DEVELOPMENT SERVICES

PLANNING COMMITTEE
13th June 2017
DEFERRED BOOKLET
PLANNING APPLICATION FOR DECISION
Deferred from 23rd May 2017
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 in 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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B31/2017/0147
Application Number : B31/2017/0147

Date Valid : 21/02/2017

Address : South Lakes Safari Zoo
Melton Terrace Lindal-in-Furness
Cumbria LA12 0LU

Case Officer : Jason Hipkiss

Proposal : Non material amendment following grant of planning application
B12/2010/0712 to regularise the development as built comprising revised position
for visitor centre, a larger store building within delivery yard, and revised positions
of the Africa House and the childrens play barn (amended description)
Ward : Dalton North Ward

Parish : Dalton Town with Newton
Parish Council

Applicant : Ms Karen Brewer South
Lakes Safari Zoo South Lakes Safari
Zoo Melton Terrace Lindal-in-Furness

Agent : Mr Jason Kennedy Townscape
- Chartered Town Planning Silverdale
Carnforth

Statutory Date : 21/03/2017

Recommendation : Granted

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - Policy D13
Proposals for developments or land use changes which adversely affect, direct
or indirectly, the integrity of wildlife and landscape features such as hedgerows,
ponds, woodland or continuity of the Wildlife Corridors will only be approved if
the development cannot be accommodated elsewhere and the need for the
development clearly outweighs the need to retain that particular section of the
wildlife network. Where the development will result in the loss of trees or
woodland or other wildlife features, the Authority will require the developer to
submit a detailed landscaping scheme with the planning application, which must
be completed as part of the development, and which must provide for the
replacement of trees or other wildlife features lost as a result of the
development.
Emerging Draft Local Plan Policies
Publication Draft Local Plan – July 2016 - Policy Emerging Policy DS5 Design
New development must be of a high quality design, which will support the
creation of attractive, vibrant places. Designs will be specific to the site and
planning applications must demonstrate a clear process that analyses and
responds to the characteristics of the site and its context, taking into account
the Council’s Green Infrastructure Strategy. Proposals must demonstrate clearly
how they:
a) Integrate with and where possible conserve and enhance the character of
the adjoining natural environment;
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b) Conserve and enhance the historic environment, including heritage assets
and their setting;
c) Make the most effective and efficient use of the site and any existing
buildings upon it;
d) Create clearly distinguishable, well defined and designed public and private
spaces that are attractive, accessible, coherent and safe and provide a
stimulating environment;
e) Allow permeability and ease of movement within the site and with
surrounding areas, placing the needs of pedestrians, cyclists and public
transport above those of the motorist, depending on the nature and function of
the uses proposed;
f) Create a place that is easy to find your way around with routes defined by a
well-structured building layout;
g) Prioritise building and landscape form over parking and roads, so that
vehicular requirements do not dominate the sites appearance and character;
h) Exhibit design quality using design cues and materials appropriate to the
area, locally sourced wherever possible;
i) Respect the distinctive character of the local landscape, protecting and
incorporating key environmental assets of the area, including topography,
landmarks, views, trees, hedgerows, habitats and skylines. Where no
discernible or positive character exists, creating a meaningful hierarchy of
space that combines to create a sense of place;
j) Create layouts that are inclusive and promote health, well-being, community
cohesion and public safety;
k) Incorporate public art where this is appropriate to the project and where it
can contribute to design objectives;
l) Ensure that development is both accessible and usable by different age
groups and people with disabilities;
m) Integrate sustainable urban drainage systems of an appropriate form and
scale;
n) Mitigate against the impacts of climate change by the incorporation of
energy and water efficiency measures, the orientation of new buildings, and use
of recyclable materials in construction;
o) Ensuring that new development avoids creating nesting sites for gulls e.g.
through the provision of appropriate roof pitches;

Summary of Main Issues
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Following the granting of planning consent at Appeal in 2012 it has become apparent
that four buildings were not erected in accordance with the plans, principally in
relation to their location and size. External appearance is not affected. This
application seeks retrospective consent to retain the layout as built.
Non Material Considerations
Members will no doubt be aware of the ongoing issues relating to the licensing of the
zoo under that relevant legislation. Whilst the planning status of the zoo is a
consideration in the licensing process, this should not influence the committee in
your decision today. There has been a number of objections received which relate
to procedural issues overlapping with the licensing considerations. These relate
querying the validity of the application in light of the proposed change in the operator
of the facility, but Members will be aware that planning permission goes with the land
and not necessarily the owner or operator.
Response to Publicity and Consultations
List of Neighbour Responses
The Occupier, 1 Melton Terrace, Lindal-in-Furness
"We object to this application for the following reasons on the application form under
proposals reference is made to a larger train garage as far as we are aware plans have never
been submitted for this development and can not be dealt with as retrospective. Reference is
made to the storage building been slightly larger than granted existing planning. this building is
in fact twenty percent larger and in a different position than original plan, the building now
comes to within six inches of the perimeter fence, if an animal were to get onto the roof then
escape would be fairly easy, i noticed on the zoo inspectors report that vegetation growth had
to be cut back to a reasonable distance from this fence this then should apply to buildings It
has taken the zoo almost two years to apply for retrospective permission, this was brought to
council attention in September 2015 in December 2015 a letter was sent to the zoo giving
them twenty eight days to respond this they failed to do and the council failed to follow up,
further communications between ourselves and council have failed to elicit any response, in
fact the only thing that has brought this application about is the renewal of the zoo licence. this
cannot be attributed to David Gill as the person the council were dealing with was in fact Karen
Brewer. A condition was imposed regarding screen planting around the zoo which had to be
done within twelve months of beneficial occupation we are now entering the third year and
nothing has materialised. The council would appear to have had no control of this developer
and they have virtually been given a free reign to do as they want We would request that we
are allowed to speak at this meeting and you notify us when."

The Occupier : 2 London Road Lindal-in-Furness
"Please could I ask, if this original application is / was in the name of South Lakes
Wild Animal Park Broughton Road Dalton-in-Furness Cumbria LA15 8JR, B12/2012
, and in the Applicant Name David Gill.
Am I not correct in thinking that the latest amendment in the name of Karen Brewer,
ref non material amendment 2017/0147 , but still in the old company name of
South Lakes Safari Zoo Melton Terrace Lindal-in-Furness, which is now supposedly
on “lease” as C Z C L? How can this new application be applied for in the name of a
now nonexistent company name appertaining to the very same site / area? Surely if
this area is now in different lease ownership this would entail a totally new
application? Two different names cannot surely apply for exactly the same land and
buildings. If as we are told all of this land , area,
buildings are on lease right now,
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then why is South Lakes name used at all.
Also please could you explain why on the original and the new amendment
application, under the section 8 Can this be seen from a public road, public
footpath, bridleway, or other public land. The “NO “ box is ticked???
Of course all of this can be seen. In fact it can be all but touched from the public
roadside."
The Occupier : 2 Manor Way Tighnabruaich
"I object to this application and it is based on the following:
(1) Is Karen Brewer, acting on behalf of David Gill / South Lakes Safari Zoo; or Is
Karen Brewer acting on behalf of Cumbria Zoo?
(2) If Karen Brewer is acting for David Gill / South Lakes Safari Zoo, then she is no
longer an employee & If Karen Brewer is acting on behalf of Cumbria Zoo, then the
application is seen as being Null & Void.
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(3) Karen Brewer is not the sole owner as that belongs to David Gill, David Gill has
had his Zoo Licence refused and a Zoo Closure Notice placed upon it. Therefore,
the application for building as herein objected to is seen as being void.
(4) The paperwork and application has been completed and filed incorrectly and thus
makes the whole set process as being void."
Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Barrow Borough Council (Environmental Health Licensing)
Barrow Borough Council (Environmental Health)
List of Organisation Responses
Barrow Borough Council (Building Control)
"Building regulation approval required for the proposals."
Environmental Health (Licensing )
"No observation on the applications."

Officers Report
Site and Locality
South Lakes Wild Animal Park (SLWAP) initially occupied a 6.3ha site in a location
to the north east of Dalton in Furness immediately north of the A590 Dalton bypass.
In February 2012 consent was granted at Appeal for a 9.4ha extension on
agricultural land to the east and the north east as far as the U6097. There were
several elements to the extension, principally several new buildings and animal
enclosures. These included a new visitor reception/gift shop, the Africa House, a
storage building on the east side of the site, and a "Children's Farm". There were
also various ancillary and storage building indicated. The extended facility has been
subject to recent changes in administration which are currently the subject of a new
zoo license application.
Proposal Details
The application is for a Non Material Amendment following grant of planning
application B12/2010/0712 to regularise the development as built comprising of a
revised position for the visitor centre, a larger store building within the delivery yard,
and a larger train garage. It is important that the layout as built corresponds to the
approved documentation otherwise as stated in section 171 of the Act, it may
become immune from enforcement including non compliance with operational
conditions. The cut off is 4 years from "substantial completion".
Relevant History
B12/2010/0712 South Lakes Wild Animal Park Broughton Road Dalton-in-Furness
Extension to Wild Animal Park, incorporating remodelling of A590/Melton Brow
(U6097) junction, with new access/egress for Melton Brow to visitors car and coach
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park, entrance buildings, earthworks, landscaping and perimeter fencing.
B22/2016/0490 South Lakes Safari Zoo Broughton Road Dalton-in-Furness
Advertisement Consent to display 5 non illuminated site entrance and road approach
signs. (retrospective)
B28/2013/0073 South Lakes Wild Animal Park Broughton Road Dalton-in-Furness
Application for approval of details reserved by Condition No 5 of Appeal Decision
APP/W0910/A/11/2159288 Submission of structural details of the proposed
perimeter banking, including longitudinal and cross sections of Planning Application
B12/2010/071
B28/2014/0123 South Lakes Wild Animal Park Broughton Road Dalton-in-Furness
Minor material amendment to allow revised car park access and associated
changes to car park layout plan as referred to in condition 2 (retrospective) and
variation of conditions no 4 and 8 to allow use of identified parts of zoo extension in
advance of completion of highway works and the marshalling plan
B28/2015/0602 South Lakes Safari Zoo Broughton Road Dalton-in-Furness Part
approval of details reserved by condition no. 2 (Marshalling Plan) and condition no.
4 (Screen Fencing) for planning permission B28/2014/0123 (Minor amendment to
allow revised car park access and associated changes to car park layout plan)
BSS/2009/1534 South Lakes Wild Animal Park Broughton Road Dalton-in-Furness
Town and Country Planning Act (Environmental Impact Assessment) Regulations
1999 - Screening Opinion - Proposed park extension.
Key Planning Issues
As the principle of development has been established by the grant of consent, the
main issue is to assess whether or not the buildings, by virtue of amended size and
location, cause significant harm to the character and appearance of the area. They
are all essentially a portal framed steel sheeted agricultural building manufactured by
"Wareing & Son" although, in the case of the visitor building, it has been adapted
externally with a straw type roof over the cladding.
Visitor entrance/gift shop
As approved this sat on a north-south orientation some 20m from the car park at its
nearest point. As built this now sits on a SW-NE orientation parallel to the car park
boundary, but the floor area remains the same with maximum external dimensions of
70m x 28m. The applicant has indicated, in discussions, that this alteration was due
to the first excavations revealing a rocky outcrop on the approved footprint. As a
consequence of the change in the position of the building it was necessary to revise
the position and format of the visitor link to the car park.
Africa House
This was approved as a 50m x 30m building set with its gable ends on a north-south
orientation almost parallel with the visitor centre, and with the north gable set on the
boundary. As built it has been twisted on its axis so that it now has a SW-NE
position with the north facing corner some 13m from the boundary. The size remains
as approved.
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Storage building (work yard)
This was approved as a 25m x 12m portal frame building on a west-east orientation
hard against the northern site boundary with its east facing gable some 15m from
the boundary with the road. As built this position has moved so that it is now 1m
from the flank boundary, although the size remains the same.
Childrens Play Barn
This is another steel framed and sheeted agricultural storage type building, which
was approved as a 50m x 14m x 4m high structure. As constructed it has been built
slightly closer to the southern boundary with the neighbouring contractors site and
2m higher at just short of 6m to the ridge. There is a roller shutter door to each
gable.
Collectively these four buildings form a group of structures in the NE corner of the
Park complex. The key issue is whether or not in their amended positions, and in
terms of the Play Barn the increased height, make such a significant impact beyond
the approved scheme that it would have resulted in the Appeal inspector making a
different decision.
In my opinion they do not. The external materials remain as approved and the
changes in position and size, viewed collectively as part of the overall facility raise
no adverse visual issues beyond those considered by the Inspector to be
acceptable in 2012. In his report the inspector stated; " The most visible part of the
site to the passing public would be the north-eastern corner, where a large animal
building and the proposed new entrance building would be located. However, they
would mainly be noticeable on the approach from the north along the U6087,
where the impact would be localised and not dissimilar to
that of agricultural buildings"
Conclusions
The facility has been subject to intense scrutiny by various authorities, the media
and the public primarily in relation to licensing aspects of its operational
management. This should not skew the manner in which this committee assesses
this application, which should be determined on material planning matters only.
The revised positions of the buildings and the 2m increase in the ridge height of the
Play Barn do not raise any significant impacts, either collectively or alone, that
would warrant refusal.
Conditions
Compliance with Approved Plans
Condition
The development hereby permitted shall be carried out in all respects in accordance
with the application dated as valid on 21/02/2017, and the hereby approved
documents defined by this permission as listed below, except where varied by a
condition attached to this consent.
Location Plan Ref; Figure 1 Rev 0
Layout Plan Ref SLZ 201 Rev 0
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Drawings Ref; P4392-01, P4398-01, P4206-01 Rev C,P4395-01.
Reason
In order to link the permission to the submitted application and as recommended by
the DCLG document ‘Greater Flexibility for Planning Permissions’.
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