on privacy from the proposal which is a material consideration for planning.
NON MATERIAL CONSIDERATIONS:
Parking
Personal circumstances
REPRESENTATIONS:
The occupiers of 7 and 11 Schoolwaters informed. Consultation period expires on 8th
December 2016.
The Occupiers, 7 Schoolwaters, Dalton
“We are emailing you following our recent letter regarding a planning application for 9
school waters in Dalton (ref:B21/2016/0832).
We do not agree with the proposed extension for a range of reasons which we will try and
outline in this email.
Firstly, the whole plan seems an utter waste of time and money after the newly installed
stair lift in the house which allows for the neighbour in question to get upstairs easily and
use the bedroom and bathroom. So why can't a walk in shower/bath be installed in the
already existing bathroom?
This work would also mean that we would struggle even more than we already do to park
which is difficult as disabled pensioners (our disabled parking bay isn't going to be
completed until early next year). So we would find it difficult to get to and from our house
easily as various work vehicles will be using the available parking.
Furthermore the work will cause a lot of disturbance including noise and our privacy will be
taken away as the extension will run alongside our garden. Although the extension is only
ground floor level, this may even block some light from our garden.
After speaking to other neighbours on our street, other people are in agreement with our
comments and they don't think planning permission should be allowed in this instance.
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Thank you for taking your time to read this email.”

CONSULTATIONS:
Comments from Building Control
“Building regulation approval required.”
Dalton with Newton Town Council
“The Town Council have no objections.”

OFFICERS REPORT:
1. SITE AND LOCALITY
1.1

The site is mid terrace property positioned on the western side of Newton Road.

2. PROPOSAL DETAILS
2.1 The proposal is to erect a single storey rear ground floor extension to provide wet room
and bedroom. The proposal will extend out from the rear elevation by 6.85m. The
extension will be ‘L’ shaped with a partial kitchen extension of 0.9m across the existing
kitchen and the remainder being along the southern wall of the site adjoining the boundary
with 11 Schoolwaters.

3. RELEVANT HISTORY
3.1

There is no planning history on WebGIS for this site.

4. RELEVANT POLICIES AND GUIDANCE
B14 – Rear extensions
B15 – Privacy
D21 – Design
NPPF para. 14 and 17 – Core Planning Principles
5. PLANNING ISSUES
Upon visiting the site the internal floor level is higher than the yard area which is
accessed via steps. The neighbour to the north (7) has an outrigger alongside the
application site’s existing kitchen. The yard wall between the site and the neighbour to the
north is stepped down currently with wooden boarding positioned on top.
5.1
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A representation has been received concerning impact on privacy from the proposal to
the neighbour at no. 7. There are two windows facing this neighbour serving a wet room
and a bedroom. The wet room window will be obscure glazed but the bedroom will not.
The agent has provided a scale drawing to show that privacy will still be protected by the
boundary wall which is in place currently between the site and the neighbour. Therefore
the proposal will accord with policy B15.
5.2

The neighbouring property to the north (7) has no openings facing towards the
application site and as such there should be no impact on sunlight from the proposal.
5.3

5.4 The design of the proposal in matching materials is considered acceptable and accords
with policy D21.

6. CONCLUSION
There is minimal impact on residential amenities to the neighbouring properties from the
proposal. The application accords with both local and national policies and is considered
acceptable.
6.1

RECOMMENDATION:
I recommend that planning permission be GRANTED subject to the Standard Duration
Limit and the following conditions:
2. The development shall be carried out and completed in all respects in accordance with
the hereby approved plans and drawings shown as 16139_PL01_02, 03, 04, 05 06, 07,
08, 09 and defined by this permission, and notwithstanding the provisions of the Town &
Country Planning (General Permitted Development) Order 2015 (or any Order revoking or
re-enacting that Order with or without modification), there shall be no variation without the
prior written consent of the Planning Authority.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The materials to be used in the construction of the external surfaces, including walls,
doors, and windows, of the extension hereby permitted shall be of the same type, colour,
and texture as those used in the existing building.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0533

Mr & Mrs R & E Beck

Richard Turner & Son

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Roosecote

Charles Wilton
01229 876553

14/07/2016
STATUTORY DATE:
02/11/2016

LOCATION:
Parkhouse Farm, Parkhouse Road, Barrow-in-Furness
PROPOSAL:
Erection of a livestock building for over-wintering cattle.
SAVED LOCAL PLAN
POLICIES:
POLICY D1
The Borough’s countryside will be safeguarded for its own sake and non-renewable and
natural resources afforded protection. Development will be permitted in the countryside
only where there is a demonstrable need that cannot be met elsewhere. Where necessary
development is permitted any adverse effect on the rural character of the surroundings
should be minimised subject to the development’s operational requirements.
POLICY D15
Development within or affecting the setting of Conservation Areas will only be permitted
where it preserves or enhances the character or appearance of the Area. In particular it
should:
1.

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

2.
3.

Respect existing hard and soft landscape features including open space, trees,
walls and surfacing;
Respect traditional plot boundaries and frontage widths; and

4.

Respect significant views into or out of the Areas.

Applications for:
a)

Listed Building Consent; or
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b)

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

must show full details unless otherwise agreed with the Planning Authority.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
Development proposals in the countryside shall respect the diversity and distinctiveness of
local landscape character. New farm buildings will, in general, be required to be sited
within or adjacent to an existing farm building complex or in other well screened locations
and to be subject to a complementary design and use of materials, with, where necessary,
a ‘planting’ scheme.
POLICY F8
Within the identified floodplain or in the areas at unacceptable risk from flooding the
Authority will not accept new development, the intensification of existing development or
land raising, unless it is decided that development in such areas should be permitted for
social or economic reasons. In these cases appropriate flood protection and mitigation
measures, including measures to restore floodplain or provide adequate storage, will be
required to compensate for the impact of development. At sites suspected of being at
unacceptable risk from flooding but for which adequate flood risk information is
unavailable, developers will be required to carry out detailed technical investigations to
evaluate the extent of the risk. In all cases, developers will be required to identify,
implement and cover the costs of any necessary measures and to submit full technical
information with their planning applications.
SUMMARY OF MAIN ISSUES:
The need for the development has been demonstrated which in the context of an
agricultural building carries significant weight in the planning process. While large the
building’s visual impact will not be unduly great as it will be seen relative to an adjacent
recently erected building which was permitted on appeal. The appeal decision itself
represents a material planning consideration.
Matters such as heritage, residential amenity, flood risk and relationship with the level
crossing are considered to be acceptable.
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NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site
The Occupiers of 1,2,3 & 4 Parkhouse Farm Cottage; Parkhouse Farm House, Park
House Farm, 1,2,3,4,5,6,7,8A,8B,8C,9,10,11,12,13,&14 Park House Court, and The
Bungalow, Park House Cottage have all been notified
The Occupiers, 11 Parkhouse Court, Barrow
“Having discussed the detail of the above planning application with Russell Beck, we
understand and support the need for the building, but would offer comments for
consideration as follows:
1. The building is not just off a “Farm Track” as stated in the Design and Access
Statement, this is an access road for all property residents, (18 properties/flats) and
farm vehicles. The proposed entrance appears to be the current gate to the field.
This is close to the raised railway crossing and cannot be seen on exiting towards
Parkhouse Rd until on the railway track. Given the use of the road and the fact that
the general public can access the road and tunnel to the cycle track, in the interests
of safety, the access could if possible, be moved away from the railway line slightly.
Also it should be such that vehicles can enter/exit/load/unload cattle etc without
encroaching on the access road and obstructing free movement of traffic over the
railway line.
2. The building height is shown as 5.1m (16ft 7inches) on the elevation drawing, but
does not state its actual height relative to the railway and the field is currently
undulating and not flat. Russell has stated it will be lower than the new building to
the North of the access road, and that it can be landscaped. As residents with a
view across this outlook, we would appreciate the level being set as low as
practicable and to minimise the visual effect.”
The Occupier, 6 Parkhouse Court, Parkhouse Road, Barrow-in-Furness
“In respect to the application that you have received for the above planning request, I
would like clarity on a previous application that has a direct link / impact on this new one.
In 2006, application 142/2006/1005 (Superseding 2004/0626) was submitted and
approved to
“Alteration, conversion and partial demolition of existing buildings to form 9 no. dwellings
and garages, convert outbuildings to living quarters for 9 dwellings”.
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As part of this application a visitor’s car park was also to be constructed to ensure any
person(s) not directly living within the new buildings did not have to cross the railway
crossing un-necessarily.
Section 1.13 of the deed of grant between Network Rail Infrastructure Limited and that of
Russell Beck and Elizabeth Beck quotes the following:
“The visitors car park” means that part of the dominant land of the eastern side of the
railway on which a car park of sufficient size to accommodate visitors of the owners and
occupiers of the new residential units will be built.
Currently there is no defined area for visitor parking and the area that is identified on the
maps assigned to this application there now stands a building, of which is not shown.
(Was planning permission granted?)
This current application is directly opposite the area I am questioning and further
understanding of this issue needs to be considered and clarity confirmed.”
The Occupier, Parkhouse Farmhouse, Yarlside, Barrow-in-Furness
“Our comments are with respect to the adjacent railway line crossing which has no barrier.
The opening for vehicle or animal access is relatively close to the rail crossing, which itself
is raised – so visibility of the exit from the line crossing is relatively obscured for most
vehicles leaving the farm and housing complex.
We would ask that the gated opening to the proposed build and access area is moved
further towards the road, bearing in mind also the size of some of the lorries that currently
move livestock to and from the farm.
Although Network Rail have previously resisted development on the other (housing and
farm) side of the rail crossing (because of concerns of further increase in traffic across the
unguarded crossing), we would ask that a wider view be taken of overall traffic use. If the
new building was sited adjacent to existing farm buildings, there would be a reduction in
the daily movements across the line that will be required to tend the cattle.”
Supporting Statement from the Agent
nd
“Thank you for your email of 22 September and apologies for the delayed reply. I have
met with my client to discuss the contents of your email and I am pleased to respond as
follows:

In spring 2016 the applicant had a total of 450 cattle comprising 110 suckler cows, 110
calves, 50 Stirks ranging from 8 to 14 months old, approximately 180 bullocks ranging
from 18 to 24 months old and 200 sheep with lambs at foot. Over the course of the year,
the cattle numbers have been dramatically reduced and the herd currently comprises 110
suckler cows, 110 calves and 40 stirks. The herd has had to be reduced in size due to the
fact the applicant does not have the building space to house the herd over winter. For a
considerable number of years the applicant has over-wintered 180 – 240 cattle, from 1st
November to 10th April, on a nearby farm owned by a third party. Unfortunately, at the end
of the 2015/2016 wintering arrangements the applicant was informed that the wintering
would not be available again from 2016 onwards as the third party was to use their
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buildings for other purposes. The proposed building is therefore required to accommodate
the applicants reduced herd over winter and remove the need for further reductions in
numbers which will have a negative impact on the applicant’s business in future. Cattle
need to be housed over winter for animal welfare reasons and to comply with the cross
compliance regulations for the Basic Payment Scheme. With reference to a report
commissioned by Barrow Borough Council in April 2014, I would like to draw your
attention to the fact that the author’s conclusions noted a shortage of suitable housing on
the holding and thus there is an agricultural need for additional accommodation. Since
2014 the applicant has significantly expanded his cattle herd which further justifies this
agricultural need. The arrangements with the local third party have provided the scope for
this expansion, however as this can no longer continue, the applicant has little option to
invest in the holding and erect the proposed building.
It is intended that the proposed building will be used to house approximately 70 cattle from
the beginning of November to the beginning of April each year. Through the summer
months it is likely the building will stand relatively empty, however it may be used at
clipping time if the weather is particularly poor. The applicant has considered other
options with regards to sighting and feels the proposed location is the most suitable as it is
on the same side of the railway as the existing new building and the majority of the
applicants land. The fact that the building is on the same side as the existing building will
mean less movement over the railway crossing. The siting options for the building are
limited due to the nature of the land and the fact that there is a road, a railway line and a
public footpath relatively close together. The applicant has tried to position the building as
close to the existing buildings as practical with consideration to the limitations of the
natural and manmade features on the holding.
I note receipt of the Environment Agency’s recent response and comments therein. We
welcome the fact that the Environment Agency do not object to the proposal. To expand
on the flood risk element of the proposal, the applicant would like to re-affirm the fact that
the site has never flooded. As the land to the south of the holding and west of the railway
is lower lying than the proposed site it is logical to note that water would naturally flood this
land before the proposed site during a flooding event.
The applicant is aware of the locality of the United Utilities mains sewer and feels they
have positioned the proposed building accordingly. The sewer crosses the land
approximately 11 metres from the wire fence along the stream to the north and tapering to
approximately 6 metres (before the stream crosses beneath the railway), as shown on the
attached plan. We are of the opinion that the building will not encroach over the sewer of
the Easement to the same, however to reduce the chance of this the applicant has
proposed to amend the location of the building by moving it an additional 4 metres to the
east. Please see attached revised site plan.
We note your request for more detailed drawings and are currently seeking someone to
prepare some CAD drawings. Once these have been produced, we will forward them to
you.
The applicant agrees to use green sheet cladding for both the walls and the roof and
intends to use colour BS12B29.
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It is proposed to allow the roadside hedge to the east of the field to grow up, similar to the
hedge adjacent to the existing building. The sides of the hedge will be trimmed annually
to prevent encroachment onto the road. The applicant considers this proposal suitable to
screen the building from the road, however if this does not work, then further planting will
be considered and actioned.
We note your comment regarding the access and agree with your points about safety.
The applicant is prepared to move the access so that it is opposite the access to the
existing building. This will require the removal of a small section of hedgerow, however
the increased benefits on safety will counteract this. Please see attached revised site plan
reflecting this amendment.
I attach herewith some photos taken of the site to address the relationship between the
proposed building and Parkhouse Farm House. It is noted that the farm house is situated
behind another row of properties which sit between the farm house and the railway line,
and the proposed site. These properties prevent the occupiers of the farm house from
looking directly at the proposed building. There is also a 12 foot Hawthorn hedge running
parallel with the railway line which adds further screening. As the proposed building is
located on the opposite side of the railway, approximately 115 metres from Parkhouse
Farm House, and the fact that the building will not be stood alone due to the existing
building, it is our opinion that the proposed building will not have a detrimental impact on
the farm house setting. The farm house is surrounded by other developments, mainly
residential property, but also the farm buildings belong to the applicant. The fact that
there is ongoing farming activity in the locality means the proposed building will not be
significantly altering the character of the immediate area.
CONSULTATIONS:
County Council Emergency Planning
“There are no objections to the proposed development but it should be noted that the
proposed development is situated within the potential inundation area for Harlock and
Poaka Beck Reservoirs. These Reservoirs falls under the Water Framework Directive and
has a prepared off site emergency planning. Accordingly I would be grateful if you could,
in the event of the application being approved, advise the applicant to liaise with this office
to allow for further discussion of available information.”
Network Rail
“The proposal is within 10m of Network Rail land as well as adjacent to a level crossing,
therefore, Network Rail has the following comments to ensure that the layout and works
will not impact upon the existing operational railway, the railway infrastructure and the
level crossing.
(1)
No part of the development shall cause any existing level crossing road signs or traffic
signals or the crossing itself to be obscured. Clear sighting of the crossing must be
maintained for the construction/operational period and as a permanent arrangement. The
same conditions apply to the rail approaches to the level crossing. This stipulation also
includes the parking of vehicles, caravans, equipment and materials etc, which again must
not cause rail and road approach sight lines of the crossing to be obstructed. At no point
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during construction on site or after completion of works should there be any deterioration
of the ability of pedestrians and vehicles to see the level crossing and its signage. There
must be no reduction in the distance that pedestrians and vehicles have sight of the
warning signs and the crossing itself.
It should be noted that if the works to construct the livestock building include certain types
of vehicles (e.g. HGV) passing over the level crossing then the type of traffic over the level
crossing could be subject to review and agreement with Network Rail. In the first instance
it is best to run this by the Network Rail Asset Protection team.
(2)
As the proposal includes works may impact the existing operational railway, a BAPA
(Basic Asset Protection Agreement) will need to be agreed between the developer and
Network Rail. The developer will be liable for all costs incurred by Network Rail in
facilitating this proposal, including any railway site safety costs, possession costs, asset
protection costs / presence, site visits, review and agreement of proposal documents and
any buried services searches. The BAPA will be in addition to any planning consent.
The applicant / developer should liaise directly with Asset Protection to set up the BAPA.
AssetProtectionLNWNorth@networkrail.co.uk
(3)
The developer is to submit directly to Network Rail a Risk Assessment and Method
Statement (RAMS) for all works to be undertaken within 10m of the operational railway.
Network Rail would need to be assured the works on site follow safe methods of working
and have taken into consideration any potential impact on Network Rail land and
operational railway infrastructure. Review and agreement of the RAMS will be undertaken
once a BAPA has been set up between Network Rail and the applicant/developer. The
applicant /developer is to submit the RAMs directly to:
AssetProtectionLNWNorth@networkrail.co.uk
(4)
The developer/applicant must ensure that their proposal, both during construction, after
completion of works on site and as a permanent arrangement, does not affect the safety,
operation or integrity of the operational railway / Network Rail land and our infrastructure.
The works on site must not undermine or damage or adversely impact any railway land
and structures. There must be no physical encroachment of the proposal onto Network
Rail land, no over-sailing into Network Rail air-space and no encroachment of foundations
onto Network Rail land and boundary treatments. Any future maintenance must be
conducted solely within the applicant’s land ownership.”
Historic England
“Our specialist staff have considered the information received and we do not wish to offer
any comments on this occasion.
Recommendation
The application(s) should be determined in accordance with national and local policy
guidance, and on the basis of your specialist conservation advice.
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It is not necessary for us to be consulted again on this application. However, if you would
like further advice, please contact us to explain your request. We can then let you know if
we are able to help further and agree a timetable with you.”
Environment Agency
“With reference to the latest version of flood map this site is wholly located in Flood Zone
3 which is defined as compromising of land assessed as having a 1 in 100 or greater
annual probability of river flooding (>1%) in any year.
The proposal is to seek full approval for the erection of a livestock building as a less
vulnerable development in Flood Zone 3.
Environment Agency position
The Environment Agency has no objection to the proposed development as submitted.
The applicant, as owners of the existing property, will be aware of the potential flood risk
and frequency. As a result of the FRA the applicant should be satisfied that the impact of
any flooding would not adversely affect their proposals.
Informative
The Applicant may wish to subscribe to the Environment Agency's Flood Alert service
present in the area for the benefit of their livestock plus any residential property, if not
done so already.
Advice to LPA
The Environment Agency does not normally comment on or approve the adequacy of
flood emergency response procedures accompanying development proposals, as we do
not carry out these roles during a flood. Our involvement with this development during an
emergency will be limited to delivering flood warnings to users covered by our flood
warning network.
The Technical guide to the National Planning Policy Framework (paragraph 9) states that
those proposing developments should take advice from the emergency services when
producing an evacuation plan for the development as part of the flood risk assessment.
In all circumstances where warning and emergency response is fundamental to managing
flood risk, we advise local planning authorities to formally consider the emergency
planning and rescue implications of new development in making their decisions.”
County Council, Historic Environment Officer
“I am writing to thank you for consulting me on the above planning application and to
confirm that I have no objections and do not wish to make any comments or
recommendations.”
County Council Highway Authority
The layout details shown on the submitted plan are considered satisfactory from a
highway perspective. I can therefore confirm that the Highway Authority has no objection
to the proposed development.
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County Council Lead Local Flood Authority
The proposals are in flood zone 2, therefore, a drainage strategy would need to
demonstrate that the proposals would not add an increase risk flooding. The Environment
Agency is the risk management authority for main rivers and matters relating to flooding
from main rivers and the Lead Local Flood Authority. The proposal is adjacent to Mill
Beck which is Main River, therefore, my recommendations are that the applicant contact
the Environment Agency for advice/consent.”
Environmental Health
“This is an application for an agricultural building and the only environmental effects would
be odour and potentially floodlighting. However, the area is already a working farm and
therefore the odour would be deemed reasonable. Any lighting can be dealt through
EPA90 legislation, therefore we have no objections.”

OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 The application site comprises a rather narrow field sandwiched between Parkhouse
Rd and the main railway line and immediately adjacent to the access (via a level crossing)
to Parkhouse Farm. Parkhouse Farm has been subject to significant redevelopment in the
form of the residential conversion of the several stone barns following planning permission
2006/1005. This included the creation of a greenway through the farm connecting Roose
with the Amphitheatre/Furness Abbey. These were in addition to a number of pre existing
dwellings which includes the original Grade II* listed farm house. The farm therefore
includes several dwellings some connected to the farm and others which are not.

2 PROPOSAL DETAILS
2.1 Proposed

is the erection of a detached, portal framed agricultural building. It is
proposed to be 36m long x 12m wide. Heights are 3.5m & 5.1m to eaves and ridge
respectively. The building would provide winter housing for cattle. In appearance and size
it would be similar to the farm building approved under ref 2013 /0752 except that one side
would be open (facing the road). This recently erected building had been refused planning
permission contrary to recommendation but this decision was over turned on appeal and
planning permission granted.
3 RELEVANT HISTORY
2013 /0752 Erection of agricultural building as feed and implements store. Refused
planning permission 05 /14, decision over turned on appeal(11/14).

3.1

4 RELEVANT POLICIES AND GUIDANCE
4.1 D1 seeks to protect the rural character of the countryside and limit development to that
which requires a rural location.
4.2

D15 seeks to protect conservation areas including their setting.
Page 91 of 134

PLANNING COMMITTEE
20th December 2016
4.3 D21 new farm buildings will 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.
4.4

F8 protection of flood plains
5 PLANNING ISSUES
•

Whether the development is reasonably necessary for the purposes of agriculture
within the unit

•

Whether visual impact has been reasonably mitigated

•

Relationship to the railway

•

Relationship to heritage assets

•

Relationship to neighbours

•

Flood risk

Taking these in turn:
5.1

Whether the development is reasonably necessary for the purposes of
agriculture within the unit
Agricultural buildings will inevitably have some impact on the landscape particularly as
modern farm buildings tend to be of an industrial appearance and scale. In light of this it is
appropriate to establish that there is a reasonable agricultural need for any particular
building. The agricultural justification has been provided in the supporting statement
reproduced above with reference to numbers of cattle and also to guidance contained
within a report commissioned by the Council which recognised a shortage of livestock
accommodation. This Council commissioned report was in response to the farm building
which was ultimately allowed on appeal. I consider the agricultural case for the building
has been made and that the proposal accords with the relevant part of saved policy D1.
5.2

Whether visual impact has been reasonably mitigated

The building is proposed to be clad in dark green cladding in terms of both its roof and
walls. In this regard it will be similar to the adjacent building approved on appeal in that
both will have the same dark green wall cladding. The appeal building however has grey
roof sheeting making it more noticeable in some views.
5.3

In approving the appeal building the inspector commented:

“As described in the officer’s report, the site has already been covered in hard core
and is used for open agricultural storage and the parking of agricultural vehicles. It does
not have the appearance of pristine countryside nor have the Council suggested that any
of the existing development is unlawful. I recognise that the height of the proposed
building would cause it to have a greater effect of the landscape than the existing outdoor
storage activity but it would, as noted by the officer’s report, be close to larger group or
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nearby buildings and structures at Parkhouse Farm. Given that modern agricultural
buildings are not uncommon in the countryside and that the proposed building would be
seen in the visual context of the existing buildings I consider that it would not harm the
character or appearance of the countryside or fail to preserve the character or appearance
of a conservation area. As such the proposal would not conflict with the objectives of
saved policies D1 and D15 in the Barrow-in-Furness Local plan or the guidance in the
National Planning Policy Framework”
5.4 The inspector noted that buildings proximity to a ‘larger group of nearby buildings and
structures’. Since then the range of buildings has increased as a result of the appeal being
successful. The proposed building will be seen relative to the appeal building particularly
in views where the proposed building will be most noticeable in public views (the long
decent from the direction of Holbeck/Yarlside Road). I consider that the proposal accords
with the relevant part of saved policy D1.

Relationship to the railway
The building is proposed to be located on the road side of the level crossing and
thereby reduce movements over it. Some weight was given to this point in the appeal
decision. Network Rail were consulted and have raised no objection. While the rail
regulator has not objected the issue raised in the representations about the proximity of
the access to the level crossing was raised with the applicant. Amended plans have been
received showing the access moved away from the crossing as requested.
5.5

Relationship to heritage assets
5.6 The proposed building would be located close to the conservation area but not within it.
The building approved on appeal was actually located within the conservation area and
was considered by the inspector not to be harmful. Given that the appeal building is a
significant feature of this extreme southern end of the conservation area the proposed
building will have no appreciable impact on the conservation.

Park House Farmhouse is a further designated heritage asset and carries a very high
listing grade(II*). In such cases Historic England are a statutory consultee on planning
applications which may effect their setting (limited to grade I & II* grades only). In this case
Historic England and the Historic Environment Officer both raise no objections. The
proposed building would be separated from listed farmhouse by the railway which is
carried on an embankment; also a narrow field, and nos 2, 3 & 4 Parkhouse Cottages and
14 Parkhouse Court. These houses were converted from stone built barns. As a result
there is a significant degree of separation. The setting of the farmhouse is typified by its
location within a cluster of buildings set within a wider agricultural landscape. An additional
farm building will simply reflect this character.
5.7

Relationship to neighbours
The distance to the nearest neighbours is approx. 80m which is a reasonable level of
separation for a building providing winter housing for cattle. Clarity is sought on the
proposed level of the building. While the assumption is that this would be slightly above
field level it has not been defined. A condition is therefore proposed to require this
information to be provided.
5.8
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Flood risk
5.9 The farm building would be located within flood risk zone 3 (high probability of flood).
This is a result of the building’s proximity to Mill Beck. In such cases the Environment
Agency is a statutory consultee. They have confirmed that given its low vulnerability status
they have no objection to the grant of planning permission.

Other matters
Attention is drawn in the representations to a condition imposed on a previous consent
which required a visitor car park to be provided. This was imposed to reduce traffic using
the level crossing. This matter has been brought to the applicant’s attention and while a
response has not been received to date this is a separate matter to this application.
5.10

6

CONCLUSION

6.1 The application proposes a building to over winter cattle. An agricultural case has been
made for it and given its relationship with other buildings including one recently allowed on
appeal it is not considered to raise any significant landscape, amenity, heritage or flood
risk issues.

RECOMMENDATION:
I recommend that planning permission be granted subject to the standard duration
limit and the following conditions:
2. The development shall be carried out in accordance with application dated 8/07/2016
as amended by the revised site layout ref (requested) and revised plan and elevational
drawing ref (requested).
Reason
To ensure the development is only carried out as approved.
3. The approved cladding colour shall be incorporated into the cladding during the
manufacturing process.
Reason
To ensure the colour is sufficiently permanent.
4. No external lighting shall be provided except in accordance with details which must
have first been submitted to and approved in writing by the planning authority
Reason
In order to protect the rural amenities of the area.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0593

Mr W. White

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Newbarns

Charles Wilton
01229 876553

04/08/2016
STATUTORY DATE:
28/09/2016

LOCATION:
3, Manor Park, Barrow-in-Furness
PROPOSAL:
Application for works to trees subject of Tree Preservation Order 2008 No. 7 for the
felling of 1 Sycamore and 2 White Poplar.
SAVED LOCAL PLAN
POLICIES:
No saved policies in relation to applications submitted under a Tree Preservation Order
SUMMARY OF MAIN ISSUES:
The felling of the sycamore benefits from the exemption for felling dead trees. The felling
of the two poplars and works to a third would have little impact on the amenities of the
area and are justified on the basis of risk management.
NON MATERIAL CONSIDERATIONS:
N/A
REPRESENTATIONS:
Site notice displayed
No representations received
CONSULTATIONS:
None
OFFICERS REPORT:
This application is reported to committee at the request of Cllr A. Thomson in accordance
with the delegation agreement
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1. SITE AND LOCALITY.
1.1 No 3 Manor Park is a detached house which backs onto Leith Flat Brow; the road which
runs between Abbey Road and Rating Lane by the side of Monks wood. Situated within
the rear garden are several trees including white poplar, conifer and a sycamore trees.

2. PROPOSAL DETAILS
2.1 Application submitted under tree preservation order 2008 no 7. The trees consist of a
single sycamore tree and three white poplar trees identified in the application as 1st, 2nd
and 3rd.
2.2

The sycamore is proposed to be felled on the basis that the tree is dead.

2.3

Poplar 1; Proposal is to thin and shorten two large lateral boughs

2.4

Poplar 2; Fell

2.5

Poplar 3; Fell

3.

RELEVANT HISTORY :

None

4.

RELEVANT POLICIES AND GUIDANCE

4.1 There are no saved policies specific to applications submitted under a Tree
Preservation Order (TPO). Neither are there any policies contained within the NPPF.
Detailed guidance does however appear in the NPPG issued in March 2014 as follows:

“When considering an application the authority is advised to:


assess the amenity value of the tree or woodland and the likely impact of the proposal
on the amenity of the area.



consider, in the light of this assessment, whether or not the proposal is justified, having
regard to the reasons and additional information put forward in support of it.



consider whether any loss or damage is likely to arise if consent is refused or granted
subject to conditions.



consider whether any requirements apply in regard to protected species.



consider other material considerations, including development plan policies where
relevant; and ensure that appropriate expertise informs its decision.
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Authorities should bear in mind that they may be liable to pay compensation for loss or
damage as a result of refusing consent or granting consent subject to conditions.
However, if the authority believes that some loss or damage is foreseeable, it should not
grant consent automatically. It should take this factor into account alongside other key
considerations, such as the amenity value of the tree and the justification for the proposed
works, before reaching its final decision” [Revision date: 06 03 2014 Paragraph: 091
Reference ID: 36-091-20140306]
5.

PLANNING ISSUES

The NPPG now provides a common structure for the assessment of TPO applications.
Running through the issues:
5.1

If the authority did not visit the site before the application was made then an officer should
do so at this stage.
A site visit has been carried out and a committee site visit arranged
The authority should assess whether or not the proposed work is exempt from the
requirement to obtain its consent.
Certain works are exempt from the need for consent and these are defined by the TPO
as trees which are ‘dead, dying or dangerous’. This wording is now to be interpreted in
accordance with the 2012 Regulations which removed ‘dying’ and defined ‘dangerous’ as
‘imminently dangerous’.
5.2

In the case of the sycamore the arborical report which accompanies the application
describes the sycamore as ‘showing no signs of life and dropping branches’. From the
inspection in September the tree had no leaves and areas of bark were cracking and
pealing off. It is reasonable to accept the conclusion that the tree is dead and that the
formal consent of the Council is not required.
5.3

The poplars do not benefit from this exemption and while health and safety concerns
are raised to support the proposed works their condition does not meet the definition of
‘imminently dangerous’ as defined in the 2012 Regulations.
5.4

5.5 The TPO is drafted so as to protect two white poplar trees. However there are at least
four white poplars on site, which does not aid identification.

Assess the amenity value of the tree or woodland and the likely impact of the proposal on
the amenity of the area. consider, in the light of this assessment, whether or not the
proposal is justified, having regard to the reasons and additional information put forward in
support of it.
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5.6 Poplar 1 exhibits a growth pattern in the direction of the house which will have been
influenced by trees in Monks Wood. In other words it has grown away from the adjacent
woodland in the search for light. This has resulted in some overly long, almost horizontal
branches. The arborical report describes the tree as ‘unbalanced’. The report has also
identified a large scar at the base of the trunk. The justification for shortening the branches
is described as ‘reducing the weight and sail effect on the weakened trunk’.

A photograph showing the lop points is attached as an Appendix A.
The proposed work will assist in balancing the tree and reduce the risk of failure. It will
have little impact on the tree’s contribution to the amenities of the area. Given that the tree
stands within falling distance of the house significant weight can be attached to addressing
the identified risk.
2. This has a twin trunk which forms a tight ‘V’ shaped fork towards the base of
the tree. This is generally recognised as a weak union which the report identifies. It also
identifies a crack in this union which coupled with its lean towards the house is considered
to represent a risk of failure which will continue to increase.
5.7 Poplar

5.8 Poplar

3. This tree also has a marked lean towards the house.

Both poplars 2 and 3 are rather tall, straggly trees which do not give scope for a crown
reduction. In effect the only mechanism to address risk is by felling. There are several
other trees within the immediate area including some within the applicant’s own garden.
Their loss will not be unduly apparent in the public views of the area.
Consider whether any loss or damage is likely to arise if consent is refused or granted
subject to conditions.
There is a risk of damage to property and/or persons were the trees to fail.
Consider whether any requirements apply in regard to protected species.
There is no evidence to suggest that any protected species would be affected.
6.

CONCLUSION

The loss of the poplars will not be significant in terms of the public amenities of the area
due to their present condition, and the proximity of other trees. However, replacements
should be provided in order to ensure a legacy for the future amenities of the area. The
works proposed can be justified on risk mitigation grounds.
6.1
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RECOMMENDATION:
I recommend that consent is GRANTED, subject to the following conditions;
1.
This consent is valid for a period of two years which expires on 20th December
2018, after which no work authorised by this consent shall be carried out unless a further
application for the same work has been submitted to and approved in writing by the
Planning Authority.
Reason
Required to be imposed by the Town and Country Planning (Tree Preservation) (England)
Regulations 2012.
2. The works for which consent has been granted may only be carried out once.
Reason
Required to be imposed by the Town and Country Planning (Tree Preservation) (England)
Regulations 2012.
3. The work shall be carried out in accordance with BS 3998:2010 Tree workrecommendations.
Reason
To ensure that the work is carried out to an acceptable standard.
4. Replacement trees, the species and position of which must be agreed in writing with the
Planning Authority, must be planted within an appropriate period, also to be agreed in
writing with the Planning Authority, prior to the commencement of the development.
Reason
In the interests of protecting the future visual amenities of the area.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0772

Ms N Kell
Project John

WARD/PARISH:

CASE OFFICER:

Mr Harry Tonge
Steven Abbott Associates
LLP
DATE RECEIVED:

Hindpool

Barry Jesson
01229 876323

18/10/2016
STATUTORY DATE:
12/12/2016

LOCATION:
20-24 Cavendish Street, Barrow-in-Furness
PROPOSAL:
Change of use from retail (A1) to a mixed use community hub consisting of cafe,
professional services, training facilities and business offices (Sui generis)
(resubmission of planning application B20/2016/0335)
SAVED LOCAL PLAN
POLICIES:
Policy C6
On the ground floors of premises within the other Barrow Town Centre Shopping Areas
only retail uses in Class A1, A2 and A3 will be permitted. Conversion of upper floors to
residential use will be allowed where this will assist the regeneration of the area and will
bring back into use a vacant property, subject to the application of the criteria contained in
Policy B5 and the site being capable of providing an acceptable residential environment for
future occupiers.
SUMMARY OF MAIN ISSUES:
The compatibility of a non-retail use within a defined shopping area in the town centre and
whether a special case exists to allow a decision contrary to policy.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site.
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The Occupiers 30 - 32 Portland Walk, 16-18, 20-24, 26-28 , 23-29 & 31 Cavendish Street,
Barrow Arms Hotel, Cavendish Street, Ladbrokes, 33-35 Cavendish Street, 37, 39
Cavendish Street, 4-6, 8A, 8, 10, Maisonette, 12 William Street, 12 William Street, Cross
Keys Hotel, William Street all informed.
CONSULTATIONS:
Building Control
“Building regulation approval required.”
CCC Emergency Planning
“Thank you for including the CCC Emergency Planning Unit in the consultation for this
application.
Our response is the following:
This part of the BAE site is covered by the provision of the Radiation (Emergency
Preparedness and Public Information) 2001 Regulations. There are no objections to the
proposed development based on the information provided but it should be noted that the
proposed development is situated within the Detailed Emergency Planning Area of the
site. Cumbria County Council, in liaison with the site operator and the Office for Nuclear
Regulation, have certain special arrangements are made for residents/business premises
in this area and particular attention is paid to ensuring that people are aware of the
appropriate action to take in the event of an incident at the site. Accordingly I would be
grateful if you could, in the event of the application being approved, advise the applicant to
liaise with this office to allow for further discussion.”
Office Nuclear Regulation
“I have consulted with the emergency planners within Cumbria County Council, which is
responsible for the preparation of the Barrow off-site emergency plan required by the
Radiation Emergency Preparedness and Public Information Regulations (REPPIR) 2001.
They have provided adequate assurance that the proposed development can be
accommodated within their off-site emergency planning arrangements.
The proposed development does not present a significant external hazard to the safety of
the nuclear site.
Therefore, ONR does not advise against this development.”
Environmental Health
“Thank you for your consultation on the above application. I have reviewed the submitted
plans and take note of the kitchen training facility and plant room. It is unclear whether
these units will vent internally or externally?
If they vent externally, we need to condition the extract and plant accordingly:
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1) All emissions from cooking processes must be extracted through a properly
designed and constructed exhaust ventilation system, adequately filtered and
discharged vertically at sufficient height (at least 1 metre above eaves level) to
prevent cooking odours being observed at any neighbouring properties. The
exhaust gas flow must not be restricted by any plate etc at the outlet which might
affect dispersion. Details of the proposed system must be submitted to the
Planning Department for approval prior to construction.
2) Noise from the development must not exceed Noise Rating Curve NR 30 in
daytime hours (0700 - 2300) and NR 25 in night time hours (2300 - 0700) in any
noise sensitive property.
3) Noise from the development, including noise from the extraction equipment
required in the above condition, must not cause the existing background noise level
(measured as the LA90(10 minutes) to be exceeded at any neighbouring noise
sensitive locations. Any tonal noise produced by the development would result in a
5dB addition to the particular noise level (Definition in: Appendix E “Noise
Procedure Specification, Publication 140”, The Engineering Equipment and
Materials User Association). [Note: the noise is measured 3.5m from any reflective
surface, other than the ground, at a height of between 1.2 and 1.5m.]
If you would like further clarification on this matter, please don’t hesitate to contact
me further.”

OFFICERS REPORT:
1. SITE AND LOCALITY
The application relates to the former furniture store located on the corner of Cavendish
Street and William Street. It has been vacant for over 18 months since the closure of
Young’s furniture store. The area of the town centre is defined as ‘Other Barrow Town
Centre Shopping Area’ in the Local Plan, which permits retail uses within. The 3 storey
building occupies a prominent corner location and is one of the larger retailing units
available outside of the shopping core.
1.1

2. PROPOSAL DETAILS
2.1 Change of use from retail (A1) to a mixed use community hub consisting of cafe,
professional services, training facilities and business offices (Sui generis). This is a
resubmission of planning application B20/2016/0335.

The current facility is located in a much smaller building on Bath Street. Project John is
a charity that works with young people. The charity has outgrown its existing premises
and additional space is required for their operation. In addition, it is proposed to create a
community hub and provide additional services under the same roof including Cumbria
CCC Children Service, Dads Group, Food Bank, and Citizen’s Advice Bureau. A café is
also proposed which will be open to general members of the public who may not
necessarily seek the other services provided within.
2.2
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3. RELEVANT HISTORY
Two previous applications have ben submitted this year for the building, though both
have been withdrawn.
3.1

2016/0182 - Change of use from furniture store to restaurant and bar with live music
and late license.
3.2

3.3 2016/0335 - Change of use of former furniture shop from use class A1 to D1 as
headquarters for Project John.

Previous applications relate to minor alterations to Youngs Furniture Store which
occupied the property for over two decades, prior to which it was Bamfords Furnishers.
3.4

4. RELEVANT POLICIES AND GUIDANCE
Saved Policy C6 permits only retail uses within Classes A1, A2 and A3 on the ground
floors of premises within the identified area. Whilst the wording is somewhat prescriptive,
the sentiment of the policy can be found in the NPPF, paragraph 23.
4.1

“Planning policies should be positive, promote competitive town centre environments and
set out policies for the management and growth of centres over the plan period.
(Inter alia)
 recognise town centres as the heart of their communities and pursue policies to
support their viability and vitality;
 define the extent of town centres and primary shopping areas, based on a clear
definition of primary and secondary frontages in designated centres, and set
policies that make clear which uses will be permitted in such locations;”
In essence, Saved Policy C6 does conform to the aims of the NPPF, and therefore can
still be given weight in determining applications. It does make clear which uses are
permitted, though the phrasing is dated as it suggests an embargo on any other use. Any
replacement policy would need to have a more positive approach as the NPPF requires
planning policies to be positive and promote competitive Town Centre environments, which
may give rise to supporting other uses subject to their benefit to the overall vitality of a
town centre.
4.2

NPPF 23 does also state that local authorities should,
“..allocate a range of suitable sites to meet the scale and type of retail, leisure,
commercial, office, tourism, cultural, community and residential development needed in
town centres.”
This provides a policy basis to locate proposals such as this within the town centre.
That said there are other areas of the town centre without the same retail focus. It is this
balance which needs to be considered.
4.3
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5. PLANNING ISSUES
In essence the application involves the creation of a primarily non-retail use within the
town centre, in an area defined as ‘Other Barrow Town Centre Shopping Area.’ The use
will create a further three jobs, providing 11 in total. Whilst the community facility
proposed is commendable and a serves a vital need, the potential impact this has, in this
location, on the vitality and viability of the town centre has to be considered.
5.1

There was some discussion with the agent over the description of the proposal; my
view is that it relates to a mixed use of the building, rather than distinct and separate uses.
This is due to the interconnectivity of the different uses within the building, which each
share a common entrance. Ultimately, and in line with National Planning Practice
Guidance, it was agreed to describe the proposal as a Sui generis mixed use, given the
limited retail nature of the scheme.
5.2

Policy assessment
As detailed above, Saved Policy C6 states that within the defined area, on the ground
floors of premises, only retail uses in Class A1, A2 and A3 will be permitted. The proposal
in its current form contains an element of A3 with the proposed café and internet bar
located on the ground floor, though it only accounts for approximately one fifth of the
overall ground floor space. Within the layout a section is stated as ‘professional services’
which are defined as A2 in the General Use Classes Order. However, the nature of the
services offered differs to the typical A2 uses, which are typically banks, building societies
estate agents etc which offer a public service. An A2 classification is questionable as the
services offered are for a distinct section of the general public, rather than for general
consumption. The remainder is given over to non retail office/reception space and a family
contact centre.
5.3

As per C6, the primary consideration is the ground floor, as this is the most visible
element of the store. It is clear from the above floorspace breakdown that the proposed
use on the ground floor does not sufficiently demonstrate a retail use; it is only one
element. That said the café is located on the most prominent corner, which increases its
visibility. This is important and does promote a more active street frontage. The upper
floors are less visible, and therefore play a less important role in the buildings impact on
the retail frontage. This is to be used for training and office purposes, typical of larger
buildings and consistent with policy.
5.4

Concern was raised in the original application that the proposal would reduce footfall
and linked trips to other shops nearby. The current submission has tried to address this
concern by incorporating elements which will attract members of the public to the building
who may not necessarily require the functions of Project John. Whilst their absence is by
no means conclusive, the lack of objections to this scheme suggests it is an improvement
to the town centre offering, over the original more office oriented layout.
5.5

Page 107 of 134

PLANNING COMMITTEE
20th December 2016
5.6 Consideration should also be given to the emerging plan, which is currently in draft
form. Draft Policy R3 relates to Barrow’s Primary Shopping Area, and states that main
town centre uses will only be permitted provided the proposal complements the retail
function and makes a positive contribution to the vitality, viability and diversity of the town
centre. This is in relation to maintaining active continuous retail frontages, signage and
opening hours.

Of note in the emerging plan is the re-designation of this section of Cavendish Street
from a secondary (‘Other’) shopping area, to a primary shopping area. This effectively
provides stronger protection of the retail function than the current saved policy. Whilst not
ruling out non retail uses, they do need to complement the town centre and make a
positive contribution to its vitality. This forms an extension of Saved Policy C6 which, in
terms of NPPF guidance, is perhaps overly prescriptive, though it does seek to protect the
designated retail areas. It is not obviously apparent that a mixed use with a small café
area achieves this and complements the retail function as required.
5.7

5.8 That said, the weight that can be given to draft policies is limited. In a recent appeal at
land adjacent to Long Lane and Newton Road (APP/W0910/W/15/3139345) the Inspector
confirmed this, stating,

“…the emerging Local Plan in this form and at this stage would only attract very limited
weight…”
It is not certain at this stage that the unit will fall within the primary shopping area,
though it is the current direction of the Plan process. As a result, a refusal on the basis the
additional protection afforded by falling within the primary area would be difficult to
substantiate at this stage. Instead, the compatibility with the town centre area within which
it is located, should be the determining factor when assessing it against policy.
5.9

Other material considerations
5.10 The NPPF para 23 states that community developments should also be
accommodated within the town centre. Whilst specifically referring to allocations, one
would assume that planning decisions should also be considered in this context. The
proposal, if nothing else, is a vital community facility which is proposed in a town centre.
The conflict is that it sits within an area reserved specifically for retailing. Ideally, a well
connected site outside of the shopping core/secondary retailing areas would be available,
though it was considered by the applicant who has purchased the building that this site
was the most appropriate for the business.
5.11 It also has to be considered that active marketing of the building occurred for just over
a year by a local agent, Peill & Company, prior to purchase. A statement is provided
confirming there was limited interest in the property initially, but that at best and final offers
stage, no offers were received rom retail occupiers. The only retailer who expressed an
early interest advised the building was in the wrong location, and was not of interest to
them.
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In addition to marketing, an appraisal of the building from a potential retailing
perspective was carried out by Craig and Meyer Architects. This concluded it was
unsuitable for a number of reasons, though primarily due to its 3 storey size, cellular
accommodation, restricted delivery access and location outside of the shopping core. In
addition, the building requires significant investment to remedy structural/constructional
defects including dry rot, water damage and asbestos removal. Such issues will also
curtail retail interest.

5.12

Lastly, it can be argued that there is a special case which warrants a departure from
policy. When considering the limited interest from retailers and the significant investment
required, it is not unimaginable to foresee the building remaining empty and disused for
many years. Improvements have been made to the original submission to make it more
town centre compatible, though whilst not sufficient alone to satisfy Saved Policy C6, it is
certainly enhanced due to the inclusion of a café which is open to members of the public
as it has the potential to increase footfall in this area, and provide linked trips to the
neighbouring shops. The opportunity was available for over 12 months for a larger scale
retailer to take over the unit, though this did not occur. An empty shop is more damaging
to the vitality of the town centre than an occupied building of mixed use, which will attract
custom in the form of the café and place more employees in the town centre which are
likely to use existing shops and services.
5.13

Furthermore, discussions with the applicant have confirmed they have secured over
£400k in funding for the immediate renovation of the building. This is a significant
consideration, as ultimately without such investment (to a building that received no firm
retail interest) the building could well be left vacant to subsequently deteriorate further and
become a blight within this area of the town centre.
5.14

External alterations
5.15 A number of minor alterations are to be made externally, though they have little effect
on the general character of the building. These include blocking up a redundant display
window to the rear of the side elevation with a smooth render painted finish similar to the
existing section it sits alongside. This is a secondary elevation and has no impact on the
streetscene.
5.16 A small glazed section immediately on the corner was also proposed to be blocked up.
However, it is considered important to retain the glazing in order to maintain an active
frontage of the building. Amended plans have been submitted accordingly, showing the
retention of the glazed corner.

Other minor changes are proposed to the rear elevation to fit a roller shutter door for
bin storage and form a new enclosure at 2nd storey level to allow for a new internal escape
stair. The roller door does not require a perforated/slatted design due to its location to the
rear and it serving a bin store.
5.17

Page 109 of 134

PLANNING COMMITTEE
20th December 2016
6. CONCLUSION
The proposed community hub which provides a cafe, professional services, training
facilities and business offices is considered contrary to Saved Policy C6 as it does not
provide a predominantly retail use within an area specifically identified for such retailing.
However, the facility would provide a service in a centralised hub, for which a need has
been identified, bringing together a network of support streams for those members of the
community they support. The NPPF does require provision to be made for such
community uses.
6.1

6.2 When marketed for over 12 months, no firm retail interest was expressed in a building
which has been appraised to have significant structural issues, and is not conducive to
modern retail needs. Funding has been secured for an alternative use which will go
towards renovating the building, and securing its future. Whilst it would be contrary to a
saved policy still considered to have weight, the specific circumstances of the location,
building and interest showed combine to suggest other material considerations exist to
override policy, and prevent a vacant, deteriorating building remaining which makes no
contribution at all to the town centre.

RECOMMENDATION:
That planning permission is GRANTED subject to the standard duration limit and the
following conditions:
2) The development must be carried out in accordance with the plans (drawing numbers
6127 01A, 02A, 03A, 04A, 06A, 07C, 08A, 09A, 10B, 11B & 12A) hereby approved as
submitted with the application form dated 18.10.16 (description amended on 09.11.16).
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3) The mixed use community hub hereby approved shall not be occupied until the café
area shown on the plan, annotated as ‘Coffee Shop’ and ‘Internet Bar,’ attached hereto
has been laid out in accordance with the approved drawings and is operational, and that
area shall not thereafter be used for any other purpose except as a café.
Reason
To ensure the café is provided and retained within the building due to the importance of
maintaining a retail function within the building to support the wider town centre.
4) Emissions from any proposed or future cooking processes must be extracted through a
properly designed and constructed exhaust ventilation system, adequately filtered and
discharged at sufficient height and velocity to prevent cooking odours being observed at
any neighbouring properties. The exhaust gas flow must not be restricted by any plate,
cowl or similar structure at the outlet which might affect dispersion. Details of the system
must be submitted to and approved in writing by the Planning Authority prior to the
commencement of the use hereby permitted. The minimum details required are;
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Location, design and appearance of external flues
A schematic of the proposed ducting showing the location of all components
(fans, filters, silencers, etc)
The noise levels generated by the fan in decibels (dB) at a specified distance
eg @5m, @10m
Details of the means of mounting the ducting to the structure including details
of all anti-vibration measures proposed

The approved system must thereafter be retained as approved unless the Planning
Authority gives prior written approval to any variations and operated and maintained in
accordance with the manufacturer's instructions.
Reason
In the interests of the amenities of the surrounding area, including occupants of
neighbouring properties, by minimising the potential for the discharging of cooking odours.
5) Noise from the development must not exceed Noise Rating Curve NR 30 in daytime
hours (0700 - 2300) and NR 25 in night time hours (2300 - 0700) in any noise sensitive
property.
Reason
In order to minimise the potential for noise pollution and thereby conform to Saved policy
D58 of the Barrow Local Plan 1996-2006.
6) Noise from the development, including noise from the extraction equipment required in
the above condition, must not cause the existing background noise level (measured as the
LA90(10 minutes) to be exceeded at any neighbouring noise sensitive locations. Any tonal
noise produced by the development would result in a 5dB addition to the particular noise
level (Definition in: Appendix E “Noise Procedure Specification, Publication 140”, The
Engineering Equipment and Materials User Association). [Note: the noise is measured
3.5m from any reflective surface, other than the ground, at a height of between 1.2 and
1.5m.]
Reason
In order to minimise the potential for noise pollution and thereby conform to Saved policy
D58 of the Barrow Local Plan 1996-2006.
7) The roller door on the rear elevation must incorporate a manufacturer-applied colour,
the details of which must be submitted to and approved in writing, by the Planning
Authority prior to installation. The development shall be carried out in accordance with the
approved details and thereafter retained unless the Planning Authority gives prior written
consent to any variation.
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Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0781

HB Villages Developments
Limited

Peter Brett Associates

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Risedale

Charles Wilton
01229 876553

21/10/2016
STATUTORY DATE:
19/12/2016

LOCATION:
St Lukes Church, Roose Road, Barrow-in-Furness
PROPOSAL:
Application for approval of details reserved by condition No. 5 (material Schedule), No.
9 (Drainage report, detailed drainage design and soakaway testing report), No. 11
(Phase 1 report) and No. 12,13, 15 (Phase 2 report) of permission B07/2016/0359
(Demolition of existing church and erection of two storey residential building
comprising of 16 self contained one bedroom specialised supported living
apartments, and an additional single storey building containing two self contained
specialised living dwellings, together with open space and car parking)
SAVED LOCAL PLAN
POLICIES:
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.
SUMMARY OF MAIN ISSUES:
The applicant has produced an acceptable drainage scheme having regard to the
hierarchy of drainage options. The County’s objection and the applicant’s response are
considered below.
NON MATERIAL CONSIDERATIONS:
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REPRESENTATIONS:
Statement from the Applicant’s engineer (DW Consulting Engineers dated 16/11/16)
“We refer to recent correspondence regarding the drainage scheme at St Luke's Avenue
and in particular the methodology in respect of the design conclusions reached.
We have followed a logical approach to the design and examined the various options
available to drain the scheme and comply with the Local Authority planning
conditions.
The contents of the Clancy Consulting report details the nature of the ground and the
soakaway testing that was carried out on site. The results of this report concluded that
due to the heavy clay material present that the site is unsuitable for the preferred
option of infiltration and their testing indicated almost zero permeability.
As a result of the Clancy report we have examined what other surface water
discharge options are available i.e. discharge into Watercourses, Surface Water
Sewer and the potential application of additional SuDS components.
1) Watercourses and Surface Water sewers were discounted due to there being
none in the vicinity of the site.
2) Rainwater Harvesting -We examined the overall benefit of rainwater harvesting
on the scheme and propose to include a system of rainwater harvesting via water
butts which will reduce the volume of water entering the sewer system with water
from the butts being re-used on the communal gardens.
3) Green Roofs- Green roofs although not a requirement for planning consent
were considered, but the design of the scheme is not suitable for this system, and
once the roof becomes saturated any further reduction in water run-off is negated,
with rainwater being distributed via the gutters etc. into the main drainage system,
and on this basis we discounted this option.
4) Permeable Surfacing- We have used this on several schemes previously and
looked closely at the merits of using the system on this scheme. However, for this to
be effective, land drainage in the subgrade would be required, which would then be
linked in to the surface water drainage resulting in the same volume of water leaving
the site.
5) Swales- We have examined the potential for the incorporation of a Swale into
the scheme but this was discounted due to the size of the scheme which precludes
the use, and also the volume of water leaving the site due to the lack of ground
infiltration would be of similar quantity.
6) Channels and Rills- Due to the nature of the scheme these were considered
but discounted as being ineffective in this situation.
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7) Filter Drain- We appreciated the potential benefits of filter drains but due to the
impermeable nature of the ground, the use of filter drains was discounted on the
basis that the volume of water leaving site would not be diminished.
8) Filter Strips- As for the Filter Drain the impermeable nature of the ground
led this to being discounted.
9) Bio retention Area -We examined the potential of a Bio retention Area but due to
the size of the scheme there is no suitable location for this to be incorporated, and
the lack of infiltration will result in the volume of water leaving site being of similar
quantity
10) Rain Gardens- This was examined but discounted for the same reason as the
Bio retention area.
11) Detention Basins I Infiltration Basins -faced with the site constraints on the
scheme, these options were discounted due to lack of space and the highlighted
infiltration issues within the Clancy report.
12) Ponds I Wetlands -we have adopted this as a solution on other schemes but due
to the constraints of this site and the highlighted infiltration issues within the Clancy
report this option was discounted.
Upon review of all of the options available on this scheme it is clear, that due to the
compact nature of the site, combined with the heavy clay material below ground, and
the resultant lack of infiltration, that the scheme as submitted where the design achieves
a maximum flow rate of 5 Litres per second into the combined sewer accords with the
planning consent.
We also attach with this letter copies of topographical surveys of the site which detail
the existing site and proposed scheme with buildings/hardstanding/road areas
indicated.
The area of the buildings and hardstandings on the original site is 1623m2 , the new
site is 1392m2 which is a reduction of 14% to the drained area. The existing site
surface water all drained to the outlet in St Luke's Avenue and we would conclude that
the total amount of surface water leaving site via the proposed design is considerably
reduced along with the maximum flow also being restricted.
We hope that the above rationale explains our conclusions in regard to the proposed
drainage solution but in the event of any further clarifications please contact us. “
CONSULTATIONS:
Cumbria County Council Highways/Lead Local Flood Authority 17/11/2016
No. 5 (material Schedule)
No comment.
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No. 9 (Drainage report, detailed drainage design and soakaway testing report)
We recommend that this condition is not discharged until the following issues are
addressed.
It is accepted that infiltration is not feasible for this development and the only reasonable
alternative discharge destination is a combined sewer.
There are a wide range of non infiltration SuDS which should still be integrated with the
layout as part of a management train. We recommend that all of the following SuDS
components are investigated for their applicability to the site (only two would be ruled out
because of lack of infiltration potential).
Rainwater harvesting
Green Roofs
Permeable Surfacing
Infiltration
Swales
Channels and Rills
Filter Drain
Filter Strips
Bioretention area
Rain gardens
Inlets and Outlets
Detention Basins
Infiltration Basins
Ponds
Wetlands
We request information that will allow us to verify that the drainage design is compliant
with each of the Non-statutory technical standards for sustainable drainage systems. This
will include reference to key design assumptions such as impermeable area; design
rainfall; dimensions, void ratios, flow controls for storage components. Is there a need for
check dams where the site is not level?
A maintenance plan/manual should be provided describing the actions necessary to
maintain the system for the lifetime of the development and providing a commitment as to
who will undertake these actions. Alternatively evidence should be provided that a
statutory undertaker will be taking on this commitment.
No. 11 (Phase 1 report) and No. 12,13, 15 (Phase 2 report)
No comment.”
Cumbria County Council 07/12/16
5 (material Schedule)
No comment.
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9 (Drainage report, detailed drainage design and soakaway testing report)
This condition should not be discharged. We objected to the full planning application
because it had not given priority to the use of sustainable drainage systems (SuDS) as per
the requirements of NPPF paragraph 103. Instead of refusal, a pre commencement
condition was set. We do not recommend full planning consent be awarded prior to a
drainage strategy having been agreed as this is contrary to NPPF paragraph 103. Now
this application is at discharge of conditions stage and the proposal still does not provide
the benefits of sustainable drainage systems as required in NPPF paragraph 103 and
described in Planning Practice Guidance Paragraph: 051Reference ID: 7-051-20150323
“Sustainable drainage systems are designed to control surface water run off close to
where it falls and mimic natural drainage as closely as possible. They provide
opportunities to:
• reduce the causes and impacts of flooding;
• remove pollutants from urban run-off at source;
• combine water management with green space with benefits for amenity, recreation
and wildlife.”
The reasons given for discounting SuDS components by the applicant are mostly by
reference to rates and volumes of runoff without regard for the wider benefits of SuDS as
described in national Planning Practice Guidance. Even when only considering rates and
volumes of runoff the reasons given are erroneous in many cases, for instance permeable
surfacing would have to be linked to the drainage system but a benefit for flood risk is
achieved by restricting the discharge rate and storing the difference. We recommend that
the full range of SuDS components are investigated for their applicability to the site and
that the drainage proposal is revised to provide the benefits listed in Planning Practice
Guidance.
5l/s is not in accordance with the Non-statutory technical standards for sustainable
drainage systems. We have not been able to confirm whether the applicant has reached
either standard as design rainfall has not been provided.
No maintenance plan/manual has been provided.
11 (Phase 1 report) and No. 12,13, 15 (Phase 2 report)
No comment.
Environmental Health
“Thank you for your consultation on the above application.
I have reviewed the Geo- environmental Investigation and Risk Assessment prepared by
LK Consult Ltd, (Ref No: LKC151340R1, Dated: 20th October 2016 and can comment
further on the application to discharge the conditions.
The report has detailed potential pollutant linkages which need further remediation in the
form of a cover system. This has been suggested in section 7 of the report and highlights
the need to further test imported soil which may be brought to site.
There are a few hotspots of known pollutants but I believe the remediation strategy does
account for these and the cover system is adequate to protect future end users assuming
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the recommended depth of cover is in excess of 600mm in none hard standing areas.
This will need to be verified and reported to the local authority as per condition.
With the submission of the above information, I am able to recommend that
conditions 11, 12, & 15 are discharged accordingly. But I cannot advise that
condition 13 is discharged as there is a requirement for the submission of a
‘verification report’ which can only be done once the houses are built.
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
OFFICERS REPORT:
1. SITE AND LOCALITY
1.1

Site of the former St Luke’s Church, Roose Road.
2. PROPOSAL DETAILS

This application seeks approval of details reserved for later approval by conditions
attached to planning permission 2016/0359. This permitted the erection of a block of 16
supported living apartments and an additional single storey building accommodating a
further two.
2.1

2.2 Most of the conditions were straightforward and have been approved already by the
Planning Manager under delegated authority. However one condition (no 9) must be
reported to planning committee due to an objection from the County as Lead local Flood
Authority.

3. RELEVANT HISTORY
2016/0359 Erection of a block of 16 supported living apartments and an additional
single storey building accommodating a further two.
3.1

4. RELEVANT POLICIES AND GUIDANCE
4.1 F5 Requires a separate system of drainage and water recycling measures including
water meters and water butts

5. PLANNING ISSUES
5.1

Condition 9 stated as follows:
“Prior to the commencement of any development with the exception of demolition, a
surface water drainage scheme, based on the hierarchy of drainage options in the
National Planning Practice Guidance with evidence of an assessment of the site
conditions shall be submitted to and approved in writing by the Local Planning
Authority. This shall show a separate system of drainage at least within the
application site.
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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. In the event of surface water draining
to the public surface water sewer, the pass forward flow rate to the public surface
water sewer must be restricted to maximum 5 l/s for any storm event”.
5.2 The submitted details show a separate system of drainage within the site including
attenuation to achieve a flow rate not exceeding 5l/s. The County as LLFA have objected
with the reasons provided above under consultations section. While accepting that the
buildings can not be drained to soakaways (due to the low permeability of the ground) the
LLFA consider that attention should still be given to a range of SUDs options. The
applicant’s engineer has responded to this explaining why, with the exception of water
butts, the measures are unsuitable.

Further to this statement amended plans have been received (30/11/16)proposing a
permeable surfacing to the 16 parking spaces and turn round area.
5.3

6. CONCLUSION
6.1 I am satisfied that the applicant has demonstrated that he has considered a range of
SUDs options and has incorporated suitable measures within the scheme. The
requirements of a separate system within the site and maximum flow rates have been met
and approval accords with saved policy F5. The County as LLFA has been re consulted
and if their objection is lifted prior to your meeting this matter will have been determined
under delegated powers.

RECOMMENDATION:
That the following details are approved for the purposes of condition 9
Drainage Philosophy : DW Consulting DW1232
External works construction details ref DW1232 C EX01 Rev A
Drainage Layout
ref DW1232 C DR01 Rev B
Soakaway Testing Report [Clancy Consulting dated 13/10/2016]
Details of water butts ref (awaited)
Details of flow restrictor
ref DW1232 C DR03
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20th December 2016
PLAN NUMBER:

APPLICANT:

AGENT:

2016/0490

Ms K Brewer
South Lakes Safari Zoo

WARD/PARISH:

CASE OFFICER:

Mr Jason Kennedy
Townscape: Chartered Town
Planning
DATE RECEIVED:

Dalton North Dalton and
Newton Parish Council

Barry Jesson
01229 876323

24/06/2016
STATUTORY DATE:
22/09/2016

LOCATION:
South Lakes Safari Zoo, Broughton Road Dalton-in-Furness
PROPOSAL:
Advertisement Consent to display 5 non iluminated site entrance and road approach
signs. (retrospective)
SAVED LOCAL PLAN
POLICIES:
Policy D37
In non-urban areas adverts will only be permitted if they relate to premises on which they
are located unless:
a)
b)
c)
d)

There is no nearer location on a public road;
The sign advertises businesses in a nearby community and is of a design approved
by the council;
There is evidence of an overriding need; and
They are in scale with the premises being advertised and of a size, colouring
and position that does not intrude on the setting.

SUMMARY OF MAIN ISSUES:
The impact of the proposed / retrospective signs on the visual amenity of the area.
NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
The Occupiers of nos. 1, 3 & 4 Melton Terrace , Melton House, Melton Terrace all
informed.
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Residents of Melton Terrace (19/08/16) Petition 5 Names
“We the residents of Melton Terrace STRONGLY OBJECT to the above proposal.
The signs are located at the entrance of the zoo are so large they significantly dominate
the rural aspect of what is a Rural Country Lane they are significantly obtrusive, are
unnecessary, and they are not in keeping with the rural location, they create a Significant
Adverse Impact in open countryside, they also dominate the skyline.
The purpose of the banking along the country lane the U6097 was to provide screening of
the zoo in a rural location, these signs tower well above the banking and are intimidating
by their size. The banking was also to provide screening at the rear of the properties of
Melton Terrace yet the signs are clearly visible from the rear of number 1.”
CONSULTATIONS:
Cumbria Highways 07/09/16
“The Highways Authority has no objection to the proposal”

OFFICERS REPORT:
1.

SITE AND LOCALITY

The application relates to the site entrance on Melton Terrace. The approach from the
A590T passes a short terrace/cluster of residential properties, followed by the perimeter of
the zoo which features a wooden boundary fence enclosing the car park. Beyond the
extent of the immediate zoo entrance/site, the wider area is characterised by agricultural
fields giving a strong rural character. As such, the site falls within an area of special
control for advertisements.

1.1

2. PROPOSAL DETAILS
2.1 Advertisement Consent to display 5 non illuminated site entrance and road approach
signs (retrospective).

3. RELEVANT HISTORY
2010/0712 - Extension to Wild Animal Park, incorporating remodelling of A590/Melton
Brow (U6097) junction, with new access/egress for Melton Brow to visitor’s car and coach
park, entrance buildings, earthworks, landscaping and perimeter fencing. Approved at
appeal.
3.1

4. RELEVANT POLICIES AND GUIDANCE
4.1 Saved Policy D37 relates to signs in non-urban areas, requiring them to be of a scale
and position reflective of the setting.
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NPPF 67
4.2 Poorly placed advertisements can have a negative impact on the appearance of the
built and natural environment. Control over outdoor advertisements should be efficient,
effective and simple in concept and operation. Only those advertisements which will
clearly have an appreciable impact on a building or on their surroundings should be
subject to the local planning authority’s detailed assessment. Advertisements should be
subject to control only in the interests of amenity and public safety, taking account of
cumulative impacts.

5. PLANNING ISSUES
5.1 The application relates to a number of different signs, some of which have already
been erected. The primary adverts forming the application are those on the approach to
the zoo entrance on Melton Terrace. However, the submitted application is very poor in
quality, with conflicting locations of the proposed signs and limited information on the
application form. Despite contact being made with the agent, and an initial extension of
time being agreed, no further clarity has been provided. As such the application remains
outstanding, so the proposal will be considered as submitted. I will treat each advert in
turn.

Entrance signs
Two tall signs of timber construction either side of the entrance (already in place)
provide a visual indicator to visitors of the site entrance, which is of importance to prevent
the turning being missed and a subsequent manoeuvre in the highway. Whilst tall, they
are not excessive and when viewed in context along Melton Terrace they appear lower
and proportionate against a backdrop of not only the wildlife park structures, but also
telegraph/electricity poles and street lighting. As such, I do not consider them to cause
significant harm to the rural setting as stated in the received petition, and they do not
dominate the skyline given other structures exceed these signs in height. They are not
illuminated and therefore raise no safety or local amenity concerns in this regard.

5.2

Approach lettering sign
5.3 Whilst not specified individually on the application form, reference is made to road
approach signs in the proposed advertisement description. The drawing details the
lettering which adorns the wooden fence enclosing the site along the Melton Terrace
boundary. The text reads ‘The Adventure Starts Here’ and features black/dark lettering of
500mm in height, extending approximately 15m in length. The minimal height and dark
colouring, set against a landscaped backdrop, are not considered to raise any safety or
amenity issues, particularly as they are not illuminated. The design is befitting of the
character of the park, and small scale to prevent concern that it amounts to an over
proliferation of signage.
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Approach banner signs
5.4 The confusion arises with regard to the banner signs which take the form of a central
pole, with canvas banners either side. The application form does not detail the signs,
though the elevation drawing does provide sizes. These are approximately 4m in height,
and shown sitting behind the sign detailed above (‘The Adventure Starts Here’). However,
a location plan shows the three signs as being located within the car park, not in the
position shown on the elevation graphic. When visiting the site, the banner signs are
indeed within the car park, though four have been installed, not three. There are only
limited views of these signs from outside the park, so it is possible the signs are exempt
from control being within enclosed land. Even if not benefitting from this exemption, it is
my opinion that the location further into the site raises no issue, and it would not be
expedient to prosecute due to the lack of consent.

That said, the elevation plan shows them sitting alongside the road, so it could be that
they propose three additional signs. However, in this position they are much more
prominent, and in addition to the two tall entrance signs, I consider that if approved and
located in this position, they would be considered excessive and unacceptably reduce the
visual amenity of the area as they would provide a cluttered appearance in what is a rural
area. In line with the NPPF policy these three signs will have an appreciable impact on
their surroundings and should be refused.
5.5

6. CONCLUSION
6.1 A split decision should be issued to approve the acceptable signs and refuse the
unacceptable, despite the limited detail submitted. Despite objections, the lettering and
entrance signs recommended for approval are considered to achieve an acceptable
design with minimal impact on the surroundings. The three proposed banner signs along
the site boundary are however considered to have an appreciable impact on the
surroundings and should be refused.

RECOMMENDATION:
I recommend that;
a) With regard to the ‘car park entrance signs’ and ‘The Adventure Starts Here’ fence
lettering, I recommend that advertisement consent is GRANTED subject to the
following conditions.
1) With respect to the two entrance signs (‘Car park entrance signage’) and the fence
lettering (‘The Adventure Starts Here’) only, the development must be carried out in
accordance with the plan (drawing ref ‘Road Approach & Car Park Entrance Signage)
hereby approved as submitted with the application form dated 24.06.16.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
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2) All advertisements displayed and any land used for the display of advertisements, shall
be maintained in a clean and tidy condition to the reasonable satisfaction of the Planning
Authority.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
3) Any hoarding or similar structure or any sign, placard, board or device erected or used
principally for the purpose of displaying advertisements shall be maintained in a safe
condition to the reasonable satisfaction of the Planning Authority.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
4) Where any advertisement is required under the Regulations to be removed, the
removal thereof shall be carried out to the reasonable satisfaction of the Planning
Authority.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
5) No advertisement is to be displayed without the permission of the owner of the site or
any other person with an interest in the site entitled to grant permission.
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
6) No advertisement shall be sited or displayed so as to obscure, or hinder the ready
interpretation of, any road traffic sign, railway signal or aid to navigation by water or air, or
so as otherwise to render hazardous the use of any highway, railway, waterway (including
any coastal waters) or aerodrome (civil or military).
Reason
Required to be imposed pursuant to Regulation 2 and Schedule 1 of the Town and
Country Planning (Control of Advertisements) (England) Regulations, 2007.
b) With regard to the three Road Approach banner signs; that advertisement consent
be REFUSED for the following reason.
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1) The three banner signs on the road approach proposed at the boundary with
Melton Terrace are considered excessive in number and are considered to
unacceptably reduce the visual amenity of the area as they would provide a
cluttered appearance in a rural area. The NPPF requires the local planning
authority’s detailed assessment for advertisements which will have an appreciable
impact on their surroundings; following this assessment it has been concluded for
the reasons above that the signs proposed are not acceptable and are contrary to
Saved Policy D37 of the Barrow in Furness Local Plan Review 1996-2006.
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Road Approach

Road Approach

1.2m high wooden fencing , post every
2m
500mm high text

3 banner type signs size 1.7 m high by
1m wide mounted onto 4.8 metre
poles 1 metre below the ground
(concreted in)

Car park entrance signage
4.8 metre poles 1 metre below the
ground (concreted in)
sign size 3m high by 1.5m wide 2 off
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2016/0682

5 Piel Island Cottages,
Piel Island, Barrow

Alterations and refurbishment of listed
building including erection of single storey
rear extension, raised deck, erection of
detached outbuilding, replacement of uPVC
windows to rear elevation with timber sliding
sash windows and new timber back door,
alterations to existing internal staircase, reroofing of rear elevation, replacement gutters
and downpipes. Repairs and renovation of
existing timber sliding sash windows and
fascia boards on the front elevation and
minor internal repairs

28

2016/0693

5 Piel Island Cottages,
Piel Island, Barrow

Erection of single storey rear extension,
raised deck and erection of detached
outbuilding.

50

2016/0786

5 Croft Gardens, Dalton

Erection of a two storey rear extension and
single storey mono pitched extension.

62

2016/0826

5 Teasdale Road,
Barrow

Proposed single storey side and rear
extension.

70

2016/0832

9 Schoolwaters, Newton
Road, Dalton.

Proposed ground floor extension comprising
wet-room and small bedroom.

83

2016/0533

Parkhouse Farm,
Parkhouse Road,
Barrow

Erection of a livestock building for overwintering cattle.

97

2016/0593

3 Manor Park, Barrow

Application for works to trees subject of Tree
Preservation Order 2008 No. 7 for the felling
of 1 Sycamore and 2 White Poplar.

103

2016/0772

20-24 Cavendish Street,
Barrow

Change of use from retail (A1) to a mixed use
community hub consisting of cafe,
professional services, training facilities and
business offices (Sui generis) (resubmission
of planning application B20/2016/0335).

119

2016/0781

St Lukes Church, Roose Application for approval of details reserved
Road, Barrow
by condition No. 5 (material Schedule), No. 9
(Drainage report, detailed drainage design
and soakaway testing report), No. 11 (Phase
1 report) and No. 12,13, 15 (Phase 2 report)
of permission B07/2016/0359 (Demolition of
existing church and erection of two storey
residential building comprising of 16 self
contained one bedroom specialised
supported living apartments, and an
additional single storey building containing
two self contained specialised living
dwellings, together with open space and car
parking).
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2016/0490

South Lakes Safari Zoo,
Broughton Road,Dalton.

Advertisement Consent to display 5 non
iluminated site entrance and road approach
signs. (restrospective).

