DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION
11th July 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 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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B07/2015/0600
Application Number : B07/2015/0600

Date Valid : 13/10/2015

Address : Abbotsmead Primary School
(Site of) Friars Lane Barrow-in-Furness
Cumbria

Case Officer : Jason Hipkiss

Proposal : Erection of 18 houses in a mixture of detached, semi detached and
terraced form with new access onto Friars Lane.
Ward : Risedale Ward

Parish : N/A

Applicant : Mr John Cooper, JJC Skip
Hire Ltd - Park Road, Barrow-in-Furness

Agent : Mr M Gadsden, M & P Gadsden
Ltd, 20 Meetings Industrial Estate, Barrow
in Furness

Statutory Date : 12/01/2016

Recommendation : Approve with
conditions

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - 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.
Saved Local Plan 2001 - Policy E2
Highways proposed in housing developments must be designed and constructed to
adoptable standards.
Housing Chapter Alteration 2006 - Policy B3
Applications for residential development on unallocated sites will be permitted where they
accord with the sequential approach of the Structure Plan and also satisfy the following
criteria:
i) The site is located within the built up area of existing settlements or the development
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cordons identified in Policy B13; and
ii) The siting, scale, layout and design (in the materials and form of the buildings) of the
development is sensitive to the local environment, it promotes the principles of ‘Secure
by Design’ and adequate parking provision is made; and
iii) Adequate access arrangements can be provided, including servicing the site by the
public transport and by cycle routes; and
iv) The development is laid out in a way that maximises energy efficiency; and
v) The development will not result in the loss of land which has a recognised or
established nature conservation interest; and
vi) The development must not cause an undue increase in traffic passing through
existing residential areas such as to be detrimental to residential amenity or highway
safety; and
vii) Adequate water supplies, foul and surface water sewers and sewerage treatment
facilities exist or can be provided; and
viii) 'A risk-based approach will be adopted for development in or affecting flood risk
areas to minimise the risk of flooding associated with the site and the potential effect
development of the site might have elsewhere through increased run off or a reduction in
the capacity of flood plains. This shall be in accordance with the sequential
characterisation of flood risk set out in Table 1 of Planning Policy Guidance Note 25
'Development and Flood Risk; and
ix) Where contamination is suspected, a desk study is undertaken and if necessary a
site investigation is undertaken and remediation strategy submitted.
Housing Chapter Alteration 2006 - Policy B5
Within the urban boundaries of Barrow and Dalton applications for new dwellings or
conversions of existing buildings on suitable brownfield sites in residential areas or on the
peripheries thereof will be permitted provided the design, siting, layout and access
arrangements are satisfactory. This means that the development must also satisfy the
criteria of Policy B3. This Policy will also apply to land currently or last used for
employment purposes or with planning permission for employment use where the
proposal involves the provision of housing for which a specific need has been identified
and where the location is considered suitable by the Authority, or such housing is mixed
with employment uses, or the existing use is an un-neighbourly or non-conforming one by
reason of excessive traffic generation, noise or disturbance to local amenity.
Emerging Draft Local Plan Policies
Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to
ensure development is sustainable. The Council will work pro-actively with applicants to
find positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by taking
an integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider choice
of housing. This will enable the Local Plan’s Vision and Objectives to be met and to
secure development that simultaneously achieves economic, social and environmental
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gains for the Borough.
Planning applications that accord with the Development Plan will be approved without
delay, unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date
at the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise, taking into account whether:
a) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning Policy
Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be restricted.
Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development Plan
policies which may determine the suitability of particular sites, all proposals will be
required to meet all of the following criteria, where possible, taking into account the scale
of development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure designed and
integrated to enable accessibility by walking, cycling and public transport for main travel
purposes, particularly from areas of employment and retail, leisure and education
facilities;
b) Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
c) Ensuring access to necessary services, facilities and infrastructure and ensuring that
proposed development takes into account the capacity of existing or planned utilities
infrastructure;
d) Ensuring that the health, safety and environmental effects of noise, smell, dust, light,
vibration, fumes or other forms of pollution or nuisance arising from the proposed
development including from associated traffic are within acceptable levels;
e) Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic interest of
related landscapes, settlements, street scenes, buildings, open spaces, trees and other
environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
i) Ensuring that construction and demolition materials are re-used on the site if
possible;
j) Avoiding adverse impact on mineral extraction and agricultural production;
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k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they
must highlight how the development will contribute towards the achievement of the
objectives by alternative means.
Emerging Policy H2 - Distribution of Housing
In order to encourage sustainable growth in line with the development strategy set out in
Policy DS3, the following hierarchy and development of distribution will be used:
Sites have been identified which will deliver housing development concentrated in the
Principal Centre of Barrow (74%); followed by the Key Centre of Dalton (18%), the Local
Centre of Askam & Ireleth (6%) and Newton and Lindal (2%).
Housing development outside the settlements listed in this policy will require exceptional
justification. See policy H5.
Emerging Policy H7 - Housing Development on Windfall Sites
Applications for residential development on windfall sites (i.e. sites that are not allocated
in the Local Plan) will be permitted where they satisfy all of the following criteria:
a) The site is located within or adjoining an existing urban area or within a cordon village
identified in Policy H4;
b) Site planning, layout and servicing arrangements are developed comprehensively;
c) Buildings are well designed in terms of siting, grouping, scale, orientation, detailing,
external finishes, security and landscaping in response to the form, scale, character ,
environmental quality and appearance of the site and the surrounding area;
d) An acceptable standard of amenity is created for future residents of the property in
terms of sunlighting, daylighting, privacy, noise and ventilation;
e) The site is served by a satisfactory access that would not impact unduly on the highway
network;
f) The site has been designed to promote accessibility by walking, cycling and public
transport, as opposed to the private car;
g) The development is sustainable in its energy usage, environmental impact, drainage,
waste management, transport implications and is not at risk of flooding;
h) The capacity of the current and proposed infrastructure to serve the development is
adequate taking into account committed and planned housing development;
i) Where spare infrastructure capacity is not available, the site has the ability to provide for
the infrastructure requirements it generates, subject to criterion f);
j) Within rural settlements the applicant will be expected to demonstrate how the
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development will enhance or maintain the vitality of the rural community where the housing
is proposed;
k) Where the site is located on the edge of Barrow and Dalton, the applicant will be
required to demonstrate how the development integrates within existing landscape
features and is physically linked to the settlement and does not lead to an unacceptable
intrusion into the open countryside or would result in the visual or physical coalescence of
settlements;
l) The proposal will not harm the historic environment, heritage assets or their setting;
m) There would be no unacceptable effects on the amenities and living conditions of
surrounding properties from overlooking, loss of light, the overbearing nature of the
proposal or an unacceptable increase in on-street parking; and
n) The development must comply with Policy N3.
The site should make effective use of previously developed land where possible.
Summary of Main Issues
This application relates to the residential redevelopment of a brownfield urban site. It has
been delayed due to issues arising from the provision of sustainable drainage and
highway concerns regarding the layout.

Non Material Considerations
Impact upon availability of owners to park outside their house.
Development advertised on site and in the local press
The Occupiers nos. 1, 1C, 3A, 16, 18, 20, 22, 24, 26 Friars Lane, 1 & 3 Crozier Close, 1
& 2 Cloisters Avenue, nos. 34 -66 (even nos. only) Provincial Street, Buywrights
Provincial Street, 4 Bolton Street, Cambridge Primary School, all
informed.

Response to Publicity and Consultation
List of Neighbour Responses
The Occupier, 16 Friars Lane, Barrow-in-Furness
“Please note there are a some application forms with the incorrect address of Flass Lane
and not Friars Lane.”
The Occupier, 18 Friars Lane, Barrow-in-Furness
“Although I do not object to houses being built on this land I do however object to where
the entrance is going to be positioned. The entrance has been planned virtually opposite
mine and my neighbours drive. It is already incredibly difficult to park on our drive as there
is a traffic island right opposite our house. I have to park on our very difficult drive all the
time as I have nowhere to park outside my house on the road. This entrance is going to
be even more problematic than it already is for us to park on our drive.
I do not see what is wrong with where the entrance is now as it makes a crossroad with
Cloisters Avenue which I think is a much better position. I think the traffic island will also
make it a very difficult junction for people to come out of and turning right because of the
traffic island and I think this could cause some accidents if someone pulls out too quickly
and misjudges the turn. Also this development is right next door to the school and it is
already quite a difficult road to cross for children and I do not think their safety has been
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taken into consideration whatsoever.
Overall I think the plans are not right for this plot and further thought for safety and existing
residents should be made before this goes ahead.”
Environmental Health
“Thank you for your consultation on the above application.
I can confirm that I have read the ‘Preliminary Risk Assessment Report’ prepared by bEk
Enviro (Ref No: BE/14036/1, Dated Sep 2014), and I can now comment further on the
application.
The report identifies a few issues with regards to a historic ‘Lime Kiln’ & old school ‘Boiler
Room’, it also mentions asbestos used as part of the school fabric which has been
removed by contractors before demolition.
Based on this information, an intrusive investigation is warranted which should also
include testing for asbestos across the site within surface soils.
In the absence of an intrusive contamination assessment, I would recommend that
conditions are imposed on any Planning Consent granted, based on the following:
1.The Preliminary Investigation has identified potential unacceptable risks, a Field
Investigation and Risk Assessment, conducted in accordance with established
procedures (BS10175 (2011) Code of Practice for the Investigation of Potentially
Contaminated Sites and Model Procedures for the Management of Land Contamination
(CLR11)), shall be undertaken to determine the presence and degree of contamination
and must be undertaken by a suitably qualified contaminated land practitioner. The results
of the Field Investigation and Risk Assessment shall be submitted to and approved by
the Local Planning Authority before any development begins.
2.Where contamination is found which poses unacceptable risks, no development shall
take place until a detailed Remediation Scheme has been submitted to and approved in
writing by the Local Planning Authority. The scheme must include an appraisal of remedial
options and proposal of the preferred option(s), all works to be undertaken, proposed
remediation objectives, remediation criteria and a verification plan. The scheme must
ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use.
3.The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Local Planning Authority, prior to occupation
of the development.
4. In the event that contamination is found at any time when carrying out the approved
development, that was not previously identified, it must be reported immediately to the
Local Planning Authority. Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local Planning Authority,
remediation and verification schemes shall be submitted to and approved in writing by the
Local Planning Authority. These shall be implemented prior to occupation of the
development.
5.No soil material is to be imported to the site until it has been tested for contamination
and assessed for its suitability for the proposed development. A suitable methodology for
testing this material should be submitted to and approved by the Local Planning Authority
prior to the soils being imported onto site. The methodology should include the sampling
frequency, testing schedules, criteria against which the analytical results will be assessed
(as determined by the risk assessment) and source material information. The analysis
shall then be carried out as per the agreed methodology with verification of its completion
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submitted to and approved in writing by the Local Planning Authority.
If you would like further clarification on this matter, please don’t hesitate to contact me
further.”
United Utilities
With reference to the above planning application, United Utilities wishes to draw attention
to the following as a means to facilitate sustainable development within the region.
Drainage Comments
In accordance with the National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG), the site should be drained on a separate system
with foul water draining to the public sewer and surface water draining in the most
sustainable way.
The NPPG clearly outlines the hierarchy to be investigated by the developer when
considering a surface water drainage strategy. We would ask the developer to consider
the following drainage options in the following order of priority:
1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.
Drainage Conditions
United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:
Foul Water
Condition 1
Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.
Surface Water
Condition 2
Prior to the commencement of any development, a surface water drainage scheme,
based on the hierarchy of drainage options in the National Planning Practice Guidance
with evidence of an assessment of the site conditions (inclusive of how the scheme shall
be managed after completion) shall be submitted to and approved in writing by the Local
Planning Authority.
The surface water drainage scheme must be in accordance with the Non-Statutory
Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent
replacement national standards and unless otherwise agreed in writing by the Local
Planning Authority, no surface water shall discharge to the public sewerage system either
directly or indirectly.
The development shall be completed, maintained and managed in accordance with the
approved details.
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Reason: To promote sustainable development, secure proper drainage and to manage
the risk of flooding and pollution. This condition is imposed in light of policies within the
NPPF and NPPG.
The applicant can discuss further details of the site drainage proposals with Developer
Engineer, Josephine Wong, by email at wastewaterdeveloperservices@uuplc.co.uk. For
further information regarding Developer Services and Planning, please visit our website at
http://www.unitedutilities.com/builders-developers.aspx.
Justification for Pre-commencement condition
If a ‘Pre-commencement’ condition has been requested in this correspondence, please
consider the following information as justification of this request.
In accordance with the Town and Country Planning (Development Management
Procedure) (England) Order 2015 Part 6, we have been asked to provide written
justification for any pre-commencement condition we may have recommended to you in
respect of surface water disposal.
The purpose of the planning system is to help achieve sustainable development. This
includes securing the most sustainable approach to surface water disposal in accordance
with the surface water hierarchy.
It is important to explain that the volume arising from surface water flows can be many
times greater than the foul flows from the same development. As a result they have the
potential to use up a significant volume of capacity in our infrastructure. If we can avoid
and manage surface water flows entering the public sewer, we are able to significantly
manage the impact of development on wastewater infrastructure and, in accordance with
Paragraph 103 of the NPPF, minimise the risk of flooding. Managing the impact of
surface water on wastewater infrastructure is also more sustainable as it reduces the
pumping and treatment of unnecessary surface water and retains important capacity for
foul flows.
As our powers under the Water Industry Act are limited, it is important to ensure explicit
control over the approach to surface water disposal in any planning permission that you
may grant.
Our reasoning for recommending this as a pre-commencement condition is further
justifiable as drainage is an early activity in the construction process. It is in the interest of
all stakeholders to ensure the approach is agreed before development commences.
Water Comments
Each individual unit will require a separate metered supply at the applicant's expense and
all internal pipework must comply with current water supply (water fittings) regulations
1999.
The level of cover to the water mains and sewers must not be compromised either during
or after construction.
Should this planning application be approved, the applicant should contact United Utilities
on 03456 723 723 regarding connection to the water mains/public sewers.
Should this application be approved the applicant must contact our water fittings section
at Warrington North WwTW, Gatewarth Industrial Estate, off Liverpool Road, Sankey
Bridges, Warrington, WA5 1DS.
General comments
It is the applicant's responsibility to demonstrate the exact relationship between any
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United Utilities' assets and the proposed development. United Utilities offers a fully
supported mapping service and we recommend the applicant contact our Property
Searches Team on 03707 510101 to obtain maps of the site.
Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer
records, if a sewer is discovered during construction; please contact a Building Control
Body to discuss the matter further.”
CCC Emergency Planning
“This application falls outside of the Detailed Emergency Planning Area for BAE
Systems.”
Building Control
“Building regulation approval required - No comments”
Cumbria Highways
“The Highways Authority objects to this proposal because not enough car parking
provision has been provided and it has not been possible for us to assess the road
geometry.
Car parking
Car parking guidelines are that 2.5 spaces should be provided per three bedroomed
house. The preferred mix is that 2 spaces should be in the owners control and the rest
should be communal. There should be 1 visitor space for every 5 dwellings. Two spaces
have been provided within the control of each of the 18 dwellings but there should also be
12 communal spaces provided with one of these spaces suitable for a disabled person.
Without the provision of a designated areas for communal car parking these vehicles are
likely to park on the footway and carriageway creating a car dominated environment and
causing problems for pedestrians, cyclists, refuse vehicles and pantechnicons.
Road geometry
We have no in principal objection to the vast majority of items shown on Drawing No.
14019 (B)/02 Proposed Site Plan, but it does not contain a scale bar and it has been
impossible to assess key dimensions including the visibility at the access point (it should
be 2.4m x 90m), the carriageway and footway widths and kerb radii at various locations.
The turning head adjacent to plots 12-15 looks quite small and may not be suitable for a
pantechnicon to turn. It is not clear that the road layout for this development will be
adoptable by the Highway Authority or that the new access could be approved. It is
therefore not possible for this authority to come to a conclusion on the acceptability of the
access details. This leaves us no option but to recommend refusal until this element is
clarified.
Other design comments
The design could be improved if the road serving plots 1-4 and 9-18 was laid out as a
Shared Surface where the road alignment, surface finishes, and traffic calming measures
at intervals of approximately 40m, emphasise pedestrian priority and support a target
maximum road speed of 15mph.
Conclusion
This is a proposed residential development on a brownfield site within a residential area
with access to key services and good public transport links, as such we are happy with
the principle of this development. However there is an issue with car parking and we are
unable to assess key elements relevant to highway safety. We look forward to receiving
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the relevant information.
LEAD LOCAL FLOOD AUTHORITY
Objection is raised relating to drainage and flooding issues listed below:
No consideration of sustainable drainage has taken place. Sustainable Drainage
Systems, controlling surface water run off close to where it falls, removing pollutants from
urban run-off at source, and using surface components where possible, should be
provided unless demonstrated to be inappropriate. It is considered that principles of
sustainable drainage could be achieved on this site.
There is no context or explanation of any of the Drainage calculations that have been
provided. The applicant should explain how the Non-statutory technical standards for
sustainable drainage systems have been achieved.
It should be shown that if the capacity of the drainage system is exceeded, exceedance
routes ensure that buildings are not flooded and that flood risk is not increased
elsewhere.
Details of future maintenance and operation of the drainage system should be provided.
INTEGRATED TRANSPORT TEAM
Public Transport
The site is on the Stagecoach Service 3 route, which offers a 12 minute day time
frequency to the town centre. The route has peak journeys plus evening and Sunday
services.
Community Transport
As the development is situated within the urban boundary of Barrow-in-Furness, no
contribution to community transport is required.
Schools Transport
The County Council’s School Organisation Team has advised that this development is
likely to yield 4 primary aged children and 3 secondary aged children.
It is anticipated that there will be sufficient spaces available at Cambridge Primary School
for the 4 primary aged children, and at Furness Academy for the 3 secondary aged
children. Both schools are within the statutory walking limits, and there are no route safety
issues. No contribution to school transport is therefore required.”
Office for Nuclear Regulation
“ONR makes no comment on this proposed development as it does not lie within a
consultation zone around a GB nuclear site.”
Geoff Dowker Environmental Health
“With a development of this size, I would expect to see a Construction Management Plan
as per condition attached.”
Construction and Demolition Sites – Noise, Dust and Light Management.
It is essential to have effective noise and dust emission control measures in place for
every activity carried out on site, not only to protect the health and safety of the on-site
workforce, but also local residents and members of the public in the locality. In order to
successfully control demolition and construction activities, it is important to evaluate the
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risk from pollutants emitted from site. It is envisaged that this approach will bring
additional benefits, such as a reduction in the number of nuisance complaints; the majority
of which relate to dust and noise emitted from construction activities.
Applications for development proposals which, by virtue of the nature and/or scale are
considered by the Council to be likely to give rise to an adverse impact during
construction, demolition and/or generate construction waste, will be expected to be
accompanied by a Construction Management Method
Statement.
The method statement should cover all phases of the development and take account of
all contractors or sub-contractors and must be submitted for approval by the Local
Planning Authority, prior to the commencement of the development. Construction
management method statements will be expected to include the following:
Details of phasing of the construction work including a programme of work for the
demolition and construction phase;
A Traffic Management Plan to include all traffic associated with the development,
including site and staff traffic;
Procedures to monitor and mitigate noise and vibration from the construction and
demolition and to monitor any properties at risk of damage from vibration, as well as
taking into account noise from plant, machinery, vehicles and deliveries, with reference to
BS 5228 - Code of practice for noise and vibration control on construction and open
sites. All measurements should make reference to BS 7445 - Description and
measurement of environmental noise;
Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
A written procedure for dealing with complaints regarding the construction or demolition;
A site log book to record details and action taken in response to exceptional noisy
incidents or dust-causing episodes. It should also be used to record the results of routine
site inspections;
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the
generation of dust.”
Cumbria Highways
The Highways Authority requests further information regarding visibility for this proposal.
Car parking
We accept that no provision for visitor spaces is required given that this is an urban
development with easy access by public transport and from public car parks. Resident
car parking can also be reduced in such circumstances but as all the spaces are within
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the curtilage or under the direct control of the occupiers, a significantly higher level of
provision is necessary compared to a similar design where all the spaces are provided in
communal grouped parking. We maintain that vehicles are likely to park on the footway
and carriageway creating a car dominated environment and we consider that this is a poor
design that fails to take the opportunities available for improving the character and quality
of an area but we accept that this is not a reason to object on transport grounds.
Road geometry
As you are aware there has been a significant restructure at Cumbria County Council
including the movement of officers who have been involved in the pre application stage of
this proposal. We have no record of what has been agreed at the joint meeting. If
something other than 2.4m x 90m has been agreed please could the justification for this
be restated and please could the applicant confirm what visibility has been achieved?
The road geometry is generally allowable, the footway widths, kerb radii, and turning head
are acceptable, but it is of concern that the carriageway width when the drawing is
measured at a scale of 1:500 is less than 4.8m in many places including places where
the drawing is marked 4800. It is fine to reduce below 4.8m occasionally down to a
minimum of 4.1m but should not be less than 4.8m on direct access frontages (it is
narrower than this on much of the section serving plots 1-4) because of the need for
vehicles to manoeuvre in the road. This will be compounded by the likelihood of vehicles
parking on the footway. The frontage in question is very close to the required 4.8m width
and it is anticipated that a minor revision could resolve this issue
The Private Shared driveway is only 3m wide which will make it difficult for vehicles from
plots 16 and 17 to manoeuvre out of their driveways and risks conflict with vehicles
coming from plots 11, 12, and 18.
Other design comments
We accept the reasons given for not providing a Shared Surface Road.
Conclusion
This is a proposed residential development on a brownfield site within a residential area
with access to key services and good public transport links, as such we are happy with
the principle of this development. However we are unable to assess a key element
relevant to highway safety. We look forward to receiving the relevant information.
Cumbria County Council (LLFA)
We maintain our objection because further information is required for us to assess that
this site can be developed without increasing flood risk elsewhere.
ï‚· No evidence of third party agreement for discharge to their system has been supplied.
ï‚· The reasons given for choosing the ultimate drainage destination are accepted. We do
not accept that the shape of the site precludes the control of surface water run off close
to where it falls, this is a matter of design choice. The design chosen is a missed
opportunity which has failed to take the opportunities available to reduce the causes and
impacts of flooding, remove pollutants from urban run-off at source, and to combine water
management with green space with benefits for amenity, recreation and wildlife. A
sustainable design compliant with Paragraph 51 of the Planning Practice Guidance would
make the fullest possible use of all SuDS components suitable for the site.
ï‚· If the run-off rates presented in the Existing Run-off Rates and Proposed Run-off
Rates documents are correct then the development achieves significant benefit in
reducing run-off rates locally and we welcome it. These documents rely on an assumption
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that the greenfield area of the site will increase from an existing 340m2 to a proposed
1900m2 (approximately 50% of the site area). We are concerned that this assumption is
flawed as gardens and permeable landscaping do not appear to cover anywhere close to
50% of the site area based on any of the submitted plans. Please can the developer
provide a permeable areas plan so we can assess this claim.
ï‚· All drainage systems have a design limit and it should be shown that if the capacity of
the drainage system is exceeded, exceedance routes ensure that buildings are not
flooded and that flood risk is not increased elsewhere as per Non-statutory technical
standards for sustainable drainage systems S7 to S9.
ï‚· Details to show that clear arrangements in place for ongoing maintenance over the
lifetime of the development should be provided.
If you have any queries over this response, please do not hesitate to contact me. “
Cumbria County Council (LLFA)
“Thank you for the opportunity to provide your authority with Cumbria County Council’s
comments on this application.
The developer has provided further information and revisions which allows us to remove
some parts of our objection but there are still matters outstanding so overall we still
recommend refusal at this stage.
Firstly the issues that have been addressed satisfactorily.
ï‚· The applicant has provided information that 2.4 x 90m visibility can be achieved so we
can remove that part of our objection as long as any permission is conditioned
appropriately.
ï‚· The applicant confirms that they do not intend to reduce the adoptable road
carriageway width below 4.8m. For whatever reason the supplied drawings still do not
seem to agree with this confirmation of intent but it can now be ensured that any minor
amendment as may be necessary is secured under the adoption process as long as any
permission is conditioned appropriately.
ï‚· The permeable areas plan shows that all driveways and private roads will be permeably
surfaced. The greenfield area (counting these surfaces as greenfield) will be 2000m2. As
long as this is secured by condition then development will achieve a significant benefit in
reducing run-off rates locally.
ï‚· The developer has responded positively to issues that we commented on but did not
raise as an objection and we thank them for that.
The following issues have not yet been addressed satisfactorily but we would be happy to
change our recommendation once they are.
ï‚· No evidence of third party agreement for discharge to their system has been supplied.
The applicant refers to a future detailed design stage. This is a full planning application so
this is the full detailed design stage. Please see the guidance in section 2, and in
particular 2.14, of the NON STATUTORY TECHNICAL STANDARDS FOR
SUSTAINABLE DRAINAGE Practice guidance for the level of detail that should be
reasonably expected from the applicant at each stage of a planning application.
ï‚· Ministerial guidance makes clear that all major development - developments of 10
dwellings or more; or equivalent must ensure that sustainable drainage systems for the
management of run-off are put in place. SuDS deliver wider benefits than reduced flood
risk, removal of pollutants from urban run-off at source is one benefit listed in Planning
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Practice Guidance. Cumbria County Council has had no pre application involvement in
this application acting in its capacity as Lead Local Flood Authority, the first we became
aware of this was when presented with a fully formed scheme which has clearly not given
priority to the use of sustainable drainage systems as per the requirements of NPPF
paragraph 103. It would not be correct for a developer to avoid their obligations to
provide the benefits of SuDS to Barrow simply because they have ignored the legislation
and avoided the conversation before advancing their design to a late stage.
That said, the permeable surfaced driveways and private roads are a significant SuDS
element for a large proportion of the site, if the developer provides suitable design details
such as cross sectional detail for these surfaces and is able to provide some form of
SuDS components for the roofs and roads then we will be able to remove this part of our
objection.
ï‚· The green line on the drawing does not really show that exceedance flows have been
managed in exceedance routes that minimise the risks to people and property so far as is
reasonably practicable. There is some consideration of risk in the letter dated 13th May
2016 (ref: MG/CN14019) but all drainage designs can fail or be exceeded. Please can
the developer consider the location of properties and sensitive infrastructure and their
relation to the location of exceedance flood pathways on both sides of the topographic
drainage divide within the site.
ï‚· Without ongoing maintenance the drainage system will fail and flooding will occur. It is
important to secure future maintenance prior to awarding planning consent and we would
again refer to the guidance in section 2 of the NON STATUTORY TECHNICAL
STANDARDS FOR SUSTAINABLE DRAINAGE Practice guidance. The necessary
agreements with third parties should be secured and for elements of the system that will
remain private the developer should submit for planning approval a maintenance pack
which is to be provided to the homeowner outlining their responsibilities so that we can be
assured that clear arrangements are in place for this purpose.
If you have any queries over this response, please do not hesitate to contact me.”
Cumbria County Council (LLFA)
“Thank you for the opportunity to provide your authority with Cumbria County Council’s
comments on this application.
The developer has provided further information and if it were not for the obstacle of
providing the benefits of SuDS for the road then it might be considered appropriate to
attempt to resolve the other outstanding matters by condition (although this would not be
our preferred option). We have made some suggestions as to how the developer may
overcome this key objection.
The central issue is that the developer has ignored the NPPF by developing a layout
without giving priority to Sustainable Drainage. If the developer is able to provide the
benefits of Sustainable Drainage at this late stage in the design process but if the layout
is the barrier to providing Sustainable Drainage then the layout is not acceptable and we
object. As much as we are pleased that the developer has attempted to resolve our
concerns with an innovative solution, the problems it would cause would outweigh the
benefits. We do not think it would be correct for a developer to avoid their obligations
simply because they have ignored the legislation and avoided the conversation before
advancing their design to a late stage.
ï‚·Still no evidence of third party agreement for discharge to their system has been
supplied. It is recognised that United Utilities will not sign and seal the agreement until
completion but full planning consent should not be awarded until United Utilities have
issued an acceptance letter confirming that the design meets the required standards and
Page 15 of 160

could be covered under Section 104 agreement. All parties need to be assured that this
system is likely to be maintained for its lifetime before full planning permission is
awarded.
ï‚·Sustainable drainage components have now been added serving the roofs. These are
filter drains at the base of down-spouts. Proprietary Treatment Systems are also included
which are not traditionally considered as SuDS but do provide some benefits for water
quality.
A modified version of a filter drain has been proposed to serve the road in place of
standard road gullies. We thank the developer for taking heed of our concerns regarding
the lack of treatment from gully and pipe drainage systems and for developing an
imaginative solution which is to their credit. Unfortunately we could not accept this design
for adoption because although it would provide the water quality benefits we are seeking,
accepting untreated water as a point source into a filter drain would create an
unacceptable burden of maintenance for us.
This leaves the road without any form of SuDS treatment. Again, the developer has come
up with a layout without giving priority to the use of sustainable drainage systems as
required by the NPPF. The layout has no form of planning agreement so the reasons
given for not providing SuDS that are to do with the layout are not valid. The developer
must amend the layout to accommodate SuDS if no solution can be found. However, it
should not need to come to that, we had thought that some form of filter strip to channel
arrangement may be possible, we had asked the developer to consider channels and rills
and note this possible solution is absent from the SuDS Options and Discussion in
Appendix F. Failing that the solution is up to the developer but we might suggest that the
SuDS Manual lists some forms of pervious paving as suitable for even heavily trafficked
roads and this road will be lightly trafficked serving 18 houses. We are able to adopt
pervious surfaces on lightly trafficked roads providing the design and construction meets
relevant standards.. A Proprietary Treatment System was discussed at the meeting.
ï‚·Management of exceedance flows to minimise the risks to people and property so far
as is reasonably practicable is one of the SuDS standards but consistently proves to be a
very difficult concept to describe and get developers to understand. It should be the
simplest thing because it should come at virtually no cost for the developer. We are
simply asking the developer to look at where water would flow across the surface of the
entire site imagining that for some reason the drainage system was not able to function.
Then we are asking if there are any places where it would be beneficial to make a minor
intervention to the design such as dropping or raising a kerb. The developer has not done
this.
ï‚·We could accept the Householder Maintenance Schedule if it included remedial
actions. Householders need to be aware of this requirement. Until the nature of the SuDS
serving the road is known and United Utilities confirm the design could be covered under
a section 104 agreement it is difficult to remove this objection.
If you have any queries over this response, please do not hesitate to contact me.”
Cumbria County Council (LLFA) 8/05/17
"Thank you for the opportunity to provide your authority with Cumbria County Council’s
comments on this application.
The developer has provided further information and we can now recommend that this
application can be approved subject to conditions.
Evidence of third party agreement for discharge to their system has now been
supplied and we can remove this reason for objection.
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The road serving the development now receives treatment by sustainable
drainage in the form of a continuous filter drain. The whole of the development is
now proposed to be drained by a sustainable drainage system so we can remove
this reason for objection.
The exceedance route plan seems to be saying that no management of
exceedance flows is necessary and indeed nothing shown on the plan looks to be
at high risk. If this is the case and if these routes occur naturally the developer should
say so. If there needs to be an instruction that these exceedance routes need to be
created by attention to finished levels or by raising or dropping kerbs or leaving gaps
at the base of fences, etc, any interventions should be marked on the plan. Finally,
flow is shown leaving the site in the event of exceedance in three places, as with any
design there has to be a route out of the site if the design is exceeded, but the
developer should assess whether it would be worthwhile to redirect any of these
routes in order to minimise risk to people and property outside of the development
site? This attention to detail can be left to be resolved by condition.
Remedial actions have been added to the Householder Maintenance Schedule.
United Utilities are aware of the intention for the sewers to become adopted under a
section 104 agreement and have not objected to our knowledge. Highways drainage
elements are adoptable subject to detailed design and construction. We can remove
this reason for objection.
This application can now be approved subject to the following conditions.

The development shall not commence until visibility splays providing clear
visibility of 2.4m x 90m metres measured down the centre of the access road and
the nearside channel line of the major road have been provided at the junction of
the access road with the county highway. Notwithstanding the provisions of the
Town and Country Planning (General Permitted Development) Order 1995 (or any
Order revoking and re-enacting that Order) relating to permitted development, no
structure, vehicle or object of any kind shall be erected, parked or placed and no
trees, bushes or other plants shall be planted or be permitted to grown within the
visibility splay which obstruct the visibility splays. The visibility splays shall be
constructed before general development of the site commences so that
construction traffic is safeguarded.
Reason: In the interests of highway safety.12
To support Local Transport Plan Policies: LD7, LD8
The carriageway, footways, footpaths, cycleways etc shall be designed,
constructed, drained and lit to a standard suitable for adoption and in this respect
further details, including longitudinal/cross sections, shall be submitted to the
Local Planning Authority for approval before work commences on site.
Carriageway widths shall not be less than 4.8m on direct access frontages. No
work shall be commenced until a full specification has been approved. These
details shall be in accordance with the standards laid down in the current
Cumbria Design Guide. Any works so approved shall be constructed before the
development is complete.
Reason: To ensure a minimum standard of construction in the interests of
highway safety.
To support Local Transport Plan Policies: LD5, LD7, LD8

The use shall not be commenced until the access and parking requirements have
been constructed in accordance with the approved plan. Any such access and or
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parking provision shall be retained and be capable of use when the development
is completed and shall not be removed or altered without the prior consent of the
Local Planning Authority.
Reason: To ensure a minimum standard of access provision when the
development is brought into use.
To support Local Transport Plan Policies: LD5, LD7,
Before any development takes place, a plan shall be submitted for the prior
approval of the local planning authority reserving adequate land for the parking of
vehicles engaged in construction operations associated with the development
hereby approved, and that land, including vehicular access thereto, shall be used
for or be kept available for these purposes at all times until completion of the
construction works.
Reason: The carrying out of this development without the provision of these
facilities during the construction work is likely to lead to inconvenience and
danger to road users.
To support Local Transport Policies: LD8
No dwellings shall be occupied until the estate road including footways and
cycleways to serve such dwellings has been constructed in all respects to base
course level and street lighting where it is to form part of the estate road has been
provided and brought into full operational use.
Reason:

In the interests of highway safety

To support Local Transport Plan Policies: LD5, LD7, LD8

All driveways and private roads shall be permeable surfaced as shown in the
Permeable Areas Plan.
Reason: To ensure that permeable areas are increased on the site and that runoff
rates are decreased.
The design of the site must ensure that, so far as is reasonably practicable, flows
resulting from rainfall in excess of a 1 in 100 year rainfall event are managed in
exceedance routes that minimise the risks to people and property. In this respect
further details shall be submitted to the Local Planning Authority for approval
before work commences on site. Any interventions that are necessary to guide
exceedance flows appropriately shall be noted and if no intervention is necessary
this shall also be noted. Consideration must be given to the point(s) at which
exceedance flows leave the site and whether an intervention is necessary to
minimise the risks to people and property outside of the site.
Reason: To ensure flood risk is not increased within the site or elsewhere.
Clear arrangements must be in place for ongoing maintenance of the drainage
system over the lifetime of the development. The drainage system must be
designed for ease of maintenance. In this respect further details shall be
submitted to the Local Planning Authority for approval before the use
commences.
Reason: To ensure flood risk is not increased within the site or elsewhere due to
lack of maintenance.
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If you have any queries over this response, please do not hesitate to contact me

Relevant History
No history revealed for this application

Relevant Policies and Guidance
National Guidance
The NPPF supports sustainable development in the form of the reuse of urban brownfield
sites where there is good access by varying forms of transport.
Saved Policies
B3 B5 D21 E2
Emerging Policies
DS1 DS2 H2 H7

Key Planning Issues
National guidance and local policies encourage the re-use of brownfield sites as this is
recognised as sustainable development. This site is close to bus routes and within
walking distance of several facilities including shops thus aiding the sustainable argument.
Although not allocated in the draft Local Plan it is treated as a "windfall" site which aids
the Authority in delivering its housing requirement. Overall there is no objection to the
principle of development.
The site layout has undergone several amendments following consultee responses from
Cumbria CC in its role as both Highway and Flooding Authorities. This has been
complicated by changes in personnel at the County, and by the introduction of the SuDs
legislation post validation, whereby sustainable drainage was not discussed at the pre
app stage with the County. following extensive negotiation the layout and proposed
drainage strategy meets with the County requirements.
In this final form the layout indicates a single access from Flass Lane with a single spine
road terminating in a turning head in the NW corner of the site. From this single spine road
there are two spurs, both of which will remain as private driveways as they each serve
less than 5 dwellings each. The plans indicate that the spine road would be constructed
for adoption as public highway. At present the site access is positioned opposite
Cloisters Ave, but due to the likely increased level of traffic from the housing scheme, this
is to be relocated to a point offset from the current arrangement.
The development consists of 18 dwellings, made up of 4 detached houses, 4 pairs of
semis and two short terraces of 3 houses. The houses are shown as three storeys and of
traditional build with red brickwork and grey concrete tiles roofs, each house offers 3 bed
accommodation. There are minor differences in the external appearance in that the
detached and semi detached units feature a dormer to the front elevation. The terraced
units have an integral garage with living accommodation at first floor and the bedrooms on
the second floor which creates a wall dormer at eaves level both front and rear.
Parking is shown at a ratio of 2 per unit, either as an integral garage with driveway, or a
space within or adjacent to the curtilage. This level of provision respects the urban
location close to services and bus routes, whilst the previous CCC requirement for
additional visitor parking would have not only created a car dominated estate but would
have caused viability issues for the developer.
The individual gardens will be separated by timber fencing set on a dwarf wall, whilst the
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rear site boundary with the school would be an existing 1.8m close boarded timber fence.
On the Friars Lane elevation the existing railings would be replaced by a low dwarf wall
topped with railings in order to create some visual interest within the street and also
establish the front perimeter with the footway.
There have been neighbour objections on the basis that in its relocated position, the new
site entrance would be opposite private drives. However, the proposed location is based
upon Highway Authority requirements in order to meet highway safety standards whereby
there is a required minimum distance between junctions generating the expected level of
vehicle movements. The detailed design of the junction and this section of the main
carriageway, including the potential to relocate the pedestrian refuge together with any
other pedestrian safety measures, would be dealt with by the County through the s278
highway process.

Conclusions
In this revised format the proposal is acceptable. It represents sustainable development
of a brownfield "windfall" site adding to the Borough housing stock and helping to meet
the annual house building target as set in the development plan. The objections received
are not of sufficient weight to warrant refusal or further amendment to the scheme. In
order to meet consultee expectations a number of relatively standard conditions have
been attached.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following 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 23/09/2015 and the hereby approved documents
defined by this permission as listed below, except where varied by a condition attached to
this consent.
Preliminary Risk assessment Report Ref BE/14036/1
Proposed Drainage 14019/11.1 Rev E
Exceedance Route 14019/14 Rev B
Road Layout 14019/02.0 Rev C
Impermeable Areas Plan 14019/102 Rev B
Drawings;
14019/(B) 03 Rev A, 14019/(B) 04 Rev A, 14019/(B) 05 Rev A, 14019/(B) 06 Rev A,
14019/(B) 07 Rev A, 14019/(B) 08 Rev A, 14019/(B) 09 Rev A, 14019/(B) 10 Rev A,
14019/(B) 11 Rev A, 14019/(B) 12, 14019/(B) 13, 14019/(B) 03 14, 14019/(B) 15,
14019/(B) 16.
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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Pre-commencement Conditions
Condition
No development shall be carried out until a Field Investigation and Risk Assessment,
conducted in accordance with established procedures (BS10175 (2011) Code of
Practice for the Investigation of Potentially Contaminated Sites and Model Procedures for
the Management of Land Contamination (CLR11)), shall be undertaken to determine the
presence and degree of contamination and must be undertaken by a suitably qualified
contaminated land practitioner. The results of the Field Investigation and Risk
Assessment shall be submitted to and approved by the Planning Authority before any
development begins.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors in accordance with
Saved policy D56 of the Local Plan Review 1996-2006 and policy C4 in the pre
submission draft Plan.
Condition
No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by the Planning
Authority. The Statement should cover all phases of the development and take account of
all contractors or sub-contractors and must be submitted for approval by the Planning
Authority, prior to the commencement of the development. The Statement shall include;
I. Details of phasing of the construction work including a programme of work for the
demolition and construction phase;
II. A Traffic Management Plan to include all construction traffic associated with the
development, including haul routes, timings of deliveries, unloading facilities, and on
site parking provision for all contractors vehicles, (including any phasing of this
parking provision);
III. Procedures to monitor and mitigate noise and vibration from the construction and
demolition and to monitor any properties at risk of damage from vibration, as well as
taking into account noise from plant, machinery, vehicles and deliveries, with
reference to BS 5228 - Code of Practice for Noise and Vibration control on
Construction and Open Sites. All measurements should make reference to BS 7445
- Description and Measurement of Environmental Noise;
IV. Hours of working and deliveries;
V. Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
VI. Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
VII. A written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to
exceptional noisy incidents or dust-causing episodes. It should also be used to
record the results of routine site inspections;
VIII. Details of lighting to be used on site;
IX. Mitigation measures, where appropriate, to ensure that no harm is caused to
protected species during construction;
X. The provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the
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generation of dust.
Reason
In the interests of minimising the impact upon the local environmental amenities of the
locality.
Condition
The area(s) identified for the parking of construction related vehicles in the Construction
Management Plan shall be provided before any development takes place, and that land,
including vehicular access thereto, shall thereafter be solely used for, or shall be kept
available for these purposes at all times until completion of the construction works.
Reason
The carrying out of this development without the provision of these facilities during the
construction work is likely to lead to inconvenience and danger to road users. To support
Local Transport Policies LD8
Condition
The development shall not commence until visibility splays providing clear visibility of
2.4m x 90m metres measured down the centre of the access road and the nearside
channel line of the major road have been provided at the junction of the access road with
the county highway, in accordance with details that have been submitted to, and approved
in writing by, the Planning Authority.
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking and re-enacting that Order) relating to
permitted development, no structure, vehicle or object of any kind shall be erected,
parked or placed and no trees, bushes or other plants shall be planted or be permitted to
grown within the visibility splay which obstruct the visibility splays. The visibility splays
shall be constructed before general development of the site commences so that
construction traffic is safeguarded.
Reason
In the interests of highway safety, and to support Local Transport Plan Policies: LD7, LD8
Condition
Prior to the commencement of any development, details of the proposed boundary
treatment, including a schedule of materials and a schedule for implementation, shall be
submitted to, and approved in writing by the Planning Authority. The subsequently
approved treatment shall thereafter be permanently retained unless the Planning Authority
gives prior written consent to any variation.
Reason
In the interests of the character and appearance of the area by ensuring that the site is
adequately screened.

During Building Works
Condition
Prior to the commencement of any development of the house plots a landscape scheme
for the site, showing the trees, shrubs and hedgerows, including verges and other open
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spaces, together with details of a timetable for implementation, (including any phasing of
such a scheme) must be submitted to and approved in writing by the Planning Authority.
The scheme shall be submitted on a plan not greater that 1:500 in scale and shall contain
details of numbers, locations and species of plants to be used. The scheme shall be
implemented in accordance with the approved details, and all planting and subsequent
maintenance shall be to current British Standards.
Reason
In the interests of the visual amenities of the area.
Condition
The carriageway, footways, footpaths, cycleways etc shall be designed, constructed,
drained and lit to a standard suitable for adoption and in this respect further details,
including longitudinal/cross sections, shall be submitted to the Planning Authority for
approval before work commences on site. Carriageway widths shall not be less than
4.8m on direct access frontages. No highway related work shall be commenced until a full
specification has been approved. These details shall be in accordance with the
standards laid down in the current Cumbria Design Guide. Any works so approved shall
be constructed before the development is complete.
Reason
To ensure a minimum standard of construction in the interests of highway safety. To
support Local Transport Plan Policies: LD5, LD7, LD8
Condition
Where contamination is found which poses unacceptable risks, no development shall
take place until a detailed Remediation Scheme has been submitted to and approved in
writing by the Planning Authority. The scheme must include an appraisal of remedial
options and proposal of the preferred option(s), all works to be undertaken, proposed
remediation objectives, remediation criteria and a verification plan. The scheme must
ensure that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors in accordance with
Saved policy D56 of the Local Plan Review 1996-2006 and policy C4 in the pre
submission draft.
Condition
In the event that contamination is found at any time when carrying out the approved
development, that was not previously identified, it must be reported immediately to the
Planning Authority. Development on the part of the site that is affected must be halted and
Field Investigations shall be carried out and the results submitted to and approved in
writing by the Planning Authority. These shall be implemented prior to occupation of that
part of the development.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
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ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors in accordance with
Saved policy D56 of the Local Plan Review 1996-2006 and policy C4 in the pre
submission draft.
Condition
No soil material is to be imported to the site until it has been tested for contamination and
assessed for its suitability for the proposed development. A suitable methodology for
testing this material should be submitted to and approved by the Planning Authority prior
to the soils being imported onto site. The methodology should include the sampling
frequency, testing schedules, criteria against which the analytical results will be assessed
(as determined by the risk assessment) and source material information. The analysis
shall then be carried out as per the agreed methodology with verification of its completion
submitted to and approved in writing by the Planning Authority.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors in accordance with
Saved policy D56 of the Local Plan Review 1996-2006 and policy C4 in the Local Plan
pre submission draft.
Condition
Unless the Planning Authority gives prior written agreement that it is impractical to do so,
all drainage must be on the separate system with all foul drainage connected to the foul
sewers and only uncontaminated surface water connected to the surface water system.
Reason
In order to ensure that the site is adequately drained and in order to control the potential
for pollution of the water environment.

Before Occupation
Condition
The drainage system must be designed for ease of maintenance. Clear arrangements
must be in place for ongoing maintenance of the drainage system over the lifetime of the
development. In this respect further details shall be submitted to the Planning Authority
for approval before any beneficial use commences.
Reason
To ensure flood risk is not increased within the site or elsewhere due to lack of
maintenance.
Condition
No dwellings shall be occupied until the estate road including footways and cycleways to
serve such dwellings has been constructed in all respects to base course level and street
lighting where it is to form part of the estate road has been provided and brought into full
operational use.
Reason
In the interests of highway safety and to support Local Transport Plan Policies: LD5,
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LD7, LD8
Condition
The use shall not be commenced until the access and parking requirements have been
constructed in accordance with the approved plan. Any such access and or parking
provision shall be retained and be capable of use when the development is completed
and shall not be removed or altered without the prior consent of the Planning Authority.
Reason
To ensure a minimum standard of access provision when the development is brought into
use. To support Local Transport Plan Policies: LD5, LD7,
Condition
The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Planning Authority, prior to occupation of the
development.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors in accordance with
Saved policy D56 of the Local Plan Review 1996-2006 and policy C4 in the pre
submission draft.
Condition
All driveways and private roads shall be permeable surfaced as shown in the Permeable
Areas Plan, prior to beneficial occupation of the site or in accordance with a scheme of
phasing the details of which shall be agreed beforehand in writing with the Planning
Authority.
Reason
To ensure that permeable areas are increased on the site and that runoff rates are
decreased.
Condition
The design of the site must ensure that, so far as is reasonably practicable, flows
resulting from rainfall in excess of a 1 in 100 year rainfall event are managed in
exceedance routes that minimise the risks to people and property. In this respect further
details shall be submitted to the Local Planning Authority for approval before work
commences on site. Any interventions that are necessary to guide exceedance flows
appropriately shall be noted and if no intervention is necessary this shall also be noted.
Consideration must be given to the point(s) at which exceedance flows leave the site and
whether an intervention is necessary to minimise the risks to people and property outside
of the site.
Reason
To ensure flood risk is not increased within the site or elsewhere.

Operational Conditions
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Condition
All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding seasons following beneficial occupation of any
part of the development, or in accordance with the phasing of the scheme as agreed in
writing with the Planning Authority. Any trees or plants which within a period of five years
from the completion of the development die, are removed, or become seriously
damaged or diseased, shall be replaced by the landowner in the next planting season
with others of a similar size and species, unless the Planning Authority gives prior written
consent to any variation.
Reason
In the interests of the visual amenities of the area.
Condition
All garages, all vehicle parking spaces and the accesses thereto must be reserved for
the parking of private motor vehicles and no permanent development, whether permitted
by the Town & Country Planning (General Permitted Development) (England) Order
2015 (or any Order revoking or re-enacting that Order with or without modifications) or
not, shall be carried out on that area of land in such position as to preclude vehicular
access to the development hereby permitted.
Reason
To ensure that proper access and parking provision is made and retained for the use
associated with the development hereby permitted.

Informative
This development will require approval under the Building Regulations. Please
contact your Building Control department on 01229 876356 for further advice as to
how to proceed.
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B20/2017/0069
Application Number : B20/2017/0069

Date Valid : 15/03/2017

Address : 18 School Street, Barrow-inFurness, Cumbria

Case Officer : Maureen Smith

Proposal : Change of use and conversion from 3 flats to a HMO with six en-suite
bedrooms and associated repair works(amended description).
Ward : Central Ward

Parish : N/A

Agent : Mr Lee Worton, Shepherd
Applicant : Mr Aimun Jawad, Lyan Group Architecture And Surveying, Phoenix
Ltd, 24 Hutton Grove, London
Business Centre, Barrow-in-Furness,
Cumbria
Recommendation : GRANTED WITH
CONDITIONS

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - Policy D15
Development within or affecting the setting of Conservation Areas will only be
permitted where it preserves or enhances the character or appearance of the Area. In
particular it should:
1. Respect the character of existing architecture and any historical associations by
having due regard to positioning and grouping of buildings, form, scale, enclosure,
detailing and use of traditional materials;
2. Respect existing hard and soft landscape features including open space, trees,
walls and surfacing;
3. Respect traditional plot boundaries and frontage widths; and
4. Respect significant views into or out of the Areas.
Applications for:
a) Listed Building Consent; or
b) Planning consent for alterations to un-listed buildings within Conservation Areas or
new buildings affecting the setting of a Listed Building must show full details unless
otherwise agreed with the Planning Authority.
Saved Local Plan 2001 - Policy D17
Applications for the re-use of empty Listed Buildings or prominent buildings in
Conservation Areas will be given favourable consideration provided the redevelopment
will not result in the significant loss of the property’s special architectural details or its
historic fabric.
Page 30 of 160

Planning Committee 11/07/2017

Statutory Date : 10/05/2017

Saved Local Plan 2001 - 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.
Saved Local Plan 2001 - 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.
Housing Chapter Alteration 2006 - Policy B12
Within the existing settlements of Barrow and Dalton and the residential cordons
outlined in Policy B13 below, the conversion of buildings to residential accommodation
will be permitted where the following criteria can be met:
a) The building is structurally sound and capable of conversion without major
rebuilding, extensions or modifications to the existing structure, as demonstrated by
the submission of a satisfactory structural survey;
b) The building is served by a satisfactory access;
c) Water supply, foul and surface water drainage and sewage treatment facilities are
readily available on site or can be provided; and
d) The scale of the conversion, both in terms of the number of units and their size
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and in terms of architectural detailing is appropriate to the buildings, their character and
their location.
Housing Chapter Alteration 2006 - Policy B5
Within the urban boundaries of Barrow and Dalton applications for new dwellings or
conversions of existing buildings on suitable brownfield sites in residential areas or on
the peripheries thereof will be permitted provided the design, siting, layout and access
arrangements are satisfactory. This means that the development must also satisfy the
criteria of Policy B3. This Policy will also apply to land currently or last used for
employment purposes or with planning permission for employment use where the
proposal involves the provision of housing for which a specific need has been
identified and where the location is considered suitable by the Authority, or such
housing is mixed with employment uses, or the existing use is an un-neighbourly or
non-conforming one by reason of excessive traffic generation, noise or disturbance to
local amenity.
Emerging Draft Local Plan Policies
Emerging Policy H26 - Large Houses in Multiple Occupation (HMOs) and the
Subdivision of Dwellings
Proposals for the subdivision of dwellings and those which involve the creation of large
houses in multiple occupation (over 6 occupiers) will be acceptable providing that:
a) Such proposals do not lead to the unacceptable loss of good quality family
housing, taking into account housing needs identified in the current Strategic
Housing Market Assessment;
b) There will be no unacceptable impact on the residential amenity of
neighbouring properties, especially with respect to privacy, noise and other
disturbance;
c) The proposal would not adversely affect the character of the building or the
surrounding area, for example through an unacceptable increase in on-street
parking;
d) The proposed internal design ensures that units will have access to sufficient
natural light, ventilation, privacy and indoor amenity space;
e) The proposal does not lead to inappropriate stacking of rooms;
f) Adequate suitably screened space is provided for the storage of refuse,
recycling bins and cycles;
g) Outdoor amenity space is provided where possible;
h) There is adequate access from the residential unit to both the front and rear of
the building;
i) The proposal would not lead to an over-concentration of similar uses resulting in
the loss of social and community cohesion; and
j) The site is within easy reach of public transport and community facilities.
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Emerging Policy HE1 - Heritage Assets and their setting
The Council will, through planning decisions and in fulfilling its wider functions,
proactively manage and work with partners to protect and enhance the character,
appearance, archaeological and historic value and significance of the Borough’s
designated and undesignated heritage assets and their setting.
Opportunities will also be pursued, to aid the promotion, understanding and
interpretation of both heritage and cultural assets, as a means of maximising wider
public benefits and in reinforcing Barrow’s distinct identity.
Key elements which contribute to the Borough’s identity, and which will therefore be a
priority for safeguarding and enhancing into the future, include:
1. The Furness Abbey Scheduled Ancient Monument and its setting;
2. 14th Century castles such Piel Castle and Dalton Castle and key religious sites and
their setting;
3. Barrow Town Hall, Ramsden Square and Schneider Square and associated statues
as well as the streets and spaces which interconnect and provide setting for these
assets;
4. Wide, Victorian, tree–lined routes into and around Barrow such as Abbey Road and
Hartington Street and the grid-iron pattern of areas of terraced housing in and around
Barrow town centre;
5. Remnants of the Borough’s industrial heritage including sandstone workshop
buildings, the imposing former worker’s tenement blocks on Barrow Island, the slag
bank, former iron workings and traditional, vernacular terraced workers dwellings;
6. Coastal features including Jubilee Bridge, Roa Island jetty, pill boxes, Walney and
Rampside lighthouses and Cavendish Dock;
7. Barrow Park, including the cenotaph and bandstand;
8. Conservation areas and Listed Buildings across the Borough;
9. Key cultural assets encompassing parklands, woodland, landscapes, coastlines,
museums, libraries, art galleries, public art, local food and drink and local customs and
traditions.
As well as fulfilling its statutory obligations, the Council will:
a) Seek to identify, protect and enhance local heritage assets;
b) Promote heritage-led regeneration including in relation to development
opportunities;
c) Produce conservation area appraisals and management plans;
d) Develop a positive strategy to safeguard the future of any heritage assets that are
considered to be “at risk”;
e) Adopt a proactive approach to utilising development opportunities to increase the
promotion and interpretation of the Borough’s rich archaeological wealth; and
f) Develop a positive heritage strategy across the Borough.
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Emerging Policy HE3 - Listed Buildings
Proposals for works to Listed Buildings, including alterations, extensions or
change of use and development affecting setting should not cause unacceptable
harm to its significance, including those elements which contribute to their special
architectural or historic interest, and setting. Opportunities to enhance and better
reveal their significance will be supported.
Proposals which involve substantial harm to, or loss of, a listed building including
to its setting, will only be permitted in exceptional circumstances where it can be
demonstrated that:
a) The nature of the heritage asset prevents all reasonable uses of the site; and
b) That no viable use of the heritage asset itself can be found in the medium
term through appropriate marketing that will enable its conservation;
c) That conservation through grant-funding or some form of charitable or public
ownership is demonstrably not possible; and
d) The harm or loss is outweighed by the benefit of bringing the site back into
use.

Emerging Policy HE4 - Conservation Areas
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.
Proposals for all new development, including alterations and extensions to buildings
and their re-use, must be sensitive and appropriate to the character of the area. Any
replacement feature should match the original where it makes a positive contribution to
the Conservation Area and its setting.
Proposals must be supported by any relevant Conservation Area Appraisal or
Management Plan. In particular it should respect all of the following:
a) 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;
b) Existing hard and soft landscape features including open space, trees, walls
and surfacing;
c) Traditional plot boundaries and frontage widths; and
d) Significant views into or out of the Areas.
Proposals should also avoid the loss of public and private open space which makes a
positive contribution to the character and appearance of the Conservation Area and its
setting.
Through Conservation Area Appraisals the Council will identify any opportunities for
new development to enhance or better reveal their significance.
The NPPF seeks to encourage good design and requires that sustainable
development is approved without delay.
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Chapter 12 relates to the historic environment and recognises that bringing listed
buildings back into use is the best way of securing their future.

Summary of Main Issues
The suitability of the property for use as a House in Multiple Occupation taking into
account national and local planning policies and any potentially adverse impact on this
heritage asset.
None

Response to Publicity and Consultations
No neighbours listed as consulted
List of Neighbour Responses
No neighbour responses recorded

Organisations Consulted
Consultee

Barrow Borough Council (Building Control)
Barrow Borough Council (Environmental Health)
Barrow Borough Council (HMO) Jayne Parrington
Barrow Borough Council (Planning Policy)
Cumbria County Council (Emergency Planning)
Cumbria County Council (Highways)
Cumbria County Council (Transport & Spatial Planning)
Office for Nuclear Regulation (Nuclear)
United Utilities (Asset Protection)
List of Organisation Responses
Environmental Protection Officer 06/04/2017
"Thank you for the above consultation. I have looked at the designs and have no
observations except to remind the developer that sound insulation between rooms is
covered by the building regulations."
Environmental Protection Officer 09/06/2017
"Thank you for the above consultation. After reviewing the available information, i do
not wish to comment on this application further except to say that noise insulation
between dwellings can be conditioned by Building Control under Approved Document
E".
Building Control 29/03/2017
"Building regulation approval required for the proposals".
Barrow Borough Council (HMO) 10/04/2017
"I’ve looked at the plans regarding the conversion of the above property from selfcontained flats to a HMO.
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As the property is a three storey and appears to have five or more residents it will
require a Mandatory HMO Licence under Part 2 of The Housing Act 2004.
On looking at the plans my current concerns are:
the lack of heat detectors to the kitchen and cellar in both plans,
the lack of interlinked smoke alarms to the bedrooms and living room,
Government recommendations are 5:1 residents to kitchen,
the alternative plan of the kitchen appears to be on the small side, especially for 6
adults,
the second floor rear bedroom is on the small side,
the alternative plan does not show fire doors to the cellar or kitchen,
the proposed plan has the living room in the cellar with the possible lack of natural light,
the proposed plan does not show a fire door to the cellar.
The Council advocate conforming to LACoRS, the Government Guidance on Housing
and Fire Safety for HMO’s.
Before the property is granted a HMO Licence Government legislation and guidance
relating to HMO’s would need to be conformed to.
If you wish to discuss this matter further please do not hesitate to contact me.
Council For British Archaeology 28/06/2017
"Following on from our conversations about this building, we are not going to comment
on the revised proposals in this new application."
Cumbria County Council (Emergency Planning) 31/05/2017
"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."
Cumbria County Council (Highways & LLFA) - 06/06/2017
Highways
"Although no parking has being provided within the site, the development is in a town
centre location which benefits from an acceptable level of accessibility from a range of
transport services. It is considered that the proposal will not have a material affect on
existing highway conditions. I can therefore confirm that the Highway Authority has no
objection to the proposal from a Highway perspective.
It would be prudent for the developer to consult with the local Parking Office as to the
availability of "on street parking permits".
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parkingpermits.barrow@cumbria.gov.uk
LLFA
The Lead Local Flood Authority surface water map show that there is no flooding
and/or surface water issues in the locale. Considering the proposal relates to an
existing building, it is believed that the risk of surface water flooding will not be
increased and therefore I have no objections from the LLFA perspective.
I have also reviewed the Central Government website "Flood Map for Planning"
(please refer to the link below regarding this site), and this shows that the area is in
"Flood Zone 1" with a "LOW" probability of flooding.
Web Link: https://flood-map-for-planning.service.gov.uk/summary/320306/468880"
Cumbria County Council Highways & LLFA 04/04/2017
"Cumbria County Council as the Highways Authority and the Lead Local Flood Authority
(LLFA) has reviewed the above planning reference and our findings are detailed
below.
Highways
The slight increase in vehicular use is unlikely to have a significant material affect on
existing highway conditions. I can therefore confirm that the Highways Authority has no
objection to the above proposal.
However it is noted that there are on street parking restrictions by way of “Residents
Parking Permits”, these may be restricted to a certain number of permits per property
and the developer / applicant should make reasonable enquires before development
takes place.
LLFA
The Lead Local Flood Authority surface water map show that there is no flooding
and/or surface water issues in the locale.
Giving consideration that the proposal relates to an existing building, it is considered
that the risk of surface water flooding will not be increased and therefore I have no
objections form a Flooding & Surface Water perspective"
Cumbria County Council Emergency Planning 18/04/2017
"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 for Nuclear Regulation (Nuclear) 19/04/2017
"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
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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."
Office for Nuclear Regulation 01/06/2017
"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."

Officers Report
Site and Locality
This application relates to a mid-terraced property on the south eastern side of School
Street. The property, along with the adjoining 10 dwellings on the terrace, is Grade
II listed, dating from around 1880 and also falls within the St Georges Square
Conservation Area.It is understood to have been constructed as a nurses home to
serve the former North Lonsdale Hospital on Lonsdale Street and the lettered panel at
second floor level reads "Barrow Hospital Supported By Voluntary Contributions".
The street is predominantly residential in character with a nursing home opposite and
St George's School about 40m to the south.The terrace is made up of flats and
dwellings. Despite the heritage status the terrace has suffered from lack of investment
and unauthorised alterations over the years which has adversely impacted on
significance. However, no. 18 retains many features of interest such as sash windows,
the large arched timber ground floor window,brick corbels,decorative chimney stacks
and stone cills.

Proposal Details
Change of use and conversion from 3 flats to a HMO with six en-suite bedrooms and
associated repair works(amended description). The proposal involves the creation of
an en-suite bedroom on the ground floor with a communal living room and a bedroom.
There are three en-suite bedrooms to the first floor and a further two en-suite
bedrooms to the second floor.The back yard is available for bin and cycle storage.
General refurbishment is also proposed which is considered in more detail as part of
the listed building application and includes repair of the sash windows, re-introduction
of the timber panelled front door and general brick and stone repairs.

Relevant History
86/2005/1004 20 School Street Barrow-in-Furness Cumbria LA14 2JN Listed Building
Consent to replace sash windows in rear elevation with mock sash.

Key Planning Issues
Principle of the development
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The property is located in a predominantly residential area where the use of such large
dwellings for this type of use is acceptable in principle. Had the property been
arranged as a dwelling like others on the terrace, rather than converted to self
contained flats, then planning permission would not have been required for the change
of use to an HMO for up to six residents.
All rooms are to be strictly single occupancy (i.e. a total of six residents) and an HMO
licence is required under the Housing Act.
In addition, the property is close to the town centre with good pedestrian access to
shops and a range of services, near bus routes, and is regarded as a highly
sustainable location.
Residential amenity
The proposed plans suggest a reasonable level of amenity for the proposed
occupants and there is also a small rear yard which could provide some outdoor
amenity space.
There are a number of flats on this street and other forms of communal living and I do
not feel that the proposals will adversely impact on the amenity of any adjacent
residents.
Highways
Car parking is available immediately outside the property and there are a number of car
parks within walking distance. The Highway Authority have raised no objection to the
projected slight increase in vehicular use.
Heritage Assets
As required by the Act, I have considered the proposals in terms of the requirements
of Sections 16, 66 and 72 as regards listed buildings and the requirements that
development within conservation areas serves to "preserve or enhance" them. The
proposals have been amended along the way to take more account of the significance
of the building and I am happy that the revised plans should now enhance the listed
building and its setting (and that of its neighbours) and enhance the character of this
part of the conservation area.
Policy
Policy D15 supports development in conservation areas which "preserves or
enhances" them echoing the requirements of the Act and the aims of the NPPF.
Policy D17 looks favourably on the re-use of listed buildings and Policy D18 requires
that alterations or additions to listed buildings are sympathetic to their character.
Policy D21 sets out a general design code for all new development which the proposal
would satisfy.
Policies B5 and B12 support conversion to residential use subject to criteria including
structural soundness, access, water and drainage and impact on the character of the
building.
Whilst there are no policies in the saved Local Plan directly related to HMO's Emerging
Policy H26 covers HMO's, although it has not been subject to consultation and
therefore carries limited weight. It sets out a series of criteria by which all HMO's will be
considered and the current application satisfies these.
Emerging Policy HE1, HE3 and HE4 relate to heritage assets and their settings,
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ensuring there is no harm to significance and the need to "preserve or enhance"
conservation areas.

Conclusions
The property is located in a predominantly residential area where this type of
development is acceptable in principle and as sustainable development it should be
approved without delay. It is welcomed in bringing a vacant listed building back into use
and also in making a positive contribution to the conservation area and any impact on
adjacent neighbours should be modest.The proposal is considered to be acceptable
in terms of national and local plan policy and the requirements of the Act.

Recommendation
I recommend that Planning Permission be Granted subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
1. The development hereby permitted shall be carried out in all respects in accordance
with the application dated as valid on 15.3.2007 and the hereby approved documents
defined by this permission as listed below, except where varied by a condition
attached to this consent: 1617049 PA 01, PA 02D rec'd on 27.6.17,PA 03A, 04B rec'd
on 27.6.17, PA 05C rec'd on 27.6.17,PA 06A,PA 07,amended Statement of
Significance including schedule of work Rev 3 rec'd on 6.6.17
Reason
To ensure that the development is carried out only as indicated on the drawings
approved by the Planning Authority.

Informative
This development may require approval under the Building Regulations. Please
contact our Building Control department on 01229 876356 for further advice as to
how to proceed.
The proposed development is situated within the Detailed Emergency Planning
Area of the BAE site. Cumbria County Council, in liaison with the site operator and
the Office for Nuclear Regulation, have certain special arrangements for
residents/business premises in this area and particular attention is paid to
ensuring that people are aware of the appropriate action to take in the event of an
incident at the site. The applicant is advised to liaise with the County Council
Emergency Planning office to allow for further discussion of available information:
Senior Emergency Planning Officer, Resilience Unit,Cumbria County Council,
Cumbria Fire & Rescue HQ, Carleton Ave, Penrith , Cumbria , CA10 2FA
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LOCATION PLAN
Scale: 1:500 @ A3

2017/0069

Lee Worton

January 19, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Conversion of domestic house to H.M.O

1617049

PA

04

2017/0069

CDM regulations 2015
NB Principle Designer Responsibilities pass to the client upon
formal plans approval being issued by Building Control.

PROPOSED FLOOR PLANS

Asbestos
To comply with the Control of Asbestos Regulations 2012 an
Asbestos Refurbishment and Demolition Report is to be
undertaken prior to the commencement of the works.
All dimensions and levels are to be checked on site.
Any discrepancies are to be reported to Shepherd Architecture and
Surveying Ltd before any work commences.

Allow for re-pointing
existing back yard
wall (both sides)

Replace
existing
back gate

This drawing shall not be scaled to ascertain any dimensions, works
to be carried out to figured dimensions only.
This drawing shall not be reproduced without express written
permission from Shepherd Architecture and Surveying Ltd.

Allow for all necessary repair work
to yard dividing wall, Reinstate
missing half round copings to yard
wall, allow for re-pointing wall

Any reproduction of this drawing shall be in colour.
Existing blockwork yard wall
to be rendered - traditional
sand & cement render

Form new Part M compliant concrete
steps, Max riser 180mm, Max going
250mm. Include handrail

Assumed foul
drainage

Replace non original down pipes
and gutters with black PVCu

All bedrooms to be strictly
single occupancy

BACK YARD

DP

Allow for sympathetically
infiling all redundant
penetrations to elevations

Dish
Washer

All windows to the rear elevations to
be repainted and faithfully restored
by accredited joiner - Allow for
secondary glazing behind window

MH

Carefully clean back/remove
existing black paint from cills
of all rear windows back to
original stone. Allow for
isolated repair as required to
complete the restoration

2670.0

Dryer
KITCHEN

Washing
Machine

Provide and fix purpose made four
panel traditional Victorian style
external door with upper glazing
panels - Door to be Part L compliant -

3635.0

DH

Grade A LD2 Interlinked Fire Alarm System (detection
and sounders as shown) in accordance with BS 5839 :
Part 1 with Call Points for electrical alarm systems to BS
5839 : Part 2 installed to Part 1.

Small Double
(1200mm x 1900mm)

New back inlet gully (surface water
to connect to existing redundant
gully/existing drainage system)

Smoke/heat detector to be mains wired with battery
back up, installed at ceiling height to the positions
shown on the plans and within the basement.
Installation to be in accordance with BS 5839 Part 1

Allow for structural
improvements to the
outrigger roof structure

2680.0

Ensure one hour party wall
construction within roof space
between dwellings

3700.0

BEDROOM 02
940.0

Allow for replacing window
lintel as per Structural
Engineers calculations
(Lintel to bear loading of
NB5)

SVP

DS

fridge/
freezer

Structural Engineer to
provide relevant
calculations for new
concrete lintels/steel
beams and plate

FD30s

For notes on toughend
glazing refer to (Building
Regulations Notes - Sheet
5 - Part K - Glazing)

fridge/
freezer

UP

All steel beams to be enclosed
as necessary with Fireline board
All new and existing structural
steelwork to be given 30mins
fire protection.

1300.0

ENSUITE

NB3

Supply and install new
stone cills to match
existing cills of property
(windows missing cills)

NB4
Allow for relocating
existing gas meter

DN

FD30s

FD30s

FIRE PRECAUTIONS KEY

Cupboard above
shower enclosure

900.0

Existing Stair

E
E

810.0

Remove existing banisters
including MDF coverings
and construct new part M
compliant banisters

Existing Stair

DS
STAIR WELL

under draw stairs with fire line
board to provide 30 minute
fire resisting construction

under draw stairs with fire line
board to provide 30 minute
fire resisting construction

Small Double
(1200mm x 1900mm)

DS

UP

STAIR 1
Existing Stair

DS
BEDROOM 05

STAIRS

4295.0

E

Allow for suitable fire collars to
pipe penetrations.

UP

Existing Stair

E

Service
Void

3460.0

UP

Service
Void BEDROOM 03

Pipe work to be suitably
boxed in to provide 30min fire
resistant construction
Existing original decorative
arch moulding to be retained

All extract fans extraction
distances of greater than 3m
to be fit with inline fans

BS EN 3 compliant Dry
Powder (multi-purpose) fire
extinguishers to locations
shown in the plans.

E

FD30s

CO4

SVP

810.0

SVP

FD30s

CO3

HEAT DETECTOR

FB

FIRE BLANKET

EXISTING WALL

FD30s

Existing Stair

DS

FD30s
SVP

DH

WALL CONSTRUCTION KEY

FD30s

2600.0

LIVING ROOM

SMOKE DETECTOR

DS

Allow for thermal upgrade
to roof void - Any existing
insulation to be replaced
with 400mm of insulation
(Sheep's wool or Hemp)

DS

All pipe work that penetrates
between floors to be suitably
boxed in boxed in to provide

DS

NEW MASONRY CONSTRUCTION

Flue of extract fan serving
Ensuite of Bedroom 04 to
penetrate roof.

ENSUITE

2625.0

NEW STANDARD TIMBER STUD
PROPRIETARY TANKING SYSTEM

Service Void

NEW STRUCTURAL STEEL BEAMS AS PER STRUCTURAL
ENGINEERS DETAILS

2285.1

ENSUITE
2400.0
1000.0

ENSUITE

FD30s

CO1
ENTRANCE
CORRIDOR

EXISTING BEAMS

ENSUITE

All existing remaining original skirting
boards throughout the property to be
retained, new skirting's to be timber
and match existing skirting's

NEW NAYLOR R6 CONCRETE LINTEL/UNLESS OTHERWISE
SPECIFIED BY STRUCTURAL ENGINEER

ENSUITE
Service Void
2550.0

BEDROOM 01

DRAINAGE/EXTRACTION/VENTILATION KEY

BEDROOM 04
BEDROOM 06
4240.0

E

Supply and fix emergency
lighting to BS 5266 - 1 : 2005 to
illuminate when main lights fail.

4225.0

WASTE PIPEWORK
4170.0

FOUL DRAINAGE
DP

3010.0

DS

DS

Covings to be retained

GULLY
SVP

1579.0

1040.0

SOIL AND VENT PIPE TO BE FITTED WITH SUITABLE
FIRE COLLAR BETWEEN COMPARTMENTS
AIR ADMITTANCE VALVE
EXTRACT FAN DUCT

4590.0

4540.0

DOWN PIPE

DS

810.0

Existing original fan light to
be retained

3360.0

Lee Worton

DRY POWDER (MULTIPURPOSE) FIRE EXTINGUISHER
Small Double
(1200mm x 1900mm)

4250.0

DN

4185.0

EMERGENCY LIGHTING

Shelf

All existing plaster
to be retained

30min fire resistant construction.

All new drainage runs located within basement to
connect to newly formed manhole in yard, allow for
rodding eyes as required.

WALL MOUNTED EXTRACT FAN
CEILING MOUNTED EXTRACT FAN

MH

Fire escape/
final exit

PROPOSED GROUND FLOOR PLAN
N Scale: 1:50 @ A1

All first floor windows to
have an unobstructed
openable area that is at least
0.33m2 and at least 450mm
high and 450mm wide.

PROPOSED FIRST FLOOR PLAN
N Scale: 1:50 @ A1

NEW MANHOLE

BEDROOM FURNITURE KEY

PROPOSED SECOND FLOOR PLAN
N Scale: 1:50 @ A1

WARDROBE
550 X 760MM

DOUBLE BED 2000 X 1400MM
WITH BEDSIDE CABINETS
440 X 400MM

June 27, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Conversion of domestic house to H.M.O

1617049

PA

02D

EXISTING FRONT ELEVATION
Scale: 1:50 @ A3

2017/0069

Carefully remove uppermost courses from
existing structurally unstable chimney
stack and faithfully reconstruct matching
the detailing of the existing stack (include
for repair work to uppermost courses of
neighbours half of the stack)

PROPOSED FRONT ELEVATION
Scale: 1:50 @ A3

Contractor to carefully inspect existing roof
covering and advise client of its
condition/potential need for replacement - any
necessary replacement works to salvage and
reuse as many historic slates as possible - roof
repair works to be undertaken only - if roof
replacement works prove necessary a new
separate Listed Building Consent Application is
to be submitted to planning.

New Victorian style finial

Carefully remove render between
corbels/toothing back to original
brick work

Existing second floor windows to be
carefully removed and replaced with
single glazed timber sash windows
incorporating all original detailing,
including horns - allow for secondary
glazing behind window

Carefully clean back/remove existing black
paint from brick corbel/hood moulds and
restore back to original buff finish
Carefully clean back/remove existing black
paint from stone heads and repair as required

Replace non original down pipes and
gutters with aluminium/cast iron

Carefully clean back/remove existing black paint
from existing segmental arch back to original
brickwork - alternatively apply masonry paint
sensitively matching the original brick work

Carefully clean back/remove existing
black paint from cill back to original York
stone. Allow for isolated repair as
required to complete the restoration

June 27, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Existing ground and first floor windows
to be repainted and faithfully restored
by accredited joiner - Allow for
secondary glazing behind window

Lee Worton

Existing damaged signage to be
carefully and faithfully repaired

Carefully clean back/remove
existing black paint from banding
courses to original York stone.
Allow for isolated repair as required
to complete the restoration

Replace brick as necessary

Existing fan light and frame to be
repainted and faithfully repaired

Provide and fix purpose made four
panel traditional Victorian style
external door with upper glazing
panels - Door to be Part L compliant

Conversion of domestic house to H.M.O

1617018

PA

04B

B23/2017/0070
Application Number : B23/2017/0070

Date Valid : 15/03/2017

Address : 18 School Street, Barrow-inFurness, Cumbria

Case Officer : Maureen Smith

Proposal : LISTED BUILDING CONSENT FOR REPAIR AND REPLACEMENT
WORKS TO A GRADE 2 LISTED BUILDING, INCLUDING FAITHFUL REPAIR OF ALL
EXISTING/ORIGINAL TIMBER FRAMED WINDOWS, REMOVAL OF REDUNDANT
PIPEWORK, RENDERING OF NON-ORIGINAL REAR BLOCKWORK WALL,
REINSTATEMENT OF SECOND FLOOR STONE CILL (Amended description).
Ward : Central Ward

Parish : N/A

Applicant : Mr Aimun Jawad, Lyan Group
Ltd, 24 Hutton Grove, London

Agent : Mr Lee Worton, Shepherd
Architecture And Surveying, Phoenix
Business Centre, Barrow-in-Furness,
Cumbria

Statutory Date : 10/05/2017

Recommendation : Listed Building
Consent be Granted

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - Policy D17
Applications for the re-use of empty Listed Buildings or prominent buildings in
Conservation Areas will be given favourable consideration provided the redevelopment will
not result in the significant loss of the property’s special architectural details or its historic
fabric.
Saved Local Plan 2001 - 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.
Emerging Draft Local Plan Policies
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SChool
STreet

Emerging Policy HE1 - Heritage Assets and their setting
The Council will, through planning decisions and in fulfilling its wider functions, proactively
manage and work with partners to protect and enhance the character, appearance,
archaeological and historic value and significance of the Borough’s designated and
undesignated heritage assets and their setting.
Opportunities will also be pursued, to aid the promotion, understanding and interpretation of
both heritage and cultural assets, as a means of maximising wider public benefits and in
reinforcing Barrow’s distinct identity.
Key elements which contribute to the Borough’s identity, and which will therefore be a
priority for safeguarding and enhancing into the future, include:
1. The Furness Abbey Scheduled Ancient Monument and its setting;
2. 14th Century castles such Piel Castle and Dalton Castle and key religious sites and their
setting;
3. Barrow Town Hall, Ramsden Square and Schneider Square and associated statues as
well as the streets and spaces which interconnect and provide setting for these assets;
4. Wide, Victorian, tree–lined routes into and around Barrow such as Abbey Road and
Hartington Street and the grid-iron pattern of areas of terraced housing in and around
Barrow town centre;
5. Remnants of the Borough’s industrial heritage including sandstone workshop buildings,
the imposing former worker’s tenement blocks on Barrow Island, the slag bank, former iron
workings and traditional, vernacular terraced workers dwellings;
6. Coastal features including Jubilee Bridge, Roa Island jetty, pill boxes, Walney and
Rampside lighthouses and Cavendish Dock;
7. Barrow Park, including the cenotaph and bandstand;
8. Conservation areas and Listed Buildings across the Borough;
9. Key cultural assets encompassing parklands, woodland, landscapes, coastlines,
museums, libraries, art galleries, public art, local food and drink and local customs and
traditions.
As well as fulfilling its statutory obligations, the Council will:
a) Seek to identify, protect and enhance local heritage assets;
b) Promote heritage-led regeneration including in relation to development opportunities;
c) Produce conservation area appraisals and management plans;
d) Develop a positive strategy to safeguard the future of any heritage assets that are
considered to be “at risk”;
e) Adopt a proactive approach to utilising development opportunities to increase the
promotion and interpretation of the Borough’s rich archaeological wealth; and
f) Develop a positive heritage strategy across the Borough.
Emerging Policy HE3 - Listed Buildings
Proposals for works to Listed Buildings, including alterations, extensions or change of use
and development affecting setting should not cause unacceptable harm to its significance,
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including those elements which contribute to their special architectural or historic interest,
and setting. Opportunities to enhance and better reveal their significance will be supported.
Proposals which involve substantial harm to, or loss of, a listed building including to its
setting, will only be permitted in exceptional circumstances where it can be demonstrated
that:
a) The nature of the heritage asset prevents all reasonable uses of the site; and
b) That no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation;
c) That conservation through grant-funding or some form of charitable or public ownership
is demonstrably not possible; and
d) The harm or loss is outweighed by the benefit of bringing the site back into use.

Summary of Main Issues
The acceptability of the proposals in terms of the impact on the significance of the heritage
asset, taking into account national and local policy and the requirements of Sections 16 and
66 of the Act in relation to listed buildings.

Non Material Considerations
Response to Publicity and Consultations
No neighbours listed as consulted
List of Neighbour Responses
No neighbour responses recorded

Organisations Consulted
Consultee

Ancient Monuments Society
Barrow Borough Council (Building Control)
Council For British Archaeology
English Heritage
Heritage Trust For The North West
Historic England (North West)
Society for the protection of Ancient Buildings
The 20th Century Society
The Georgian Group
Victorian Society
List of Organisation Responses
30/03/2017 Building Control
Page 46 of 160

Building regulation approval required for the proposals.
30/05/2017 Building Control
Building regulation approval required for the proposals.
28/06/2017 Council For British Archaeology
"Following on from our conversations about this building, we are not going to comment on
the revised proposals in this new application."
19/06/2017 Cumbria County Council (Archaeology)
"I am writing to thank you for consulting me on the above application and to confirm that I
have no objections and do not wish to make any comments or recommendations.
Please do not hesitate to contact me if you have any queries regarding the above."
19/06/2017 Historic England (North West)
"Thank you for your letter of 14 June 2017 regarding further information on the above
application for listed building consent. On the basis of this information, we do not wish
to offer any comments. We suggest that you seek the views of your specialist conservation
adviser.
It is not necessary for us to be consulted on this application again, unless there are material
changes to the proposals. However, if you would like detailed advice from us,please
contact us to explain your request."
12/05/2017 Victorian Society
"Thank you for notifying the Victorian Society of this application. On the basis of the
information submitted we object to the application due to the harm it would cause to the
special interest of the listed building.
18 School Street is one of an unusual and attractive terrace of three-storey houses. The
Cumbria volume of the Buildings of England records them as having been constructed in
1875 as accommodation for staff of the Barrow hospital, the name of which, in handsome
ceramic tiles, is emblazoned across the front of the terrace, beneath the stone stringcourse
that separates the first and second floors. The terrace, in spite of more recent adaptations
and the replacement of historic fittings, remains a handsome and attractively detailed
group. Its Grade II-listing is indicative of its significance at a national level.
The application proposes a scheme of refurbishment with a view to converting the building
to a six-bed HMO. We raise no objection to the principle of the works which, if scholarly and
appropriate, could realise significant enhancements to the character and appearance of the
listed building. While certain works - such as the removal of paint, the introduction of cast
iron rainwater goods and the reinstatement of a decorative finial - would undoubtedly be
beneficial, we maintain serious concerns at certain other alterations proposed, which I list
below.
Firstly, we object to the replacement of the ceramic signage tiles. The historic signage is
one of the building’s most interesting details and, despite superficial damage to the surface
of a small number of tiles, should certainly be preserved in its entirety.
We object also to the disposal of the historic windows and their replacement with doubleglazed alternatives. The replacement of windows in the terrace has caused the gradual
erosion of its special character and group value, and further harm should certainly be
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avoided here, particularly as no evidence has been provided of the windows’ alleged state
of critical disrepair. Where they exist, the original windows in number 18 should be retained
and renewed by a qualified and accredited joiner, and their original glazing preserved.
Where new windows are either demonstrably required, or would be beneficial – such as the
second-floor windows in the front elevation – they should be of timber, should reinstate the
original pattern and joinery dimensions and should be single glazed. Double glazing cannot
replicate the aesthetic and reflective qualities intrinsic to traditional single-glazed windows
and historic buildings, and its use should be avoided.
It is not clear from the drawings whether or not the original fanlight over the main door is to
be retained. We would certainly object to its removal and instead urge its retention as part
of any refurbishment of the building.
Lastly, we would object to the total replacement of the slate roof were it to be demonstrated
to be original and where there is no evidence that such drastic work is required. In the event
of extensive roof repairs being necessary, then as many as possible of the historic slates
should be salvaged and reused.
In light of the above we advise that the application has some way to go before it can be
considered acceptable. Unless it is revised in accordance with our advice we would
continue to recommend its refusal.
I would be grateful to be notified of your decision in due course."

19/06/2017 Victorian Society - 13/06/2017
"Many thanks for notifying us of the amendments submitted in respect of this scheme. On
the basis of the changes that have been made to the plans we are content to withdraw our
objection."

Officers Report
Site and Locality
This application relates to a mid-terraced property on the south eastern side of School
Street. The property, along with the adjoining 10 dwellings on the terrace, is Grade II listed
dating from around 1880;it also falls within the St Georges Square Conservation Area.It is
understood to have been constructed as a nurses home to serve the former North
Lonsdale Hospital on Lonsdale Street and the lettered panel at second floor level reads
"Barrow Hospital Supported By Voluntary Contributions".
The street is predominantly residential in character with a nursing home opposite and St
George's School about 40m to the south.The terrace is made up of flats and dwellings.
Despite the heritage status the terrace has suffered from lack of investment and
unauthorised alterations over the years which has adversely impacted on significance.
However, no. 18 retains many features of interest such as sash windows, the large arched
timber ground floor window,brick corbels,decorative chimney stacks and stone cills.

Proposal Details
LISTED BUILDING CONSENT FOR REPAIR AND REPLACEMENT WORKS TO A
GRADE 2 LISTED BUILDING, INCLUDING FAITHFUL REPAIR OF ALL
EXISTING/ORIGINAL TIMBER FRAMED WINDOWS, REMOVAL OF REDUNDANT
PIPEWORK, RENDERING OF NON-ORIGINAL REAR BLOCKWORK WALL,
REINSTATEMENT OF SECOND FLOOR STONE CILL(Amended description).
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The applicant is seeking to use the property as a House in Multiple Occupation with six ensuite bedrooms; a parallel planning application has been submitted (2017/0069). In recent
years the property has been subject to unauthorised works to create 3 flats, and an
abatement notice was served on it under the Housing Act as a result of the poor level of
accommodation As a result, few features of interest remain in the interior. The applicant
purchased the property at auction with works to overcome the abatement notice partially
completed.
The design ethos of the proposal has been to retain as much historic fabric as possible
and in instances where the original component is in a state of significant disrepair it is to be
restored and or replaced with a component matching the original as closely as is practical.
The layout has also been arranged so that there is minimal impact on original window and
door openings.The majority of work involves refurbishment such as repairing a chimney
stack, removing render from corbels to reveal original brickwork,re-instating the finial to
match that at the adjacent property, repairing the sash windows, removing paint from stone
cills,replacing damaged brickwork and restoring entrance tiles.
New work includes;
replacement of the two non-original windows on the second floor front elevation with
timber sash windows to match the originals,
replacing non-original downpipes/gutters with cast iron/aluminium ,
re-instating a traditional Victorian-style four panelled front door and similar traditional
door to the rear with upper glazing panels,
the cill missing from the second floor north east window is to be re-instated in
matching materials and detailing,
provision of an additional purlin to provide support at the mid-span of the existing
rafters
isolated demolition works to facilitate the proposed use.

Relevant History
Relevant Policies and Guidance
One of the core planning principles of the NPPF is to "conserve heritage assets in a
manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of this and future generations."
Chapter 12 of the Framework covers Conserving and enhancing the historic environment .
Paragraph 131 states:
131. 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
the desirability of new development making a positive contribution to local character
and distinctiveness.
132. 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. The
more important the asset, the greater the weight should be.
The National Planning Practice Guidance recognises the need for historic buildings to be
kept in use stating "In the case of buildings, generally the risks of neglect and decay of
heritage assets are best addressed through ensuring that they remain in active use that is
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consistent with their conservation. Ensuring such heritage assets remain used and valued is
likely to require sympathetic changes to be made from time to time."and it continues:
"Putting heritage assets to a viable use is likely to lead to the investment in their
maintenance necessary for their long-term conservation."
In addition to normal planning framework set out in the Town and Country Planning Act
1990:
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 areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act
1990 (see in particular sections 16 and 66 ) as well as satisfying the relevant policies
within the National Planning Policy Framework and the Local Plan.
Section 16 requires that; "In considering whether to grant listed building consent for any
works the local planning authority or the Secretary of State shall have special regard to
the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses. "
Saved Policies
Saved Policy D17 echoes national guidance in giving support to the re-use of listed
buildings as long as work is carried out sensitively.
Policy D18 relates to alterations to listed buildings and again echoes the need for
sensitivity. Your officers have negotiated amended plans which satisfy the aims of this
policy.
Emerging Policies
Policy HE1 recognises the wider public benefit of heritage re-generation which this
application fulfils. Bringing the property back into use is welcomed and should help in the
wider regeneration of the area.
Policy HE3 follows national guidance and acknowledges that alterations, extensions or
change of use and development affecting setting should not cause unacceptable harm to
significance. It also advises that opportunities are taken to better reveal significance. The
revised proposals are not considered to adversely impact on significance and much of the
work should allow the character of the building to be better appreciated.

Key Planning Issues
A parallel planning application has also been submitted for the change of use (2017/069);
this application only relates to the Listed Building Consent.
The proposal is welcomed in bringing a vacant heritage asset back into viable use with
minimal intervention and a sensitive design approach and this is supported by both the
NPPF and the PPG. The various heritage amenity societies have been re-consulted on the
amended plans and any responses received after circulation of the report will be reported
as extra information.The Victorian Society have confirmed that they are now happy with the
proposals and have withdrawn their objection.
A number of amendments have been made to retain more historic fabric and I am happy
that the proposals satisfy the requirements of the Act, in particular Sections 16 and 66 and
the aims of the NPPF in terms of safeguarding heritage assets and their settings.I have
also considered the impact of the proposals on the setting of other nearby listed buildings
and St George's Conservation Area to the south and am happy that the proposals should
serve to enhance the setting once completed.It is hoped that, once completed, the
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proposals will serve as an exemplar of good design for the terrace and set a marker as to
the standards that the Planning Authority expect to see on listed buildings.
The amended plans now show that intervention is minimal and is generally reversible and
non-invasive and the overall design ethos has given due consideration to the significance of
the asset and adopted mitigation measures where harm resulted. In terms of the NPPF,
any harm is within the realm of less than substantial and can be justified in the public
interest.In addition, bringing the building back into residential use should help to safeguard
its future, contribute to the regeneration of the area whilst meeting the town's growing
needs for accommodation resulting from the expansion from BAE systems and other large
employers in the area.

Conclusions
The willingness of the applicant to work with the Planning Authority in developing sensitive
proposals is welcomed and bringing the property back into viable use should help to
safeguard the future of the listed building as well as helping overall regeneration of the
area.The proposals are acceptable in terms of the impact on the significance of the listed
building, the setting of the adjacent listed buildings and the conservation area. I have
assessed the proposals in relation to the requirements of the Act, in particular Sections 16
and 66, and am confident that no conflict now arises.The revised proposals should serve
as an exemplar of good design for the terrace and set a marker as to the standard that the
Planning Authority expect to see on listed buildings.

Recommendation
I recommend that Listed Building Consent be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
1. The development hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 15.3.2017 and the hereby approved documents defined
by this permission as listed below, except where varied by a condition attached to this
consent: 1617049 PA 01, PA 02D rec'd on 27.6.17, PA 03A, 04B rec'd on 27.6.17, PA
05C rec'd on 27.6.17, PA 06A, PA 07, amended Statement of Significance including
schedule of work Rev 3 rec'd on 6.6.17.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

Pre-commencement Conditions
2. Prior to the installation of the replacement windows a detailed specification including
sample sections of joinery work (glazing bars, sills etc.) or working drawings (scale 1:20,
1:10, 1:5, half or full size etc.) fully detailing the new / or replacement windows (cross
sections for full glazing bars, sills, heads etc.) shall be submitted to and approved in writing
by the Planning Authority. The development shall be carried out using the approved
specification and retained thereafter.
Reason
To ensure that the proposed works can be effected without detriment to the special
architectural and historic interest of the listed building and because no such details have
been submitted.
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3. Prior to its installation on site details of the secondary glazing system shall be submitted
to and be agreed in writing by the Local Planning Authority. The glazing shall proceed on
this basis and there shall be no changes without the prior written agreement of the Planning
Authority.
Reason
No such details have been agreed and in order to ensure that the glazing does not
adversely impact on the buildings significance inside or out.

During Building Works
4. Other than those shown on the approved plans which are hereby approved, no soil or
vent pipes shall be added to any of the external walls of the building without the prior written
consent of the Planning Authority.
Reason
In order to safeguard the special architectural or historic interest of the building.
5. The works agreed relate to minor repairs to the roof only and these shall be carried out
using salvaged materials from the existing roof or matching natural slate. This consent does
not authorise re-roofing of the building which would require a separate grant of listed
building consent.
Reason
For the avoidance of doubt and because the loss of the historic roofing fabric would not be
authorised without strong and convincing justification including independent detailed reports
on the condition of the roof.
6. All existing skirting boards shall be retained. Any new skirtings required where none exist
shall be constructed of timber of the same design and detailing to the originals.
Reason
In order to ensure that historic fabric is retained and any new fabric does not detract from
the significance of the listed building.

Informative
This development may require approval under the Building Regulations. Please
contact our Building Control department on 01229 876356 for further advice as to how
to proceed.

You will need to contact us again if you want to carry out any work not referred to on the
approved plans. This includes: -any extra work which is necessary after further
assessments of the building's condition; -stripping out or structural investigations; -and
any work in relation to the Building Regulations or any other form of statutory control. It
is a criminal offence to carry out work on a listed building without our consent. Please
remind your client, consultants, contractors and subcontractors of the terms of the
consent.
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This Decision Notice shall be read in conjunction with that for the planning permission
reference 2017/0069.
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LOCATION PLAN
Scale: 1:500 @ A3

2017/0069

Lee Worton

January 19, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Conversion of domestic house to H.M.O

1617049

PA

04

2017/0069

CDM regulations 2015
NB Principle Designer Responsibilities pass to the client upon
formal plans approval being issued by Building Control.

PROPOSED FLOOR PLANS

Asbestos
To comply with the Control of Asbestos Regulations 2012 an
Asbestos Refurbishment and Demolition Report is to be
undertaken prior to the commencement of the works.
All dimensions and levels are to be checked on site.
Any discrepancies are to be reported to Shepherd Architecture and
Surveying Ltd before any work commences.

Allow for re-pointing
existing back yard
wall (both sides)

Replace
existing
back gate

This drawing shall not be scaled to ascertain any dimensions, works
to be carried out to figured dimensions only.
This drawing shall not be reproduced without express written
permission from Shepherd Architecture and Surveying Ltd.

Allow for all necessary repair work
to yard dividing wall, Reinstate
missing half round copings to yard
wall, allow for re-pointing wall

Any reproduction of this drawing shall be in colour.
Existing blockwork yard wall
to be rendered - traditional
sand & cement render

Form new Part M compliant concrete
steps, Max riser 180mm, Max going
250mm. Include handrail

Assumed foul
drainage

Replace non original down pipes
and gutters with black PVCu

All bedrooms to be strictly
single occupancy

BACK YARD

DP

Allow for sympathetically
infiling all redundant
penetrations to elevations

Dish
Washer

All windows to the rear elevations to
be repainted and faithfully restored
by accredited joiner - Allow for
secondary glazing behind window

MH

Carefully clean back/remove
existing black paint from cills
of all rear windows back to
original stone. Allow for
isolated repair as required to
complete the restoration

2670.0

Dryer
KITCHEN

Washing
Machine

Provide and fix purpose made four
panel traditional Victorian style
external door with upper glazing
panels - Door to be Part L compliant -

3635.0

DH

Grade A LD2 Interlinked Fire Alarm System (detection
and sounders as shown) in accordance with BS 5839 :
Part 1 with Call Points for electrical alarm systems to BS
5839 : Part 2 installed to Part 1.

Small Double
(1200mm x 1900mm)

New back inlet gully (surface water
to connect to existing redundant
gully/existing drainage system)

Smoke/heat detector to be mains wired with battery
back up, installed at ceiling height to the positions
shown on the plans and within the basement.
Installation to be in accordance with BS 5839 Part 1

Allow for structural
improvements to the
outrigger roof structure

2680.0

Ensure one hour party wall
construction within roof space
between dwellings

3700.0

BEDROOM 02
940.0

Allow for replacing window
lintel as per Structural
Engineers calculations
(Lintel to bear loading of
NB5)

SVP

DS

fridge/
freezer

Structural Engineer to
provide relevant
calculations for new
concrete lintels/steel
beams and plate

FD30s

For notes on toughend
glazing refer to (Building
Regulations Notes - Sheet
5 - Part K - Glazing)

fridge/
freezer

UP

All steel beams to be enclosed
as necessary with Fireline board
All new and existing structural
steelwork to be given 30mins
fire protection.

1300.0

ENSUITE

NB3

Supply and install new
stone cills to match
existing cills of property
(windows missing cills)

NB4
Allow for relocating
existing gas meter

DN

FD30s

FD30s

FIRE PRECAUTIONS KEY

Cupboard above
shower enclosure

900.0

Existing Stair

E
E

810.0

Remove existing banisters
including MDF coverings
and construct new part M
compliant banisters

Existing Stair

DS
STAIR WELL

under draw stairs with fire line
board to provide 30 minute
fire resisting construction

under draw stairs with fire line
board to provide 30 minute
fire resisting construction

Small Double
(1200mm x 1900mm)

DS

UP

STAIR 1
Existing Stair

DS
BEDROOM 05

STAIRS

4295.0

E

Allow for suitable fire collars to
pipe penetrations.

UP

Existing Stair

E

Service
Void

3460.0

UP

Service
Void BEDROOM 03

Pipe work to be suitably
boxed in to provide 30min fire
resistant construction
Existing original decorative
arch moulding to be retained

All extract fans extraction
distances of greater than 3m
to be fit with inline fans

BS EN 3 compliant Dry
Powder (multi-purpose) fire
extinguishers to locations
shown in the plans.

E

FD30s

CO4

SVP

810.0

SVP

FD30s

CO3

HEAT DETECTOR

FB

FIRE BLANKET

EXISTING WALL

FD30s

Existing Stair

DS

FD30s
SVP

DH

WALL CONSTRUCTION KEY

FD30s

2600.0

LIVING ROOM

SMOKE DETECTOR

DS

Allow for thermal upgrade
to roof void - Any existing
insulation to be replaced
with 400mm of insulation
(Sheep's wool or Hemp)

DS

All pipe work that penetrates
between floors to be suitably
boxed in boxed in to provide

DS

NEW MASONRY CONSTRUCTION

Flue of extract fan serving
Ensuite of Bedroom 04 to
penetrate roof.

ENSUITE

2625.0

NEW STANDARD TIMBER STUD
PROPRIETARY TANKING SYSTEM

Service Void

NEW STRUCTURAL STEEL BEAMS AS PER STRUCTURAL
ENGINEERS DETAILS

2285.1

ENSUITE
2400.0
1000.0

ENSUITE

FD30s

CO1
ENTRANCE
CORRIDOR

EXISTING BEAMS

ENSUITE

All existing remaining original skirting
boards throughout the property to be
retained, new skirting's to be timber
and match existing skirting's

NEW NAYLOR R6 CONCRETE LINTEL/UNLESS OTHERWISE
SPECIFIED BY STRUCTURAL ENGINEER

ENSUITE
Service Void
2550.0

BEDROOM 01

DRAINAGE/EXTRACTION/VENTILATION KEY

BEDROOM 04
BEDROOM 06
4240.0

E

Supply and fix emergency
lighting to BS 5266 - 1 : 2005 to
illuminate when main lights fail.

4225.0

WASTE PIPEWORK
4170.0

FOUL DRAINAGE
DP

3010.0

DS

DS

Covings to be retained

GULLY
SVP

1579.0

1040.0

SOIL AND VENT PIPE TO BE FITTED WITH SUITABLE
FIRE COLLAR BETWEEN COMPARTMENTS
AIR ADMITTANCE VALVE
EXTRACT FAN DUCT

4590.0

4540.0

DOWN PIPE

DS

810.0

Existing original fan light to
be retained

3360.0

Lee Worton

DRY POWDER (MULTIPURPOSE) FIRE EXTINGUISHER
Small Double
(1200mm x 1900mm)

4250.0

DN

4185.0

EMERGENCY LIGHTING

Shelf

All existing plaster
to be retained

30min fire resistant construction.

All new drainage runs located within basement to
connect to newly formed manhole in yard, allow for
rodding eyes as required.

WALL MOUNTED EXTRACT FAN
CEILING MOUNTED EXTRACT FAN

MH

Fire escape/
final exit

PROPOSED GROUND FLOOR PLAN
N Scale: 1:50 @ A1

All first floor windows to
have an unobstructed
openable area that is at least
0.33m2 and at least 450mm
high and 450mm wide.

PROPOSED FIRST FLOOR PLAN
N Scale: 1:50 @ A1

NEW MANHOLE

BEDROOM FURNITURE KEY

PROPOSED SECOND FLOOR PLAN
N Scale: 1:50 @ A1

WARDROBE
550 X 760MM

DOUBLE BED 2000 X 1400MM
WITH BEDSIDE CABINETS
440 X 400MM

June 27, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Conversion of domestic house to H.M.O

1617049

PA

02D

EXISTING FRONT ELEVATION
Scale: 1:50 @ A3

2017/0069

Carefully remove uppermost courses from
existing structurally unstable chimney
stack and faithfully reconstruct matching
the detailing of the existing stack (include
for repair work to uppermost courses of
neighbours half of the stack)

PROPOSED FRONT ELEVATION
Scale: 1:50 @ A3

Contractor to carefully inspect existing roof
covering and advise client of its
condition/potential need for replacement - any
necessary replacement works to salvage and
reuse as many historic slates as possible - roof
repair works to be undertaken only - if roof
replacement works prove necessary a new
separate Listed Building Consent Application is
to be submitted to planning.

New Victorian style finial

Carefully remove render between
corbels/toothing back to original
brick work

Existing second floor windows to be
carefully removed and replaced with
single glazed timber sash windows
incorporating all original detailing,
including horns - allow for secondary
glazing behind window

Carefully clean back/remove existing black
paint from brick corbel/hood moulds and
restore back to original buff finish
Carefully clean back/remove existing black
paint from stone heads and repair as required

Replace non original down pipes and
gutters with aluminium/cast iron

Carefully clean back/remove existing black paint
from existing segmental arch back to original
brickwork - alternatively apply masonry paint
sensitively matching the original brick work

Carefully clean back/remove existing
black paint from cill back to original York
stone. Allow for isolated repair as
required to complete the restoration

June 27, 2017

18 School Street, Barrow-in-Furness, Cumbria, LA14 2JN
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Existing ground and first floor windows
to be repainted and faithfully restored
by accredited joiner - Allow for
secondary glazing behind window

Lee Worton

Existing damaged signage to be
carefully and faithfully repaired

Carefully clean back/remove
existing black paint from banding
courses to original York stone.
Allow for isolated repair as required
to complete the restoration

Replace brick as necessary

Existing fan light and frame to be
repainted and faithfully repaired

Provide and fix purpose made four
panel traditional Victorian style
external door with upper glazing
panels - Door to be Part L compliant

Conversion of domestic house to H.M.O

1617018

PA

04B

B21/2017/0160
Application Number : B21/2017/0160

Date Valid : 28/02/2017

Address : 84 Ocean Road, Barrow-inFurness, Cumbria, LA14 3DB

Case Officer : Jennifer Dickinson

Proposal : Two storey side pitched extension with abutting front porch and rear single
storey pitched roof extension. Flat roof dormer to rear elevation and creation of additional
off street parking with permeable paving (amended plans received)
Parish : N/A

Applicant : Mr & Mrs Steve Hutchings, 84
Ocean Road, Barrow-in-Furness

Agent : Mr Malcolm Jones, 59 Harrogate
Street, Barrow-In-Furness

Statutory Date : 25/04/2017

Recommendation : Conditional
Approval

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - 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.
Housing Chapter Alteration 2006 - 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.
Housing Chapter Alteration 2006 - Policy B16
For single or two storey side extensions that would, if repeated in a street, convert a
row of properties into a terrace, the Authority will require the design to overcome this
effect.
Emerging Draft Local Plan Policies

Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to
ensure development is sustainable. The Council will work pro-actively with applicants to
find positive solutions that allow suitable proposals for sustainable developments to be
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Planning Committee 11th July 2017

Ward : Walney South Ward

approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by
taking an integrated approach to protect, conserve and enhance the built, natural and
historic environment whilst ensuring access to essential services and facilities and a
wider choice of housing. This will enable the Local Plan’s Vision and Objectives to be
met and to secure development that simultaneously achieves economic, social and
environmental gains for the Borough.
Planning applications that accord with the Development Plan will be approved without
delay, unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of
date at the time of making the decision then the Council will grant permission unless
material considerations indicate otherwise, taking into account whether:
a) Any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits when assessed against the policies in the
National Planning Policy Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be
restricted.
Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development
Plan policies which may determine the suitability of particular sites, all proposals will be
required to meet all of the following criteria, where possible, taking into account the
scale of development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure designed
and integrated to enable accessibility by walking, cycling and public transport for main
travel purposes, particularly from areas of employment and retail, leisure and education
facilities;
b) Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
c) Ensuring access to necessary services, facilities and infrastructure and ensuring that
proposed development takes into account the capacity of existing or planned utilities
infrastructure;
d) Ensuring that the health, safety and environmental effects of noise, smell, dust, light,
vibration, fumes or other forms of pollution or nuisance arising from the proposed
development including from associated traffic are within acceptable levels;
e) Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic interest
of related landscapes, settlements, street scenes, buildings, open spaces, trees and
other environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
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i) Ensuring that construction and demolition materials are re-used on the site if
possible;
j) Avoiding adverse impact on mineral extraction and agricultural production;
k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they
must highlight how the development will contribute towards the achievement of the
objectives by alternative means.
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, including surrounding uses, 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, taking into account relevant Supplementary
Planning Documents;
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 wellstructured 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
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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 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 (in accordance with the Building Regulations), the
orientation of new buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through
the provision of appropriate roof pitches.
Emerging Policy H16 - Loss of sunlight or daylight
Extensions to dwellings will be permitted unless they adversely affect the amenities of
neighbouring properties by virtue of an undue loss of sunlight or daylight or by the
creation of an overbearing impact or unacceptable level of enclosure. The Local
Planning Authority will refer to the standards laid out by the BRE (or any subsequent
replacement standards) on sunlighting and daylighting in its assessments of
applications.
Emerging Policy H18 - Prevention of Terracing Effect
Single or two-storey side extensions will be permitted providing that they are designed
to avoid the creation of a terracing effect that would be detrimental to existing
townscape character if repeated in a street.
Emerging Policy H20 - Design of Roofs
Extension roofs will need to match the pitch and materials used on the main building.
The ridge height must be lower than those on the original building to avoid the creation
of a dominant extension in relation to the original dwelling or within the wider
streetscene.
Flat roofed extensions may be acceptable to the rear of properties where they do not
impact upon the streetscene or the amenities of neighbouring properties. They will
however be restricted at the side or front of dwellings or in any other prominent
positions that would impact unduly on streetscene form and character.
Emerging Policy H21 - Front Extensions
Single and two storey front extensions will only be allowed where they:
a) Are not intrusive upon the character of the street scene in the context of the
building line;
b) Are sympathetically designed in respect of the main buildings existing
architecture, its scale, and layout;
c) Do not adversely impact upon the amenities of neighbouring occupiers.
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Summary of Main Issues
A representation has been received from the attached neighbour of the site regarding the
impact of the proposal on their property.

Non Material Considerations
Structural Integrity
Private Views
Pre-existing issues with drainage
Party Wall Considerations

Response to Publicity and Consultations
Neighbours Consulted
Street Name
Ocean Road
Strathaird Avenue

Properties
82, 86,
19, 21, 23,

List of Neighbour Responses
The Occupier : 86 Ocean Road Barrow-in-Furness - received 20.3.17
"I wish to object to the proposed planning application (B21/2017/0160) on the following
grounds:
Structural integrity
Number 84 is a semi-detached property sharing a building footprint, including a party wall,
chimney stack and original foundations with 86 Ocean Road. It is a real concern that the
potential increase in weight from the proposed alterations outlined in the plans may
substantially effect the structural integrity of Number 86 Ocean Road.
Furthermore, there is no obvious plans in place for any potential reinforcement of the
shared foundations.
The change in the roofline due to the second-floor extension may involve changes to occur
with regard to the shared chimney stack. This issue has not been clearly addressed on the
proposed rear elevation and not addressed at all on the proposed front elevation.
There is a real danger that the proposed alterations will produce elements of rotational
movement and subsidence and consequently will directly affect the structural integrity of
Number 86.
Building line at rear
The proposed single storey rear extension will move the building line a further five metres
from the original building line. According to the site plan, this will be further than the building
line on any other similar properties in the same row.
Building line/ Roof line
The second-floor rear extension will involve an amended roof line; this is not in keeping with
similar properties within the row.
Alteration in a field of view from the rear of No 86 Ocean Road
The proposed single-storey rear extension will have a significant effect upon the field of
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view available from the ground floor rear aspect of Number 86. I object to this. The amount
of light entering Number 86 will be significantly affected by the proposed extension which
would both overshadow Number 86 and be extremely imposing in nature.
It should be clearly considered that the extension in place at Number 86 is predominantly
glass (the remainder being part of the original building), and so the potential imposing
nature of the proposed rear extension of Number 84 will be even more evident.
Change in character
The proposed extensions to Number 84 will significantly alter the appearance of the
property, both in respect of the front and rear elevations. This change in the architectural
details will not be in keeping with any existing properties (both amended and not amended)
in the row.
Change of use
The existing three bedroomed property will be increased to have potentially five bedrooms.
This includes the additional room within the proposed second floor extension. This
extensive increase in the number of bedrooms, the proposal to significantly enhance the
living space and the application to increase the available parking space, indicates the wish
to alter Number 84 from a C3 (Dwelling houses) to a C4 (Houses in multiple occupation)
classification.
Use of materials
The use of grey cladding within the proposed alterations both at the front and rear
elevations is not in keeping or architecturally sympathetic with the existing buildings in the
row.
Drainage
Insufficient information has been included within the plans to demonstrate how any potential
issues with flooding from the rear garden of Number 84 into Number 86 would be
addressed specifically. The proposed increase in the surface area of the rear elevation will
mean that the area available for natural run off will be severely compromised.
The plans
There is insufficient information on the plans as to any potential need to reinforce
foundations.
There is insufficient information on the plans as to how any drainage issues (excluding the
use of guttering) relating to Number 86 may be addressed.
There is insufficient information on the plans as to how any further structural issues resulting
from potential subsidence would be addressed.
There is insufficient information on the plans as to how any potential changes to the shared
chimney between Number 84 and Number 86 would be addressed.
The garage noted on the plans has already been removed.
I wish to attend the Application Planning Committee meeting. Please send me details of
how to attend."
86 Ocean Road Barrow-in-Furness - received 2.6.17
"I wish to object to the amended planning application (B21/2017/0160) on the following
grounds:
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Building line at rear
The proposed single storey rear extension will move the building line a further five metres
from the original building line. According to the site plan, this will be further than the building
line on any other similar properties in the same row.
Alteration in the light available and field of view from the rear of No 86 Ocean Road
The proposed single-storey rear extension will have a significant effect upon the field of
view available from the ground floor rear aspect of Number 86. I object to this.
It should be clearly considered that the extension in place at Number 86 is predominantly
glass (the remainder being part of the original building), and the proposed extension at
Number 84 will be of a solid wall construction, so the potential imposing nature of the
proposed rear extension of Number 84 will be even more evident.
The amount of light entering Number 86 will be significantly affected by the proposed
extension which would both overshadow Number 86 and be extremely imposing in nature.
The effect of the proposed extension on the quality of light within the the original rear room
at number 86 will be particularly apparent.
This extension therefore is I believe an infringement of my ‘Right to Light’ as set out in the
Prescription Act of 1832.
Change of use
The existing three bedroomed property will be increased to have potentially five bedrooms.
This includes the additional room within the proposed second floor extension. This
extensive increase in the number of bedrooms, the proposal to significantly enhance the
living space and the application to increase the available parking space, indicates the wish
to alter Number 84 from a C3 (Dwelling houses) to a C4 (Houses in multiple occupation)
classification.
Drainage
Insufficient information has been included within the plans to demonstrate how any potential
issues with flooding from the rear garden of Number 84 into Number 86 would be
addressed specifically. The proposed increase in the surface area of the rear elevation will
mean that the area available for natural run off will be severely compromised.
The plans
There is insufficient information on the plans as to how any drainage issues (excluding the
use of guttering) relating to Number 86 may be addressed.
The garage noted on the plans has already been removed.
I wish to attend the Application Planning Committee meeting. Please send me details of
how to attend."
Organisations Consulted
Consultee
Barrow Borough Council (Building Control)

List of Organisation Responses
Building regulation approval required for the proposals.
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Officers Report
Site and Locality
The site is a 1930's semi detached dwelling positioned to the north west of Ocean Road.
Ocean Road is a wide road with a spacious feel.

Proposal Details
Two storey side extension with abutting front porch and rear single storey pitched roof
extension. Flat roof dormer to rear elevation and creation of additional off street parking with
permeable paving (amended plans received)
The two storey element of the proposal is to extend out to the side by 2.1m and be stepped
forward by 0.5m with a hip roof and gable feature to the front. The rear single storey
extension is to extend out from the rear elevation by 5m and across both the host property
and the side extension. The height to the eaves of the rear extension is 2.9m and the ridge
is 4.2m.

Relevant History
57/2004/0336 86 Ocean Road Barrow-in-Furness Cumbria LA14 3DB Ground floor
conservatory to rear of property and new opening to toilet (existing) Appcond 07/05/2004
B21/2013/0382 82 Ocean Road Barrow-in-Furness Cumbria LA14 3DB Two storey side
extension forming garage/bike store and kitchen on ground floor with master
bedroom/ensuite over Appcond 03-JUL-2013

Relevant Policies and Guidance
National Guidance
The national planning policy framework has a presumption in favour of sustainable
development of good design and this should be approved without delay. Paragraphs 14,
17 and 56 apply to this application.
Saved Policies
Saved policy B14 seeks to protect residents from the impact of rear extensions, B16 from
potential terracing impact from proposals and policy D21 places emphasis on good design.
Emerging Policies
Emerging policies DS1 and DS2 follow on from the National Planning Policy Framework
bringing the sustainable development emphasis to a local level along with DS5 following on
from the national requirement for good design. More specifically H16, H18, H20 and H21
give more design cues for development ensuring a sustainable impact is achieved from
proposals.

Key Planning Issues
The key planning issues for this scheme are the impact on residential amenity from the
proposal and the visual impact. A representation has been received from the attached
neighbour raising a number of concerns, some material and some non-material to this
assessment. The scheme before you today is a revised version of the original submission.
The proposed roof above the side extension has been altered from a gable to a hip design
which resulted in the reduction of the width of the proposed rear dormer. Neighbours have
been re-consulted on the changes. There have also been some alteration to the
fenestration details on the proposed front elevation of the scheme.
Page 64 of 160

The area of the single storey rear extension has been highlighted as a concern to the
attached neighbour. Currently this neighbour benefits from a part glazed and part dashed
rear extension across the rear elevation of their property along with a garage towards the
rear. This proposal is to extend out from the rear elevation of the host property by 5m
across both the original property and the proposed side extension set in from the attached
neighbour by approximately 350mm. This extends further than the neighbour's existing
extension by approximately 2m. Saved policy B14 and emerging policy H16 seek to
protect neighbours from impact on daylight/sunlight from proposals. In this instance the
attached neighbour is positioned to the south west of the application site and as such there
should be no additional impact on sunlight to them from this proposal. The non attached
neighbour to the north is positioned slightly higher than the host property and has a blank
wall serving a garage and dense, tall planting along the boundary and there should therefore
also be no impact on sunlight to them. Similarly, the proposal should not impact on daylight
to the neighbouring properties. There are no openings in the side elevation of the
proposed rear extension and this will improve privacy to the attached neighbour. Privacy will
be protected via boundary treatments and distance to the properties to the rear.
Within the representations received a number of issues have been raised which are both
material and non material to the planning process. It appears from the representation there
is a pre-existing issue with drainage in the rear garden. This is a civil matter which will
require resolution between the two parties. Structural integrity of the building is also not
material to the planning consideration as this is dealt with under the Building Regulations.
Matters relating to the chimney stack would be covered under the Party Wall Act. The
Building Regulations and Party Wall Act are separate to planning and should not therefore
be replicated in the consideration of this proposal.
Reference is also made within the representation to a change of use of the property.
Currently the property would be considered to fall within Class C3 (dwellinghouses) within
the Town and Country Planning (Use Classes) Order 1987 (as amended). This class also
has a permitted change to a house in multiple occupation (C4). Either class allows for
occupation of a property of up to 6 people and therefore a change of use should not occur
from this proposal.
Visual Impact
The most prominent elements of this proposal are the two storey side extension and front
porch which will be visible within the street scene. Their design has been amended since
the original submission and these amendments have improved the proposal to fit better with
the host property. The roof style has been altered and now matches the host property
design. The design introduces a step forward similar to the projection of the bay window in
the host property. This adds interest and variety to the property frontage and assists in
mitigating against any potential for future terracing effect should neighbouring properties
seek to extend.
Whilst emerging policy H20 makes reference to the ridge height of extensions being at a
reduced height when compared to the host property, in this instance, the continuation of the
ridge line and the matching pitch with the original roof achieves a simpler roof style which
compliments the property and achieves a better harmony with the roof scape of the
area. The neighbouring pair of properties to the north are set at a higher ground level than
the application site and the roof style will be viewed alongside the elevated position of these
properties. Emerging plan policy H21 refers to front extensions. Since the proposal's
amendment it has reduced its impact on the street scene and now respects the host
building. The use of matching materials throughout is also important to the proposal and
ensures efficient integration with the host property. The rear elements of the proposal both
the ground floor extension and dormer extension are also considered acceptable in terms
of visual impact. A similar rear dormer could be erected without the need for permission.
They are limited in views to those of the properties to the rear. I therefore consider this
amended proposal in this locality accords with saved policy D21.
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Parking
Currently on site is a driveway to the front of the property measuring 6m in length. As part
of this proposal the driveway entrance to the front is to be widened and the front garden
area is to be replaced with a permeable surface. This increases the area for parking on
site.

Conclusions
Ocean Road is a wide road with a spacious feel. This proposal will be glimpsed in the
wider views of the area and the visual impact of the proposal shall now be modest. The
revised design is considered acceptable and meets with both local and national policy and
is therefore considered sustainable development. There will be minimal impact on
residential amenity from the proposal.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
2. The development hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 28.2.17 and the hereby approved documents defined by
this permission as listed below, except where varied by a condition attached to this consent:
MEJ/2017/213/003, 004, 005, 006, 007, 008, 009 issue 2, 010 issue 3, 011 issue 2
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 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.

Operational Conditions
4. Notwithstanding the provisions of the Town & Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order with
or without modifications) no opening of any kind shall be made in the side elevation facing
86 Ocean Road 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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Informative
This development will require approval under the Building Regulations. Please contact our
Building Control department on 01229 876356 for further advice as to how to proceed.
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B21/2017/0218
Application Number : B21/2017/0218

Date Valid : 30/03/2017

Address : 37 Ashdown Road, Barrow-inFurness, Cumbria,LA13 0JR

Case Officer : Maureen Smith

Proposal : First floor side extension forming bedroom 5 with en-suite and first floor side
extension forming bedroom 4. Rear ground floor extension forming sun room. Ground
floor utility room and WC and extended slate porch canopy.
Ward : Roosecote Ward

Parish : N/A

Applicant : Mr Gregory Taylor, 37 Ashdown Agent : Mr Dave Tyson, 4 High Duddon
Road, Barrow-In-Furness
Close, Ireleth, Askam-In-Furness
Recommendation : Permission be
Granted

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - 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.
Housing Chapter Alteration 2006 - 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.
Housing Chapter Alteration 2006 - 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.
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Statutory Date : 26/05/2017

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.
Housing Chapter Alteration 2006 - Policy B16
For single or two storey side extensions that would, if repeated in a street, convert a row of
properties into a terrace, the Authority will require the design to overcome this effect.
Emerging Draft Local Plan Policies
Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to ensure
development is sustainable. The Council will work pro-actively with applicants to find
positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by taking an
integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider choice of
housing. This will enable the Local Plan’s Vision and Objectives to be met and to secure
development that simultaneously achieves economic, social and environmental gains for
the Borough.
Planning applications that accord with the Development Plan will be approved without delay,
unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise, taking into account whether:
a) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning Policy
Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be restricted.
Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development Plan
policies which may determine the suitability of particular sites, all proposals will be required
to meet all of the following criteria, where possible, taking into account the scale of
development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure designed and
integrated to enable accessibility by walking, cycling and public transport for main travel
purposes, particularly from areas of employment and retail, leisure and education facilities;
b) Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
c) Ensuring access to necessary services, facilities and infrastructure and ensuring that
proposed development takes into account the capacity of existing or planned utilities
infrastructure;
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d) Ensuring that the health, safety and environmental effects of noise, smell, dust, light,
vibration, fumes or other forms of pollution or nuisance arising from the proposed
development including from associated traffic are within acceptable levels;
e) Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic interest of
related landscapes, settlements, street scenes, buildings, open spaces, trees and other
environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
i) Ensuring that construction and demolition materials are re-used on the site if

possible;

j) Avoiding adverse impact on mineral extraction and agricultural production;
k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they must
highlight how the development will contribute towards the achievement of the objectives by
alternative means.
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, including surrounding uses, 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, taking into account relevant Supplementary Planning Documents;
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,
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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 wellstructured 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 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 (in accordance with the Building Regulations), the orientation of new
buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through the
provision of appropriate roof pitches.

Emerging Policy H16 - Loss of sunlight or daylight
Extensions to dwellings will be permitted unless they adversely affect the amenities of
neighbouring properties by virtue of an undue loss of sunlight or daylight or by the creation
of an overbearing impact or unacceptable level of enclosure. The Local Planning Authority
will refer to the standards laid out by the BRE (or any subsequent replacement standards)
on sunlighting and daylighting in its assessments of applications.
Emerging Policy H18 - Prevention of Terracing Effect
Single or two-storey side extensions will be permitted providing that they are designed to
avoid the creation of a terracing effect that would be detrimental to existing townscape
character if repeated in a street.
Emerging Policy H20 - Design of Roofs
Extension roofs will need to match the pitch and materials used on the main building. The
ridge height must be lower than those on the original building to avoid the creation of a
dominant extension in relation to the original dwelling or within the wider street scene.
Flat roofed extensions may be acceptable to the rear of properties where they do not
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impact upon the street scene or the amenities of neighbouring properties. They will
however be restricted at the side or front of dwellings or in any other prominent positions
that would impact unduly on street scene form and character.

Summary of Main Issues
The impact of the proposal on the amenity of adjacent residents, general design issues and
compatibility with national and local planning policy.

Non Material Considerations
views, property prices, private issues such as encroachment on boundaries, restrictive
covenants, noise during construction.

Response to Publicity and Consultations
Neighbours Consulted
Street Name

Properties

Ashdown Road
Redoak Avenue

35, 39,
52, 54,

List of Neighbour Responses
The Occupier : 50 Redoak Avenue Barrow-in-Furness
"phone conversation this morning to case manager Maureen. This was to explain our
previous 1st objection to the bedroom 5 and on-suite at no. 37 Ashdown road. That
following a discussion with Mr. G. Taylor, we agreed that although we didn't want the
extension at all (as stated in first objection), we were willing to compromise our objection to
just objecting to the pitched roof (for reasons as stated in 2nd objection). He agreed with us
that this was a compromise he could live with as he didn't particularly want the pitched roof
anyway and that it was the council that had said he needed to amend his plans to have the
roof as pitched. The few properties around us that have had extensions have flat roofs. Also
the property has title restrictions that Mr. Taylor will need to ask for consent to the proposed
plans from Holker estates as these title restrictions still apply."
The Occupier : 50 Redoak Avenue, Barrow-in-Furness
"Myself and My partner Mr. Andrew White, object in particular to plans for a 5th bedroom
and en-suite. we were unaware of current planning applications until recently. Work
commenced on Sun 20/5 and 21/5 at both no, 37 and 35. starting with the hacking down of
3 substantial trees. One of the trees at no, 35 had a birds nest in. The tree was partially
taken down 21/5, leaving the main trunk with a few branches that contained the nest. When i
returned home that afternoon the rest of the tree and nest had been cut down. the birds
spent months building this(we have photos) and seemed distressed trying in vain to locate
it's nest. It appears both properties are having work done by the same people and i believe
are now clearing the land. we are concerned they may damage our large tree in our garden.
We purchased our property for the level of privacy and sea/country views afforded us in our
back garden. we had this level of privacy reduced when no, 33 cut down 3 substantial trees,
albeit replaced by fencing. Now with no,35 hacking down trees in their garden, including the
one with the nest, our privacy has been considerably reduced, with their
conservatory/bedrooms now looking directly onto our kitchen/relaxation room/bedroom.
Even if they put a fence up the privacy is no where near what we had and despite being a
shared boundary have not approached or spoken to us at all before commencing the work.
With regard to bedroom 5 and en-suite proposed plan; Our privacy will be reduced and
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sea/country views taken away. (which helps reduce my stress, relaxes me and thus aids me
in keeping my pain levels lower, caused by my incurable chronic pain condition). To be
replaced by a black wall/roof with windows, thus invading our privacy and making us feel
hemmed in. we'll just see a black block of wall. we also believe the plans to be a vast over
development and thus overbearing and object to length of time we will be subjected to a
considerable noise level and disruption. I already feel trapped in my home due to the noise
levels if i go into the garden. However whilst we appreciate that periods of noise and
disturbance are a fact of life, as people often have work/extensions done. we feel that the
plans for no, 37 extensions are excessive and thus will lead to a excessive amount of noise
and disturbance to all neighbouring properties for an unacceptable length of time. Thus we
do not have any objection to the other plans other than for bedroom 5 and en-suite due to
the impact on our privacy and other areas as previously mentioned. Thank you for your time
and consideration."
The Occupier : 50 Redoak Avenue, Barrow-in-Furness 31/5/17)
"Following a discussion and explanation of plans for 37 Ashdown Close, with the owner, we
wish to amend our previous objections entered here on 23/5/17. We now have no
objections to the plans for No. 37, with the exception of the plan for a pitched roof to
bedroom No.5/en-suite. We feel we could live with a flat roof as per original plans.
However we are adamant in our objection to a pitched for the following reasons; our privacy
will be reduced and current sea/country views taken away only to be replaced with a black
block of wall. This is overbearing and will also make us feel hemmed in. We believe it is a
acceptable compromise to agree to the plans for 5th bedroom/en-suite with a flat roof only.
Once again thank you for your time and consideration."
The Occupier : 52 Redoak Avenue Barrow-in-Furness
"The Amended Proposals
Neighbours had to inform us of the new amendments , therefore we did not know of the new
proposals . Objections to amended proposals are as follows :
1. The amended proposal shows a new pitched slate roof extending from the original house
roof to the end of the extension . The first proposal was for a flat roof and was more
acceptable . The new proposal for us would be an eyesore and would virtually eliminate our
view between the two houses opposite . A flat roof as proposed for the other side of the
house would be far more presentable.
2. There was no mention in the first application for a wood burning stove.The height of the
flue seems too low to get fumes away, could be a possible air pollution problem.
We had no objections to the first proposal but the proposed new slate roof extension as
stated above would practically eliminate our view at that end of the extension, in addition to
being faced with the large area of the proposed pitched roof. From our bungalow it seems
completely unacceptable."
The Occupier : 54 Redoak Avenue Barrow-in-Furness
"Hello. I currently have no objections to the application to the property listed, however both I
and my neighbours are having concerns over work that is being carried out by the
contractors where they have remove a significant amount of earth directly adjacent to my
boundary line at the bottom of my garden. I am concerned that due to the depth they have
gone this could undermine the footings, tree/bush roots, fence panels and soil erosion due
to the significant difference in height. I would very much appreciate if you could investigate
this issue and contact me with assurances that my garden border will remain secure and
safe. Thank you for you help in this matter and I very much look forward to you reply."
The Occupier : 54 Redoak Avenue Barrow-in-Furness
"Hello. with regard to my previous concerns over this application, I have spoken with Mr
Taylor and he has given me assurance and explained in detail his proposed plans for an
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adequate retaining wall.
I have accepted his explanation and I have no further concerns and therefore I support the
application."
Organisations Consulted
Consultee

Barrow Borough Council (Building Control)
List of Organisation Responses
Building Control 31/03/2017
"Building Regulation Approval required for the proposals"

Officers Report
Site and Locality
This application relates to a modern detached property on the northern side of Ashdown
Road on the Holbeck estate to the east of Barrow. The area is completely residential in
character made up of dwellings of a similar age and design. The property sits at the north
eastern end of a small cul-de-sac and Ashdown Road slopes upwards from Leece Lane in
a south to north direction.The property occupies a generous corner plot with a back garden
depth of approximately 10m. The properties to the rear on Redoak Avenue are mostly
bungalows set at a slightly elevated ground level to the properties on Ashdown Road. A
number of the properties on Ashdown Road have been extended by way of two storey
extensions.

Proposal Details
First floor side extension forming bedroom 5 with en-suite, first floor side extension forming
bedroom 4, rear ground floor extension forming sun room. Ground floor utility room and WC
and extended slate porch canopy.
The application has a number of elements to it:
-the provision of a first floor extension over the existing side attached garage to provide an
en-suite bedroom. This extension runs the full depth of the property and the plans have
been amended along the way to include a pitched roof rather than a flat roof to this element.
The front porch canopy has been extended across the frontage to give some unity. No
windows are proposed to the side elevation and there is an obscure glazed window to the
rear to serve the en-suite bathroom. An additional first floor window is proposed in the
original part of the dwelling (proposed bedroom three).
-the provision of a first floor extension over the lounge to the eastern side to provide an
additional bedroom. This extension is flat roofed and is set back from the front building line
by approximately 3.9m. First floor windows are proposed to the front and rear elevations.
-the erection of a single storey rear extension to provide a sun room, utility and w.c. This has
a footprint of 6.9m by 5.92m with blank walls to the north and west elevations and glazed
doors to the east.
Since the rear garden is currently set at two levels excavations are proposed so that the
garden will be set at one (lower) level.
Materials are to be red buff facing brick for the walls, Brazilian slate for the pitched roof and
a flat GRP roof.
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Relevant History
none

Relevant Policies and Guidance
National Guidance
The NPPF seeks to encourage good design and requires that sustainable development is
approved without delay.
Saved Policies
Policy D21 sets out a general design code by which all applications should be considered
and the proposal conforms to the aims of this policy.
Policy B14 considers residential amenity issues such as daylight, sunlight and overbearing
impact. Any impact on adjacent residents is considered to be modest.
Policy B15 considers impact on privacy and suggests a 21m back to back distance for
habitable rooms. Whilst the ground floor sun room would encroach on this distance, there
are no windows in the rear elevation and privacy is considered to be adequately maintained
due to boundary treatments, tree planting, orientation and site levels such that the proposals
conform to the spirit of the policy.
Policy B16 seeks to use design to prevent a terracing effect; the plot size and proposed
design provide mitigation in this case.
Emerging Policies
Policies DS1 and 2 relate to sustainable development criteria which the proposal accords
with.
Policy DS5 echoes Policy D21 above in seeking to encourage good design.
Policy H16 considers amenity in terms of loss of daylight and sunlight. Any impact on
neighbours in this regard is viewed as modest.
Similar to Policy B16 above, Emerging Policy H18 seeks to prevent a terracing effect.
Policy H20 relates to the detailed design of roofs and suggests that the ridge should be
lower and flat roofs should be exceptional.The applicant has been asked to consider
reducing the ridge although their may be construction constraints in this case. In terms of
the flat roof, it is very much a secondary element not readily visible from general public
view. Numerous flat-roofed extensions are present on this street on the front elevation and
give the context and the limited weight of the policy I feel that the proposal is acceptable in
this case.

Key Planning Issues
Residential amenity
The property occupies a generous plot and whilst a number of extensions are proposed the
plot is capable of accommodating the development without undue detriment to any
neighbours. In terms of the side extension to the west (pitched roof), no windows are
proposed in the side elevation. The neighbour to the west (no 35) has no windows in the
principal side elevation other than a window at first floor level set back by approximately
2.8m which overlooks the space above the garage. Given the existing and proposed
fenestration arrangement and orientation of the property I do not believe that this property
will be particularly impacted by the proposals. This neighbour has not raised any objection.
Page 84 of 160

In terms of the extension to the east,the nearest neighbour sits to the south and at rightangles to the application site and is not impacted by the extension. No objection has been
raised by this property.
Somewhat confusingly, three objections were originally raised by neighbours to the rear,
possibly prompted by site clearing work that the applicant commenced. One of these
objections has subsequently been withdrawn leaving two unresolved (no 50 & 52 Redoak
Avenue). These are set at a slightly higher ground level than the application site and to the
north west of it. The properties sits at a slightly splayed angle and have an existing back to
back distance of between 26 and 33m from the application property; even with the
construction of the rear sun room their privacy and amenity is unlikely to be adversely
affected given the orientation, ground levels and boundary tree planting which all combine
to mitigate any impact. I have also viewed the proposal from the objectors rear patio doors
(kitchen) and am of the view that any impact would be modest. Members will be aware that
views, property prices and land ownership issues, are not material planning issues.
Design
The property sits in a fairly generous plot and a number of other properties on this
development have already constructed similar extensions, some entirely with flat roofs. The
pitched roof to the main extension is preferable to a flat roof and the continuation of the
porch across the frontage provides some design unity. Whilst a set-back is not proposed in
this case, this is no different to other extensions recently constructed in the street and the
policy is generally aimed at preventing a "terracing effect" should immediate neighbours
both extend. This is not a concern in this case, since the plot width is more generous and a
path is retained to the side of both properties providing some separation.
Whilst the extension to the east is flat roofed this element is set back from the front building
line and sited to the corner of the cul-de-sac and should not be readily visible from any
public viewpoints.Whilst a pitched roof would be preferred, given the position of the
extension and other extensions already constructed on this street the design is considered
to be acceptable.
The rear extension is typical of others on this street and will not be readily visible from any
public viewpoints. On balance the package of proposals is considered to be acceptable
from a design point of view.
Policy
The policy consideration is set out above, The proposal is considered to be acceptable in
terms of national and local planning policy.

Conclusions
On balance, given the context of the street, the proposal is considered to be acceptable in
terms of design, residential amenity and policy. Any impact on adjacent neighbours is felt to
be modest and I do not feel that a reason for refusal on residential amenity grounds could
be substantiated at appeal.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
1. The development hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 30.3.2017 and the hereby approved documents defined
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by this permission as listed below, except where varied by a condition attached to this
consent: 1-GT-14,8-GT-14,2-GT-14,9-GT-14,3-GT-14,10-GT-14,4-GT-14,11-GT-14 Mod
B rec'd on 27.6.17,7-GT-14,14-GT-14 Mod B rec'd on 27.6.17,6-GT-14,13-GT-14,5-GT14,12-GT-14 Mod B rec'd on 27.6.17
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
2. The materials to be used in the construction of the external surfaces, including walls,
roofs, doors, and windows, of the extensions hereby permitted shall be of the same type,
colour, and texture as those used in the existing building.
Reason
To ensure a satisfactory appearance to the development, and to minimise its impact upon
the surrounding area.

Operational Conditions
3. Notwithstanding the provisions of the Town & Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order with
or without modifications) other than the door shown in the approved plans which is hereby
approved, no opening of any kind shall be made in the west elevation facing no. 35
Ashdown Road 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.

Informative
This development may require approval under the Building Regulations. Please
contact our Building Control department on 01229 876356 for further advice as to how
to proceed.
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B21/2017/0325
Application Number : B21/2017/0325

Date Valid : 26/05/2017

Address : 33 Chapel Street Dalton-inFurness Cumbria LA15 8BY

Case Officer : Barry Jesson

Proposal : Alterations and rear extension forming a kitchen and bathroom.
Ward : Dalton North Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr D Pearson 35 Myrtle
Terrace Dalton-in-Furness

Agent : Mr Mike Batty Plans Drawn Atina
House The Promenade Barrow-in-Furness

Statutory Date : 21/07/2017

Recommendation : Granted with
Conditions

Saved Local Plan Policies
Housing Chapter Alteration 2006 - 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.
Emerging Draft Local Plan Policies
Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to ensure
development is sustainable. The Council will work pro-actively with applicants to find
positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by taking an
integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider choice of
housing. This will enable the Local Plan’s Vision and Objectives to be met and to secure
development that simultaneously achieves economic, social and environmental gains for
the Borough.
Planning applications that accord with the Development Plan will be approved without delay,
unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise, taking into account whether:
a) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning Policy
Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be restricted.
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Relevant Policies and Guidance

Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development Plan
policies which may determine the suitability of particular sites, all proposals will be required
to meet all of the following criteria, where possible, taking into account the scale of
development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure designed and
integrated to enable accessibility by walking, cycling and public transport for main travel
purposes, particularly from areas of employment and retail, leisure and education facilities;
b) Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
c) Ensuring access to necessary services, facilities and infrastructure and ensuring that
proposed development takes into account the capacity of existing or planned utilities
infrastructure;
d) Ensuring that the health, safety and environmental effects of noise, smell, dust, light,
vibration, fumes or other forms of pollution or nuisance arising from the proposed
development including from associated traffic are within acceptable levels;
e) Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic interest of
related landscapes, settlements, street scenes, buildings, open spaces, trees and other
environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
i) Ensuring that construction and demolition materials are re-used on the site if

possible;

j) Avoiding adverse impact on mineral extraction and agricultural production;
k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they must
highlight how the development will contribute towards the achievement of the objectives by
alternative means.
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
Page 100 of 160

demonstrate a clear process that analyses and responds to the characteristics of the site
and its context, including surrounding uses, 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, taking into account relevant Supplementary Planning Documents;
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 wellstructured 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 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 (in accordance with the Building Regulations), the orientation of new
buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through the
provision of appropriate roof pitches.
Emerging Policy H16 - Loss of sunlight or daylight
Extensions to dwellings will be permitted unless they adversely affect the amenities of
neighbouring properties by virtue of an undue loss of sunlight or daylight or by the creation
Page 101 of 160

of an overbearing impact or unacceptable level of enclosure. The Local Planning Authority
will refer to the standards laid out by the BRE (or any subsequent replacement standards)
on sunlighting and daylighting in its assessments of applications.
Emerging Policy H20 - Design of Roofs
Extension roofs will need to match the pitch and materials used on the main building. The
ridge height must be lower than those on the original building to avoid the creation of a
dominant extension in relation to the original dwelling or within the wider street scene.
Flat roofed extensions may be acceptable to the rear of properties where they do not
impact upon the street scene or the amenities of neighbouring properties. They will
however be restricted at the side or front of dwellings or in any other prominent positions
that would impact unduly on street scene form and character.

Summary of Main Issues
The proposed extension does not result in any harm to the amenities of the neighbouring
properties, with regard to privacy, shading or enclosure. Odour concern from the cooker
extract has been raised by the neighbour, though the design is compliant with, and has been
approved under, the Building Regulations.

Non Material Considerations
Response to Publicity and Consultations
Neighbours Consulted
Street Name

Properties

Baldwin Avenue
Chapel Street
Myrtle Terrace

1,
31, 35,
33, 37,

List of Neighbour Responses
The Occupier : 31 Chapel Street, Dalton-in-Furness
"I have looked at the plans of the above. The ground floor has a cooker extractor, which is
in close proximity to my windows of both living room and kitchen and don't want cooking
smells every time my windows are open."
The Occupier : 31 Chapel Street, Dalton-in-Furness
"I object to the cooker ventilation extractor due to proximity to my windows, also my washing
when on the line."
Organisations Consulted
Consultee

Barrow Borough Council (Building Control)
Dalton With Newton Town Council
List of Organisation Responses
Building Control 08/06/2017
"Building regulation approval required for the proposals."
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Dalton With Newton Town Council 21/06/2017
"The Town Council have no objections."

Officers Report
Site and Locality
The property is a mid terraced three storey dwelling on the northern side of Chapel Street,
Dalton. The property currently has an enclosed rear yard, within which the extension is
proposed. The majority of surrounding properties have rear outriggers similar to that
proposed.

Proposal Details
Alterations and rear extension forming a kitchen and bathroom.

Relevant History
No history revealed for this application

Relevant Policies and Guidance
National Guidance
The NPPF at paragraphs 14 and 17 requires the promotion of sustainable development by
approving development proposals that accord with the development plan without delay, and
requiring good design within the core planning principles.
Saved Policies
B14 requires rear extensions to be well designed to prevent any sense of overbearing or
enclosure in addition to protecting privacy.
Emerging Policies
The emerging policies are similar to those saved in terms of residential amenity, requiring
careful design to prevent any loss of amenity. Preference is given to pitched roofs over flat
roof designs, though the latter can be permitted in situations where visibility within the
streetscene is reduced, in backstreet settings such as this.

Key Planning Issues
The extension is simple in form, forming a typical rear outrigger design extending
approximately 6m in length. The flat roof design is just less than 3m in height, shown on
plan as slightly higher than the dividing boundary wall. The proposal should therefore have
no significant impact over and above the existing arrangement in terms of overbearing or
enclosure. The orientation and location of the outrigger is such that any shading will only
impact the applicant. The outer walls are to be dashed to match the existing. Privacy is
protected by the existing boundary walls onto which the two windows face.
The reason for reporting relates to an objection submitted by the adjoining occupants. The
concern relates to the potential for odour nuisance from the cooker/hob extract which
discharges vertically through the proposed flat roof. Local policy on such extraction
equipment relates only to commercial properties, given domestic usage is less intense. In
addition, the design has been approved by Building Control. The vertical discharge should
allow for dispersal of any odour, whereas a lower point could well accumulate in the yard
areas.
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Conclusions
The design raises no amenity concern and is typical of other extensions/outriggers in the
area. The extraction equipment is compliant with the Building Regulations, whilst local
policy applies only to commercial/more intense uses.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
1. The development shall be carried out and completed in all respects in accordance with
the application dated 24/05/17 and the hereby approved documents defined by this
permission as listed below, except where varied by conditions attached to this consent.
DP170417 1A, 2A, 3A.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
2. The materials to be used in the construction of the external surfaces, including walls,
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.

Informative
This development may require approval under the Building Regulations. Please
contact your Building Control department on 01229 876356 for further advice as to
how to proceed.
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B13/2017/0184
Application Number : B13/2017/0184

Date Valid : 24/04/2017

Address : Dalton-in-Furness Library,
Nelson Street, Dalton-in-Furness, Cumbria,
LA15 8AF

Case Officer : Maureen Smith

Proposal : Conversion of former library into seven self contained flats over 3 floors all
accessed via the existing common staircase from the main entrance on Nelson Street
including external alterations.
Parish : Dalton Town with Newton Parish
Council

Applicant : Mr S Jackson, 35 Woodland
Road, Ulverston

Agent : Chris Bugler Architect Ltd,
Baycliffe House, Baycliff, Ulverston

Statutory Date : 19/06/2017

Recommendation : Granted with
conditions.

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - Policy D17
Applications for the re-use of empty Listed Buildings or prominent buildings in
Conservation Areas will be given favourable consideration provided the redevelopment
will not result in the significant loss of the property’s special architectural details or its
historic fabric.
Saved Local Plan 2001 - 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 108 of 160

Planning Committee 11th July 2017

Ward : Dalton North Ward

Saved Local Plan 2001 - 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.
Housing Chapter Alteration 2006 - Policy B12
Within the existing settlements of Barrow and Dalton and the residential cordons
outlined in Policy B13 below, the conversion of buildings to residential accommodation
will be permitted where the following criteria can be met:
a) The building is structurally sound and capable of conversion without major
rebuilding, extensions or modifications to the existing structure, as demonstrated by
the submission of a satisfactory structural survey;
b) The building is served by a satisfactory access;
c) Water supply, foul and surface water drainage and sewage treatment facilities are
readily available on site or can be provided; and
d) The scale of the conversion, both in terms of the number of units and their size
and in terms of architectural detailing is appropriate to the buildings, their character and
their location.
Housing Chapter Alteration 2006 - 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 substandard level of accommodation.
Housing Chapter Alteration 2006 - Policy B5
Within the urban boundaries of Barrow and Dalton applications for new dwellings or
Page 109 of 160

conversions of existing buildings on suitable brownfield sites in residential areas or on
the peripheries thereof will be permitted provided the design, siting, layout and access
arrangements are satisfactory. This means that the development must also satisfy the
criteria of Policy B3. This Policy will also apply to land currently or last used for
employment purposes or with planning permission for employment use where the
proposal involves the provision of housing for which a specific need has been
identified and where the location is considered suitable by the Authority, or such
housing is mixed with employment uses, or the existing use is an un-neighbourly or
non-conforming one by reason of excessive traffic generation, noise or disturbance to
local amenity.
Housing Chapter Alteration 2006 - Policy B6
Subdivision of existing properties in residential areas to flats will be permitted provided
the following can be met:
i) There is no detriment to the residential amenity of neighbouring properties,
especially with respect to the loss of privacy;
ii) Adequate car parking facilities can be produced without placing an unacceptable
strain on the on-street parking facilities;
iii) The subdivision will not detract from the character of that area;
iv) Adequate external and internal amenity space is provided;
v) The conversion works retain the character of the building;
vi) There is adequate access from the residential units to both the front and rear of
the building; and
vii) Adequate capacity either exists or can be provided in relation to water supply, foul
and surface water sewerage and sewerage treatment.
Emerging Draft Local Plan Policies
Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to
ensure development is sustainable. The Council will work pro-actively with applicants to
find positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by
taking an integrated approach to protect, conserve and enhance the built, natural and
historic environment whilst ensuring access to essential services and facilities and a
wider choice of housing. This will enable the Local Plan’s Vision and Objectives to be
met and to secure development that simultaneously achieves economic, social and
environmental gains for the Borough.
Planning applications that accord with the Development Plan will be approved without
delay, unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of
date at the time of making the decision then the Council will grant permission unless
material considerations indicate otherwise, taking into account whether:
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a) Any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits when assessed against the policies in the
National Planning Policy Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be
restricted.

Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development
Plan policies which may determine the suitability of particular sites, all proposals will be
required to meet all of the following criteria, where possible, taking into account the
scale of development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure
designed and integrated to enable accessibility by walking, cycling and public
transport for main travel purposes, particularly from areas of employment and
retail, leisure and education facilities;
b) Ensuring development does not prejudice road safety or increase congestion
at junctions that are identified by the Local Highway Authority as being overcapacity;
c) Ensuring access to necessary services, facilities and infrastructure and
ensuring that proposed development takes into account the capacity of existing or
planned utilities infrastructure;
d) Ensuring that the health, safety and environmental effects of noise, smell, dust,
light, vibration, fumes or other forms of pollution or nuisance arising from the
proposed development including from associated traffic are within acceptable
levels;
e) Respecting the residential amenity of existing and committed dwellings,
particularly privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic
interest of related landscapes, settlements, street scenes, buildings, open
spaces, trees and other environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
i) Ensuring that construction and demolition materials are re-used on the site if
possible;
j) Avoiding adverse impact on mineral extraction and agricultural production;
k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable
drainage systems where appropriate and steers development away from areas of
flood risk;
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l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they
must highlight how the development will contribute towards the achievement of the
objectives by alternative means.
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, including surrounding uses, 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, taking into account relevant Supplementary
Planning Documents;
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 wellstructured 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;
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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 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 (in accordance with the Building Regulations), the
orientation of new buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g.
through the provision of appropriate roof pitches.

Emerging Policy HE1 - Heritage Assets and their setting
The Council will, through planning decisions and in fulfilling its wider functions,
proactively manage and work with partners to protect and enhance the character,
appearance, archaeological and historic value and significance of the Borough’s
designated and undesignated heritage assets and their setting.
Opportunities will also be pursued, to aid the promotion, understanding and
interpretation of both heritage and cultural assets, as a means of maximising wider
public benefits and in reinforcing Barrow’s distinct identity.
Key elements which contribute to the Borough’s identity, and which will therefore be a
priority for safeguarding and enhancing into the future, include:
1. The Furness Abbey Scheduled Ancient Monument and its setting;
2. 14th Century castles such Piel Castle and Dalton Castle and key religious sites and
their setting;
3. Barrow Town Hall, Ramsden Square and Schneider Square and associated statues
as well as the streets and spaces which interconnect and provide setting for these
assets;
4. Wide, Victorian, tree–lined routes into and around Barrow such as Abbey Road and
Hartington Street and the grid-iron pattern of areas of terraced housing in and around
Barrow town centre;
5. Remnants of the Borough’s industrial heritage including sandstone workshop
buildings, the imposing former worker’s tenement blocks on Barrow Island, the slag
bank, former iron workings and traditional, vernacular terraced workers dwellings;
6. Coastal features including Jubilee Bridge, Roa Island jetty, pill boxes, Walney and
Rampside lighthouses and Cavendish Dock;
7. Barrow Park, including the cenotaph and bandstand;
8. Conservation areas and Listed Buildings across the Borough;
9. Key cultural assets encompassing parklands, woodland, landscapes, coastlines,
museums, libraries, art galleries, public art, local food and drink and local customs and
traditions.
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As well as fulfilling its statutory obligations, the Council will:
a) Seek to identify, protect and enhance local heritage assets;
b) Promote heritage-led regeneration including in relation to development
opportunities;
c) Produce conservation area appraisals and management plans;
d) Develop a positive strategy to safeguard the future of any heritage assets that are
considered to be “at risk”;
e) Adopt a proactive approach to utilising development opportunities to increase the
promotion and interpretation of the Borough’s rich archaeological wealth; and
f) Develop a positive heritage strategy across the Borough.
Emerging Policy HE3 - Listed Buildings
Proposals for works to Listed Buildings, including alterations, extensions or change of
use and development affecting setting should not cause unacceptable harm to its
significance, including those elements which contribute to their special architectural or
historic interest, and setting. Opportunities to enhance and better reveal their
significance will be supported.
Proposals which involve substantial harm to, or loss of, a listed building including to its
setting, will only be permitted in exceptional circumstances where it can be
demonstrated that:
a) The nature of the heritage asset prevents all reasonable uses of the site; and
b) That no viable use of the heritage asset itself can be found in the medium
term through appropriate marketing that will enable its conservation;
c) That conservation through grant-funding or some form of charitable or public
ownership is demonstrably not possible; and
d) The harm or loss is outweighed by the benefit of bringing the site back into
use.

Summary of Main Issues
The suitability of the building for the change of use proposed taking into account residential
amenity, highways issues and the impact on the heritage asset.

Non Material Considerations
Response to Publicity and Consultations

Neighbours Consulted
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Street
Name

Properties

Chapel 50, 54, 56, Mr EES,
Street
Nelson 20, Dalton Community Centre, Sawdust and Stitches, 5 Trafalgar Court, 4 Trafalgar
Court, 2 Trafalgar Court, 3 Trafalgar Court, 13 Trafalgar Court, 6 Trafalgar Court, 7
Street
Trafalgar Court, 14 Trafalgar Court,
List of Neighbour Responses
Residents of Trafalgar Estates
"We the undersigned request, when deciding on the application for Dalton Library
conversion into flats, it is pointed out to the owners that the car park in Trafalgar Court is
PRIVATE for use of tenants of Trafalgar Estates, for which we pay for the upkeep of said
car park as a component of our rent.
Dalton is terrible for parking Nelson Street and Chapel Street cannot park outside their own
houses now , so 7 more flats could mean 10 extra parking places, where are they going to
park???"
Signed :
No.3, No.4, No.5, No.7, No.8, No.9, No.10, No.11, No.14.
Organisations Consulted
Consultee

Barrow Borough Council (Building Control)
Barrow Borough Council (Environmental Health)
Barrow Borough Council (Planning Policy)
Cumbria County Council (Emergency Planning)
Cumbria County Council (Highways)
Cumbria County Council (LLFA)
Cumbria County Council (Transport & Spatial Planning)
Dalton With Newton Town Council
Environment Agency (Contamination, Flood and Pollution)
List of Organisation Responses
Cumbria County Council (Highways)
"Thank you for your consultation on the above planning application.
The Highway Authority and Lead Local Flood Authority would comment as follows:
Highway Authority
The red-line boundary is not clear on the submitted plan. Though the town centre location is
noted, no information has been provided in relation to vehicular parking. It is not clear from
the information submitted whether residents will have use of the car park to the south of the
building (Trafalgar Court). The Applicant should also give consideration to facilitating
sustainable methods of travel e.g. through cycle parking facilities.
The Highway Authority therefore objects to this application at present and recommends
refusal of the application for the following reason:
adequate information has been submitted to satisfy the Local Planning Authority that the
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proposal is acceptable in terms of ……
a. Off-street parking facilities

To support Local Transport Plan Policy: LD7, LD8
The Applicant should be required to submit additional information in respect of the above
comments."
Cumbria County Council (Highways)
"I always think that the developer should make their case which hasn’t been done. What you
say is reasonable though and we can withdraw our objection. As you say the library
does not have allocated spaces adjacent although there is a car park immediately
opposite. A material consideration would of course be comparing the existing and
proposed parking demand. As a library there would have been a level of parking
demand for staff and visitors. Additionally as a D1 use there is a permitted change to
uses such as clinics, health centres, day nurseries, art galleries, exhibition halls,
educational and training centres, places of worship and church halls-all of which would
have a parking demand which the Planning Authority would have no control over. Given
this context, it is difficult therefore to conclude that a reason for refusal based on car
parking alone could be substantiated at appeal."
Cumbria County Council Lead Local Flood Authority
"The site is located within Flood Zone 2. Therefore the Environment Agency should be
consulted regarding the proposal."
Building Regulations
Building regulation approval required for the proposals.
Dalton With Newton Town Council
"Whilst the Town Council have No Objections to the development of the building in
principle, there are concerns that there does not appear to be any parking provision for
completed properties, leaving residents to park on a road which is already dangerous and
seriously congested at certain times of the day."
Environment Agency (Contamination, Flood and Pollution)
The Environment Agency are not required to formally comment on the above application for
the following reason(s):
Flood Risk Standing Advice (FRSA) should have been applied x

Cumbria 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.
Accordingly I would be grateful if you could, in the event of the application being approved,
advise the applicant to liaise with this office to allow for further discussion."
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Officers Report
Site and Locality
This application relates to the former Dalton Library building on Nelson Street in Dalton. The
property dates from 1903 and is Grade II listed having been funded by Andrew Carnegie as
part of his patronage of libraries world-wide.It is a three storey building with an attic floor
above and is constructed of snecked limestone with red ashlar sandstone dressings and a
graduated slate roof.The property has been vacant for approximately six months since the
library re-located to the community centre opposite.The conservation area lies
approximately 60m to the south.
Nelson Street has a mixture of residential and commercial uses and runs perpendicular to
the commercial centre of Dalton on Market Street.Immediately opposite is the listed former
co-op building which was recently granted consent for conversion to flats. Approximately
25m to the south west is a Council car park and there is a more modern residential
development to the south and east of the library (Trafalgar Court). To the north on Chapel
Street and beyond are tight-knit streets of traditional dwellings and Dowdales School
beyond.

Proposal Details
The proposal involves the conversion of the former library into seven self contained flats
over 3 floors all accessed via the existing common staircase from the main entrance on
Nelson Street including external alterations.A parallel application for Listed Building Consent
is also before this committee (2017/0185).
The plans have been amended at officer's request during the course of the application to
be more sympathetic to the historic fabric. The application involves the change of use of the
library to seven self-contained flats including 2x 1 bedroom flats and 1 x2 bedroom flats on
the ground floor,1x 2 bedroom flats and 1 x 3 bedroom flats on the first floor and 1x 2
bedroom flat and 1 x 3 bedroom flat on the second floor.
External alterations are minimal and include the provision of 2 new timber sash windows on
the ground floor and a door on the north elevation, reinstatement of a timber window with
stone surround to the east elevation, provision of a bird deterrent system to all external
facades and modest lowering of the access to the basement to allow improved access.
Internal alterations are similarly modest and include the provision of some internal doors to
form new entrances to the flats and the provision of new ceilings below the existing to
ground and first floor level. Limited demolition includes the creation of a small number of
new openings and closing up existing openings.
There is a dedicated area within the rear yard for the storage of wheelie bins and recycling
boxes.

Relevant History
42/2004/0567 Trafalgar Court Nelson Street Dalton In Furness Erection of one detached
and one pair of semi-detached houses
57/1991/0291 Land to rear of Public Library, back of Fell Croft, Dalton-in-Furness
Retrospective permission for the retention of a boundary wall
94/1999/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Erection of an
external disabled ramp, steps and rails to the front elevation
B28/2008/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
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Consent to install georgian wire fire safety glass into existing doors, to meet disbaled
access regulations (County Matter)
B28/2008/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
Consent to install georgian wire fire safety glass into existing doors, to meet disbaled
access regulations (County Matter)
B28/2009/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
Consent for replacement and restoration works to weathered and cracked sandstone to be
restored with kiem mortar system, cleaning to lime mortar pointing and retrospective
consent for bird deterrant. (County Matter)
Relevant Policies and Guidance

Relevant Policies and Guidance
National Guidance
The NPPF seeks to encourage good design and requires that sustainable
development is approved without delay. Chapter 12 is relevant in terms of heritage
assets and it is recognised that bringing listed buildings back into use is vital in
sustaining their future.
Saved Policies
Policy D17 encourages the re-use of listed buildings and Policy D18 supports
alterations as long as they are sensitive to the building's significance.
Policy D21 sets out a general design code for all new development which the
proposal satisfies.
Policies B5 and B12 are generally supportive of residential conversions in Dalton
subject to a series of criteria.
Policy B15 seeks to safeguard privacy. Whilst the distance to the property to te
rear is modest the policy acknowledges that exceptions to the policy can be made
where normal standards of separation cannot be achieved and existing standards
will not be eroded by accepting distances of less than 21m. Given that overlooking
already exists from the library windows, I do not feel that the existing situation is
made materially worse by the proposals and they can be accepted as an exception
to the policy.
Emerging Policies
Policies DS1 and DS2 seek to encourage sustainable development and Policy DS5
seeks to encourage good design in line with the NPPF.
Policies HE1 and HE3 echo government advice and the Act in relation to heritage
assets and alterations to listed buildings.
In addition to normal planning framework set out in the Town and Country Planning Act
1990:
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.
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Key Planning Issues
Principle of the development
The property lies within the built-up area of Dalton with good access to shops, schools,
public transport and a range of services on foot. The location is highly sustainable and
involves the re-use of an existing building and as such is supported by the NPPF.
Amenity
The flats are generous in size and should offer a good level of amenity for the proposed
residents. The development to the rear known as Trafalgar Court was constructed in
approximately 2010; the distance between the library and the side elevation of no. 14 is just
over 7m. There is an upper floor side window to no. 14 and at the time of the site visit the
blind was fixed shut. Whilst there is a degree of overlooking from the rear first floor windows
of the library to this property, given Trafalgar Court is a relatively recent development this
relationship will always have existed. The first floor room of the library has also been used
as a nursery over the years and could legally be used for a variety of other permitted D1
uses including evenings and weekends. As a result, whilst there is a degree of overlooking,
I do not feel that this is sufficient to justify a refusal of planning permission given the existing
authorised use and other permitted uses. Likewise, I do not feel that imposing a condition
requiring the rear windows (proposed lounge/kitchen) to be obscure glazed would be
reasonable in this case and this would also conflict with the listed status of the building.
Additionally, this part of Dalton is made up of tight-knit terraced streets with modest back to
back distances where the normal 21m back to back distances are rarely achievable. The
occupier of the property has not written in to object.
In addition, the proposal involves a change of use to 7 flats. The property could be used as
a library with evening and weekend events, a nursery, a medical centre, art gallery or other
D1 use under the remit of permitted development. All of these uses could generate
significant numbers of comings and goings from both visitors, staff and potential
delivery/collection vehicles. I am of the view that the comings and goings that 7 flats is likely
to generate would, on balance, be significantly less and so any impact on residential
amenity needs to be considered against this “fall-back position”.
Highways and traffic issues
Whilst an 11 name letter has been received from local residents about car parking no
objection has been received from the Highway Authority; the library is in a highly sustainable
location where reduced car parking standards can be accepted. Members will be aware that
consent was recently granted to convert the former co-op building opposite into flats and
additionally there is a free public car park almost immediately opposite the site.
When the property operated as a library with a number of staff, visitors and events taking
place there would be a certain level of parking demand. Additionally, there are authorised
permitted changes to a range of D1 uses which the Planning Authority would have no
control over; any use of the building would generate a parking demand. I do not feel that the
use of the building for 7 flats, given the wide range of other authorised uses that could
operate day and night and the context of the street, could be refused on highway grounds. I
do not believe such a reason for refusal could be substantiated at appeal.
Policy
In terms of national policy the NPPF supports the re-development of brownfield land and
vacant buildings for housing and seeks to encourage sustainable development. The
Framework recognises the three tenets of sustainable development-social, economic and
environmental which the proposals would support.The Local Plan policy is considered in
Page 119 of 160

more detail above .
Heritage
As a listed building there is a duty under the Act to give "special regard to the desirability of
preserving the building or its setting or any features of special architectural or historic
interest which it possesses". The parallel application for listed building consent also
considers this. The proposals have been sensitively designed to be sympathetic to the
building’s listed status and a number of amendments have been made along the way to
more fully address this, such as retaining original doors, omitting the wall insulation and
retaining more historic fabric. I am happy that the proposals are acceptable in terms of the
requirements of Sections 16 and 66 of the Act and the NPPF and Practice Guidance in
relation to heritage assets and their settings.

Conclusions
The proposals bring a vacant listed building back into use in a highly sustainable location.
Alterations are modest internally and externally and respect the building’s listed status. The
proposals should offer good quality accommodation for the proposed residents and are
acceptable in terms of national and local planning policy, helping to meet the Council’s
housing targets. Whilst there is a degree of overlooking to the property to the rear’s side
elevation this situation has existed since the modern property was constructed, the
relationship was accepted at that time, and it is unlikely to be made materially worse by the
current proposals; it is a fairly typical arrangement in this part of Dalton. Additionally, I do not
feel that car parking demand will impact on the local highway network such that a reason for
refusal on highway grounds could be substantiated at appeal.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
1. The development hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 24.4.2017 and the hereby approved documents defined
by this permission as listed below, except where varied by a condition attached to this
consent: 479/01 Rev F rec'd on 20.6.17, 479/02 Rev F rec'd on 20.6.17, 479/03 Rev F
rec'd on 20.6.17, 479/04 Rev D rec'd on 9.6.17, 479/05 Rev A, 479/06.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

Informative
This development may require approval under the Building Regulations. Please
contact our Building Control department on 01229 876356 for further advice as to how
to proceed.
This Decision Notice should be read in conjunction wit the approval for listed building
consent reference 2017/0184
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B23/2017/0185
Application Number : B23/2017/0185

Date Valid : 24/04/2017

Address : Dalton-in-Furness Library,
Nelson Street, Dalton-in-Furness, Cumbria,
LA15 8AF

Case Officer : Maureen Smith

Ward : Dalton North Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr S Jackson, 35 Woodland
Road,Ulverston

Agent : Chris Bugler Architect Ltd,
Baycliffe House, Baycliff, Ulverston

Statutory Date : 19/06/2017

Recommendation : Granted with
Conditions

Relevant Policies and Guidance
Saved Local Plan Policies
Saved Local Plan 2001 - Policy D17
Applications for the re-use of empty Listed Buildings or prominent buildings in Conservation
Areas will be given favourable consideration provided the redevelopment will not result in
the significant loss of the property’s special architectural details or its historic fabric.
Saved Local Plan 2001 - 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
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Planning Committee 11/07/2017

Proposal : Listed Building Consent for the Conversion of former library into seven self
contained flats over 3 floors including installation of 2 new sash windows at ground floor
level and single door on north elevation, reinstatement of timber window with stone
surround to replace current fire door on east elevation, partial removal of partitions on first
and second floor to facilitate new room layout, removal of all fitted desks, shelving,
reception counters, lift, WC partitions and sanitary-ware, alterations and/or replacement of
various internal doors to form new entrances to flats, provision of bird deterrent system to
all external facades of the building, and provision of sound resistant ceilings to be fitted
below existing ceilings to all ground and first floor rooms (fitted above heads and below
cornices).(Amended description).

e) The use of UPVC gutters and downspouts.
Emerging Draft Local Plan Policies
Emerging Policy HE1 - Heritage Assets and their setting
The Council will, through planning decisions and in fulfilling its wider functions, proactively
manage and work with partners to protect and enhance the character, appearance,
archaeological and historic value and significance of the Borough’s designated and
undesignated heritage assets and their setting.
Opportunities will also be pursued, to aid the promotion, understanding and interpretation of
both heritage and cultural assets, as a means of maximising wider public benefits and in
reinforcing Barrow’s distinct identity.
Key elements which contribute to the Borough’s identity, and which will therefore be a
priority for safeguarding and enhancing into the future, include:
1. The Furness Abbey Scheduled Ancient Monument and its setting;
2. 14th Century castles such Piel Castle and Dalton Castle and key religious sites and their
setting;
3. Barrow Town Hall, Ramsden Square and Schneider Square and associated statues as
well as the streets and spaces which interconnect and provide setting for these assets;
4. Wide, Victorian, tree–lined routes into and around Barrow such as Abbey Road and
Hartington Street and the grid-iron pattern of areas of terraced housing in and around
Barrow town centre;
5. Remnants of the Borough’s industrial heritage including sandstone workshop buildings,
the imposing former worker’s tenement blocks on Barrow Island, the slag bank, former iron
workings and traditional, vernacular terraced workers dwellings;
6. Coastal features including Jubilee Bridge, Roa Island jetty, pill boxes, Walney and
Rampside lighthouses and Cavendish Dock;
7. Barrow Park, including the cenotaph and bandstand;
8. Conservation areas and Listed Buildings across the Borough;
9. Key cultural assets encompassing parklands, woodland, landscapes, coastlines,
museums, libraries, art galleries, public art, local food and drink and local customs and
traditions.
As well as fulfilling its statutory obligations, the Council will:
a) Seek to identify, protect and enhance local heritage assets;
b) Promote heritage-led regeneration including in relation to development opportunities;
c) Produce conservation area appraisals and management plans;
d) Develop a positive strategy to safeguard the future of any heritage assets that are
considered to be “at risk”;
e) Adopt a proactive approach to utilising development opportunities to increase the
promotion and interpretation of the Borough’s rich archaeological wealth; and
f) Develop a positive heritage strategy across the Borough.
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Emerging Policy HE3 - Listed Buildings
Proposals for works to Listed Buildings, including alterations, extensions or change of use
and development affecting setting should not cause unacceptable harm to its significance,
including those elements which contribute to their special architectural or historic interest,
and setting. Opportunities to enhance and better reveal their significance will be supported.
Proposals which involve substantial harm to, or loss of, a listed building including to its
setting, will only be permitted in exceptional circumstances where it can be demonstrated
that:
a) The nature of the heritage asset prevents all reasonable uses of the site; and
b) That no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation;
c) That conservation through grant-funding or some form of charitable or public ownership
is demonstrably not possible; and
d) The harm or loss is outweighed by the benefit of bringing the site back into use.

Summary of Main Issues
The acceptability of the proposals in terms of the impact on the significance of the heritage
asset taking into account national and local policy and the requirements of Sections 16 and
66 of the Act in relation to listed buildings.

Non Material Considerations
Restrictive Covenants

Response to Publicity and Consultations
Neighbours Consulted
Street Name

Chapel Street
Nelson Street

Properties

50, 54, Mr EES,
20, Dalton Community Centre, Dalton-in-Furness Library, Sawdust
and Stitches, 4 Trafalgar Court, 1 Trafalgar Court, 2 Trafalgar Court,
3 Trafalgar Court, 12 Trafalgar Court, 5 Trafalgar Court, 14 Trafalgar
Court, 13 Trafalgar Court,

List of Neighbour Responses
No neighbour responses recorded
Organisations Consulted
Consultee

Ancient Monuments Society
Barrow Borough Council (Building Control)
Council For British Archaeology
Cumbria County Council (Archaeology)
Cumbria County Council (Emergency Planning)
Dalton With Newton Town Council
Heritage Trust For The North West
Historic England (North West)
Society for the protection of Ancient Buildings
Page 129 of 160

The 20th Century Society
The Georgian Group
Victorian Society
List of Organisation Responses
Ancient Monuments Society 26/05/2017
"Thank you for consulting the Ancient Monuments Society (AMS) on this application, which
was discussed at the Society's Casework Committee on 10 May 2017.
The AMS objects to the application as it stands.
Significance of the heritage asset and impact of the proposals
The Carnegie Library was built in 1903 for Dalton-in-Furness Urban Council with funding
from the Carnegie Foundation. It is listed Grade II and in the Dalton-in-Furness
Conservation Area. Your authority does not appear to have carried out a Conservation
Appraisal for the Area.
The current proposal is to convert the building to seven residential flats. AMS Trustees
expressed concerns about the application.
AMS advice
1. Use of the building
We understand Dalton’s library service has been moved to another site in the town and that
Cumbria County Council sold the Carnegie Library at auction in 2016. The Carnegie Trust’s
funding of the Library in the early 20th century will have been on the understanding that the
building should be used to provide public benefit to the community. Do the library’s title
deeds include a covenant that set out any restriction on the future use of the building?
It is not clear whether alternative uses have been considered. While conversion to
residential would provide a secure new use, concerns were raised about the loss of
communal facilities.
2. Building regulations
In our view, the subdivision of the Library into seven flats will cause some harm to the
character of the building. Not only will the historic plan form be lost, surviving features will be
concealed or removed. The Heritage Statement & Impact Statement claims that historic
features are “to be retained, including skirting boards, architraves, cornices and timber
trims”, but looking at the proposals in greater detail, there is little evidence that they will be
kept. The Heritage Statement explains that:
“To comply with building regulations a thermal performance upgrade of all external
elements will be required. The exact nature and scope of these works to be confirmed with
the building inspector but may include the addition of secondary glazing to all windows and
the addition of insulated plasterboard onto the face of existing plaster to all external walls.”
It then goes on to say that “to comply with building regulations” a “secondary sound
resistant ceiling will need to be fitted below the ceilings of all ground floor and first floor
rooms.”
In effect, these changes mean that the Library’s internal character will be altered beyond
recognition. While it is possible that some of the historic features will be retained under new
fabric, the contribution they make to the character and appearance of the building’s interior
will be lost.
Your authority should make it clear to the applicant that Building Regulations only apply to
new work and that there is no general requirement to upgrade all existing buildings to meet
these standards. Further information of this issue is available on Historic England’s
website1 and also on the Planning Portal:
“the Part L requirements do not apply to buildings which fall into the following categories:
• Certain buildings which are listed, in conservation areas or are included in the schedule of
monuments - where compliance with the energy efficiency requirements would
unacceptably alter their character or appearance.”
In our view the proposed changes would harm the character and appearance of the listed
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building.
Recommendation
Firstly, we would be grateful if you could confirm whether community uses for the building
have been considered, and whether continued public benefit was a legal requirement of the
original Carnegie grant.
Secondly, we urge the applicant to obtain further conservation expertise on the case to
ensure that any proposed works do not cause harm to the significance of the listed building.
We would be happy to be consulted again, should further information be made available."
Ancient Monuments Society 23/06/2017
"I have now seen the amended plans.
We very much welcome the retention of historic features and the new approach to the
treatment of external walls.
If you satisfied that the work will be carried out in the manner now described, we are happy
to withdraw our objection."
Building Control 25/04/2017
"Building regulation approval required for the proposals."
Cumbria County Council (Archaeology) 05/05/2017
"Thank you for consulting me on the above application.
The proposed conversion of the listed grade II Dalton-in-Furness Library into flats is
broadly sympathetic to the historic fabric, would retain many original features of note, and
would secure a long-term use of a designated heritage asset. It is inevitable however, that
some fabric will be adversely impacted upon and also that the character and appearance of
the building will be altered by the proposed conversion.
I therefore recommend that, in the event planning consent is granted, the building is
recorded prior to conversion. This recording should be in accordance with a Level 3 Survey
as described by Historic England’s document Understanding Historic Buildings A Guide to
Good Recording Practice, 2016. I advise that this be secured by attaching a condition to
any planning consent. I suggest the following form of words:

“Prior to the carrying out of any construction works the existing historic building affected
by the proposed development shall be recorded in accordance with a Level 3 Survey as
described by Historic England’s document Understanding Historic Buildings A Guide to
Good Recording Practice, 2016. Within 2 months of the commencement of construction
works 2 copies of the resultant Level 3 Survey report shall be furnished to the Local
Planning Authority.”
Reason: to ensure that a permanent record is made of the buildings of architectural and
historic interest prior to their alteration as part of the proposed development
Please do not hesitate to contact me if you have any queries regarding the above."
Cumbria County Council (Archaeology) 22/06/2017
"Thank you for consulting me on the above amended application.
Comments I made in a letter dated 05 May 2017 are still considered appropriate.
I recommend that, in the event planning consent is granted, the building is recorded prior to
conversion. This recording should be in accordance with a Level 3 Survey as described by
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Historic England’s document Understanding Historic Buildings A Guide to Good Recording
Practice, 2016. I advise that this be secured by attaching a condition to any planning
consent. I suggest the following form of words:

“Prior to the carrying out of any construction works the existing historic building affected
by the proposed development shall be recorded in accordance with a Level 3 Survey as
described by Historic England’s document Understanding Historic Buildings A Guide to
Good Recording Practice, 2016. Within 2 months of the commencement of construction
works 2 copies of the resultant Level 3 Survey report shall be furnished to the Local
Planning Authority.”
Reason: to ensure that a permanent record is made of the buildings of architectural and
historic interest prior to their alteration as part of the proposed development
Please do not hesitate to contact me if you have any queries regarding the above."
Cumbria County Council (Emergency Planning) 26/04/2017
"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.
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."
Dalton With Newton Town Council 19/05/2017
"The Town Council have No Objections."
Historic England 16/05/2017
"Thank you for your letter of 25 April 2017 regarding the above application for listed building
consent. On the basis of the information available to date, we do not wish to offer any
comments. We suggest that you seek the views of your specialist conservation adviser.
It is not necessary for us to be consulted on this application again, unless there are material
changes to the proposals. However, if you would like detailed advice from us, please
contact us to
explain your request."

Officers Report
Site and Locality
The property is a Grade II listed building dating from around 1903.It is arranged as a former
library on the ground and first floor (which has also been previously used as a nursery) with
vacant rooms on the second floor, possibly originally used as a librarian’s flat. The building
is in generally good condition and has benefited from recent maintenance works undertaken
by the County Council, such as stonework repairs and the provision of safety glass and a
disabled ramp. However the second floor has been empty for many years and has suffered
from water ingress such that some of the plaster and ceilings are damaged and patch
repairs have been carried out in inappropriate modern plaster. The second floor, due to the
long period of vacancy, also includes some interesting features such as two ornate fireplaces, old sanitary-ware and pained lettering on doors. There are also a number of old
radiators throughout the building and decorative tiles to the entrance hall; the windows are
timber throughout.
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Proposal Details
Listed Building Consent for the Conversion of former library into seven self contained flats
over 3 floors including installation of 2 new sash windows at ground floor level and single
door on north elevation, reinstatement of timber window with stone surround to replace
current fire door on east elevation, partial removal of partitions on first and second floor to
facilitate new room layout, removal of all fitted desks, shelving, reception counters, lift, WC
partitions and sanitary-ware, alterations and/or replacement of various internal doors to form
new entrances to flats, provision of bird deterrent system to all external facades of the
building, and provision of sound resistant ceilings to be fitted below existing ceilings to all
ground and first floor rooms (fitted above heads and below cornices).(Amended
description).
The proposed plans include the retention of all of the decorative features such as cornices,
skirtings, door architraves, dado rails, fire places and radiators. In addition, only very limited
demolition work is proposed to facilitate the conversion and this does not impact on the
significance of the building. In addition, the original double glass doors which are such a
feature of the hallway are to be retained throughout and the entrance tiles restored as well
as a reclaimed gaslight provided over the entrance. Furthermore,damaged plaster on the
second floor is to be replaced by lime insulating plaster.
Sound insulation between flats is a general requirement under Building Regulations and
also improves the amenity for future residents. As a consequence, new acoustic ceilings
are to be provided to the ground and first floor.However, these will be positioned below the
cornices and above the windows meaning that the original ceilings are retained in-situ above
and the work is less invasive and reversible.

Relevant History
94/1999/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Erection of an
external disabled ramp, steps and rails to the front elevation
B28/2008/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
Consent to install Georgian wire fire safety glass into existing doors, to meet disabled
access regulations (County Matter)
B28/2008/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
Consent to install Georgian wire fire safety glass into existing doors, to meet disabled
access regulations (County Matter)
B28/2009/9015 Dalton-in-Furness Library Nelson Street Dalton-in-Furness Listed Building
Consent for replacement and restoration works to weathered and cracked sandstone to be
restored with kiem mortar system, cleaning to lime mortar pointing and retrospective
consent for bird deterrent. (County Matter)

Relevant Policies and Guidance
One of the core planning principles of the NPPF is to "conserve heritage assets in a
manner appropriate to their significance, so that they can be enjoyed for their contribution to
the quality of life of this and future generations."
Chapter 12 of the Framework covers Conserving and enhancing the historic environment.
Paragraph 131 states:
131. In determining planning applications, local planning authorities should take account of:
the desirability of sustaining and enhancing the significance of heritage assets and
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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
the desirability of new development making a positive contribution to local character
and distinctiveness.
132. 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. The
more important the asset, the greater the weight should be.
The National Planning Practice Guidance recognises the need for historic buildings to be
kept in use stating "In the case of buildings, generally the risks of neglect and decay of
heritage assets are best addressed through ensuring that they remain in active use that is
consistent with their conservation. Ensuring such heritage assets remain used and valued is
likely to require sympathetic changes to be made from time to time."and it continues:
"Putting heritage assets to a viable use is likely to lead to the investment in their
maintenance necessary for their long-term conservation."
In addition to normal planning framework set out in the Town and Country Planning Act
1990:
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 areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act
1990 (see in particular sections 16 and 66 ) as well as satisfying the relevant policies
within the National Planning Policy Framework and the Local Plan.
Section 16 requires that "In considering whether to grant listed building consent for any
works the local planning authority or the Secretary of State shall have special regard to the
desirability of preserving the building or its setting or any features of special architectural or
historic interest which it possesses. "
Saved Policies
Saved Policy D17 echoes national guidance in giving support to the re-use of listed
buildings as long as work is carried out sensitively.
Policy D18 relates to alterations to listed buildings and again echoes the need for
sensitivity. Your officers have negotiated amended plans which satisfy the aims of this
policy.
Emerging Policies
Policy HE1 recognises the wider public benefit of heritage re-generation which this
application fulfills. It also recognises that heritage advocacy and giving the public more
information on heritage can be a useful exercise. A condition is recommended regarding
building recording and this should help in the wider understanding of the property.
Policy HE3 follows national guidance and acknowledges that alterations, extensions or
change of use and development affecting setting should not cause unacceptable harm to
significance. It also advises that opportunities are taken to better reveal significance. The
revised proposals are not considered to adversely impact on significance and bringing the
second floor back into use allows this part of the building to be better appreciated.

Key Planning Issues
A parallel planning application has also been submitted for the change of use (2017/0184);
this application only relates to the Listed Building Consent.
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The proposal is welcomed in bringing a vacant heritage asset back into viable use with
minimal intervention and a sensitive design approach and this is supported by the NPPF
and the PPG. The various heritage amenity societies have been re-consulted on the
amended plans and any responses received after circulation of the report will be reported
as extra information.
A number of minor amendments have been made to retain more historic fabric and I am
happy that the proposals satisfy the requirements of the Act, in particular Sections 16 and
66 and the aims of the NPPF in terms of safeguarding heritage assets and their settings.I
have also considered the impact of the proposals on the setting of other nearby listed
buildings and Dalton Conservation Area to the south and am happy that the proposals
should serve to enhance the setting once completed.
The County Council Historic Environment Officer has suggested a condition regarding
building recording and this also echoes advice in the NPPF; accordingly I have attached the
condition.
In terms of the initial comments from the Ancient Monument Society, Members are
reminded that restrictive covenants are not an issue for consideration by the Planning
Authority .Furthermore, the plans have now been amended to omit a number of
interventions related to Building Regulations such as secondary glazing and wall insulation
in order to minimise the amount of invasive work and harm to historic fabric. In addition,
sensitive repairs include the use of lime plaster to the top floor and restoration of the tiled
entrance hall floor. Intervention is minimal and is generally reversible and non-invasive and
the overall design ethos has given due consideration to the significance of the asset and
adopted mitigation measures where harm resulted. In terms of the NPPF, any harm is within
the realm of less than substantial and can be justified in the public interest.

Conclusions
The proposals are considered to be acceptable in terms of the impact on the significance
of the listed building and on the setting of other nearby heritage assets and the re-use of the
building is welcomed. The proposals are acceptable in terms of the aims of the NPPF and
the requirements of the Act, in particular Sections 16 and 66.

Recommendation
I recommend that Listed Building Consent be GRANTED subject to the Standard Duration
Limit and the following conditions : No conditions of this type

Compliance with Approved Plans
1. The development shall be carried out and completed in all respects in accordance with
the application found to be valid on 24.4.17 and the hereby approved documents defined
by this permission as listed below, except where varied by conditions attached to this
consent: 479/01 Rev F rec'd on 20.6.17,479/02 Rev F rec'd on 20.6.17,479/03 Rev F
rec'd on 20.6.17,479/04 Rev D rec'd on 9.6.17,479/05 Rev A, 479/06
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
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Pre-commencement Conditions
2. No work permitted by this consent shall be carried out until a detailed specification
including sample sections of joinery work (glazing bars, sills etc.) or working drawings (scale
1:20, 1:10, 1:5, half or full size etc.) fully detailing the new / or replacement windows (cross
sections for full glazing bars, sills, heads etc.) have been submitted to and approved in
writing by the Planning Authority. The development shall be carried out using the approved
specification and retained thereafter.
Reason
To ensure that the proposed works can be effected without detriment to the special
architectural and historic interest of the listed building.
3. Prior to the commencement of any works of conversion of the listed building the ornate
tiles to the entrance hallway shall be protected by a temporary boarded surface and this
shall be retained during the life of the conversion works.
Reason
In order to safeguard these unique features which contribute to the significance of the
building from accidental damage during the conversion works in the interests of the special
character and appearance of the listed building.
4. Prior to the carrying out of any construction works the existing historic building affected by
the proposed development shall be recorded in accordance with a Level 3 Survey as
described by Historic England’s document Understanding Historic Buildings A Guide to
Good Recording Practice, 2016. Within 2 months of the commencement of construction
works 2 copies of the resultant Level 3 Survey report shall be furnished to the Local
Planning Authority.
Reason
to ensure that a permanent record is made of the buildings of architectural and historic
interest prior to their alteration as part of the proposed development

During Building Works
5. Other than those shown on the approved plans referred to in Condition 2 above, no soil
or vent pipes shall be added to any of the external walls of the building.
Reason
In order to safeguard the special architectural or historic interest of the building.
6. Prior to the erection on site, details of the proposed light over the main entrance door
shall be submitted to and be agreed in writing by the Planning Authority.
Reason
In the interests of protecting the significance of the listed building and because no details
have been submitted.
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Informative
This development may require approval under the Building Regulations. Please
contact our Building Control department on 01229 876356 for further advice as to how
to proceed.
You will need to contact us again if you want to carry out any work not referred to on the
approved plans. This includes: -any extra work which is necessary after further
assessments of the building's condition; -stripping out or structural investigations;and any work in relation to building regulations or any other form of statutory control. It is a
criminal offence to carry out work on a listed building without our consent. Please
remind your client, consultants, contractors and subcontractors of the terms of the
consent.
The proposed development is situated within the potential inundation area for Harlock
and Poaka Beck Reservoirs. These Reservoirs fall under the Water Framework
Directive and have a prepared off site emergency plan. The applicant is advised to
liaise with the County Council Emergency Planning office to allow for further discussion
of available information: Senior Emergency Planning Officer, Resilience Unit,Cumbria
County Council, Cumbria Fire & Rescue HQ, Carleton Ave, Penrith , Cumbria , CA10
2FA .
This Decision Notice shall be read in conjunction with that for the planning permission
reference 2017/0184.
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B21/2017/0274
Application Number : B21/2017/0274

Date Valid : 11/05/2017

Address : Appleby, Askam Road, Daltonin-Furness, Cumbria LA15 8JX

Case Officer : Jennifer Dickinson

Proposal : Conservatory to the rear elevation
Ward : Dalton North Ward

Parish : Askam and Ireleth Parish Council

Applicant : Mr McClelland, Appleby, Askam Agent : Mr S Lancaster, South Lakes
Windows Ltd, North Barn, Hornby Road,
Road, Dalton-in-Furness
Claughton, Lancaster
Statutory Date : 06/07/2017

Recommendation : Conditional
Approval

Saved Local Plan Policies
Saved Local Plan 2001 - 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.
Housing Chapter Alteration 2006 - 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.
Emerging Draft Local Plan Policies
Emerging Policy DS1 - Council’s commitment to sustainable development
When determining planning applications the Council will take a positive approach to ensure
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Planning Committee 11th July 2017

Relevant Policies and Guidance

development is sustainable. The Council will work pro-actively with applicants to find
positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by taking an
integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider choice of
housing. This will enable the Local Plan’s Vision and Objectives to be met and to secure
development that simultaneously achieves economic, social and environmental gains for
the Borough.
Planning applications that accord with the Development Plan will be approved without delay,
unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise, taking into account whether:
a) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning Policy
Framework taken as a whole; or
b) Specific policies in the Framework indicate that development should be restricted.
Emerging Policy DS2 - Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development Plan
policies which may determine the suitability of particular sites, all proposals will be required
to meet all of the following criteria, where possible, taking into account the scale of
development and magnitude of impact and any associated mitigation by:
a) Ensuring that proposed development incorporates green infrastructure designed and
integrated to enable accessibility by walking, cycling and public transport for main travel
purposes, particularly from areas of employment and retail, leisure and education facilities;
b) Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
c) Ensuring access to necessary services, facilities and infrastructure and ensuring that
proposed development takes into account the capacity of existing or planned utilities
infrastructure;
d) Ensuring that the health, safety and environmental effects of noise, smell, dust, light,
vibration, fumes or other forms of pollution or nuisance arising from the proposed
development including from associated traffic are within acceptable levels;
e) Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
f) Protecting the health, safety or amenity of occupants or users of the proposed
development;
g) Contributing to the enhancement of the character, appearance and historic interest of
related landscapes, settlements, street scenes, buildings, open spaces, trees and other
environmental assets;
h) Contributing to the enhancement of biodiversity and geodiversity;
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i) Ensuring that construction and demolition materials are re-used on the site if possible;
j) Avoiding adverse impact on mineral extraction and agricultural production;
k) Ensuring that proposals incorporate energy and water efficiency measures (in
accordance with the relevant Building Regulations), the use of sustainable drainage
systems where appropriate and steers development away from areas of flood risk;
l) Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings; and
m) Development must comply with Policy DS3.
Where the applicant demonstrates that one or more of the criteria cannot be met, they must
highlight how the development will contribute towards the achievement of the objectives by
alternative means.
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, including surrounding uses, 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, taking into account relevant Supplementary Planning Documents;
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 wellstructured 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;
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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 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 (in accordance with the Building Regulations), the orientation of new
buildings, and use of recyclable materials in construction; and
o) Ensuring that new development avoids creating nesting sites for gulls e.g. through the
provision of appropriate roof pitches.
Emerging Policy H17 - Protection of Residential Privacy
Proposals for extensions must demonstrate through good design that an acceptable
standard of privacy can be maintained between opposing and neighbouring properties.
Principal windows in the side elevations of habitable rooms at upper floor levels should be
avoided where the privacy of neighbouring occupiers will be compromised. Where privacy
is to be protected by distance alone, a minimum of 21 metres will be required between the
facing windows of habitable rooms of opposing homes. Exceptions may be made for the
facing windows of ground floor habitable rooms where adequate screening exists and 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. In all situations the use of
obscure glazing in the principal windows of habitable rooms will not be an acceptable
measure to overcome the provisions of this policy as this is deemed to provide a substandard level of accommodation.
Habitable areas are defined as living rooms, bedrooms, studies, dining rooms, and kitchens
with dining areas.
Emerging Policy H20 - Design of Roofs
Extension roofs will need to match the pitch and materials used on the main building. The
ridge height must be lower than those on the original building to avoid the creation of a
dominant extension in relation to the original dwelling or within the wider streetscene.
Flat roofed extensions may be acceptable to the rear of properties where they do not
impact upon the streetscene or the amenities of neighbouring properties. They will however
be restricted at the side or front of dwellings or in any other prominent positions that would
impact unduly on streetscene form and character.

Summary of Main Issues
A representation from a neighbouring property has been received regarding the proposal

Non Material Considerations
Definitions under guidance for the Building Regulations

Response to Publicity and Consultations
Neighbours Consulted
Street Name

Properties

Askam Road

Gable Cottage, Green Haume Farm Cottage, Sunnybank,
Page 147 of 160

List of Neighbour Responses
The Occupier : Green Haume Farm, Askam Road, Dalton-in-Furness
"With reference to the application I would like to point out that I did not receive your letter
informing me of the above planning application, I learned of this application from my
neighbour and contacted your offices on 26/05 to register this. As of today I still have no
sight of the letter. I found the application from the website and have reviewed the various
documents. I wish to register my objections with respect to this application as follows:
1. The attached letter dated 30th July 2013 gives advice to all Borough councils on
‘Conservatories and Porches’ in particular that to benefit from planning exemption a
‘conservatory’ should have a significant proportion of its roof and walls glazed: 75% for
the roof and 50% for the walls is typically quoted. From plan D this would appear not to
be the case as very little of the walls of this structure are glazed. In fact all the walls of
this structure are solid save for five very small glazed panels, of which only 3 are
opening panels. This is not 50% and clearly contravenes your policy requirements.
Clarification point 1: Is this a conservatory or an extension?
Clarification point 2: Please advise the permitted uses of a ‘conservatory’.
2. Similar Government instruction states if the development is within 2m of a boundary
then the permitted height for the total development is restricted to 2.5m, this
development is up to 4m in height.
3. Using plan B it shows that the property has already been extended at the rear in the
past. Taking this into account, the recently constructed conservatory at the front of the
property and this proposal appears to constitute greater than 50% of the curtilage of
the property given that parking for two cars is required at the front as required by the
original planning consent.
4. The original planning consents from your offices require any development at Green
Haume (this and associated properties) must maintain the character of the original
buildings and protect the amenities of the neighbouring properties. This includes the
requirement for planning consent for additional windows. If these were to be
constructed in white plastic this would not uphold the original reason for control which
was ‘In order to retain the character of the original building and to protect the
amenities of the neighbouring properties’. I do not agree that the plans of this
structure which state ‘white plastic’ maintains the integrity of such or are in keeping with
a 17th century barn.
5. The door and windows to the rear of the property have recently been changed from
dark wood to white plastic prior to the submission of this planning application which
would also appear to contravene the conditions of the title deeds and the original
planning consent.
White plastic doors and windows are not in keeping with a 17th century barn
conversion when ALL others are dark wood or plastic and all developments in the
close vicinity so far have kept to such agreements.
6. Additionally other planning controls placed by your offices give reasons such as ‘In
order to protect the visual amenities of the area’ and ‘To ensure the character of the
building and of the Conservation Area is not eroded’. I suggest white plastic is not
commensurate with any conservation area.
7. Section 11 of the application states that Foul Sewage will be disposed of via mains
sewer, this is incorrect as the property utilises a shared septic tank. Do all the other
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parties who use this system know about this arrangement and are they in agreement to
such use?
Clarification point 3: I assume existing surface water drains will be used?
You are well aware that title deeds contain legally enforceable conditions and obligations.
They are the ‘rules’ agreed by your Planning Department, the original developers and their
lawyers and passed on to subsequent owners/occupiers via such documentation and
freehold agreements. Your own instructions are ‘where practicable all developments
should be in keeping with the original properties i.e. stone or rendered walls and slate
roofs’. These statements are derived from solicitors’ searches of local and regional
Government offices documentation, the applicants will be well aware of these conditions.
Thus far all developments at Green Haume (LA15 8JX) have abided by these conditions
with the exception of a recently allowed brown plastic conservatory to the front of this
property. A white plastic structure at the rear of the property simply compounds the issue
and makes one question the fair application of planning regulations. Your own argument
justifying your recommendation for consent of a previous application at this property
2015/0482 states ‘the conservatory will feature a rosewood upvc frame, which will
be less prominent than white. As a result, the conservatory will not be overly
prominent when viewing the building from the public highway, and will be in
keeping with the fairly modern appearance of the former barn’.
Irrespective of the outcome of this application the boundary wall is to remain as it is and
separate from any development. Also access to or via my property in association with this
development for any reason will not be allowed due to the risk of damage.
For the reasons given above this development should not go ahead and therefore I object
to the application as proposed. It is not in keeping with the rest of the properties at Green
Haume."
Enc: Department for Communities and Local Government; Conservatories and Porches
Circular Letter
Organisations Consulted
Consultee

Askam and Ireleth Parish Council
Barrow Borough Council (Building Control)
List of Organisation Responses
21/06/2017
Mrs Janice Cumming, Askam and Ireleth Parish Council
"This application was discussed at the parish council meeting held on 20 June 2017. No
objections were raised by the parish council or any members present at the meeting."

Officers Report
Site and Locality
The host property is the central dwelling of a small terrace of three, located at the
furthermost point of Askam Road adjacent to Greenhaume Farm. The dwelling was formed
as part of a pair from a previous barn conversion. The dwellings are on lower ground than
the highway in a small valley between the A595 and Housethwaite Hill. The area of this
proposal is to the rear of the barn set inside the existing limestone boundary wall adjacent to
the side elevation of the property Greenhaume Farm.
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Proposal Details
Conservatory to the rear elevation

Relevant History
1990/0479 Greenhaume Farm Dalton-in-Furness - Conversion of barn to provide four
dwellings, the erection of garages and the enlargement of an existing access (outline)
1990/0984 Greenhaume Farm Dalton-in-Furness Conversion of barn to two dwellings App
cond 29/11/1990 - included removal of permitted development. rights
B21/2015/0482 Appleby Askam Road Dalton-in-Furness Cumbria LA15 8JX Conservatory
to front elevation App cond 07-OCT-2015

Relevant Policies and Guidance
National Guidance
National Planning Policy Framework paragraph 14 and 17 are the core planning principles in
favour of sustainable development which place importance on good design.
Saved Policies
B15 seeks to protect privacy and D21 places importance on good design.
Emerging Policies
Emerging policies DS1 and DS2 follow on from national guidance and introduce the
emphasis on sustainable development at a local level. DS5 places importance on good
design and H17 follows on from saved policy B15 in seeking to protect privacy from
proposals. H20 places specific emphasis on the design of roofs.

Key Planning Issues
The key planning issues in relation to this development are the impact on residential and
visual amenity from the proposal along with the planning history of the site.
Site History
Outline consent for the conversion of the barn was granted on 5th July 1990 with reserved
matters approval being granted on 29th November 1990. Within these approval
documents, reference to the materials for use in the construction of the barn conversion
(where practicable) was included along with a restriction on permitted development hence
the reason for the application. More recently, in 2015, a upvc conservatory to the front
elevation (reference 2015/0482) was approved at planning committee.
Whilst the site was created from a previous barn conversion, the resulting building and use
of materials is not a good example of such a conversion and it now features little original
stonework/features. When visiting the site the host property and its neighbour benefit from
upvc windows which have been replaced over time and a conservatory, which detract further
from the traditional appearance.
Currently, the area where the proposal is to be situated is an enclosed yard to the rear of
the property. The row of houses is set at 90 degrees to the highway, affording limited views
due to its reduced height from the highway. The rear of the site benefits from a limestone
boundary wall which is to be retained as part of this proposal that is approximately 1.8m in
height. Due to the height, privacy should continue to be protected between the site and the
adjacent neighbour.
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The rear elevation currently has white upvc windows. The external colour of the proposal is
to be dark brown and the style of the conservatory is to have a mono pitched glass roof with
high level windows. The proposal has been amended since the original submission to alter
the materials to be rosewood upvc which will appear less prominent than white. As a result
the conservatory will not be overly prominent when viewing the rear of the site from the
public highway and will be in keeping with the fairly modern appearance of the former barn.
The reason for reporting this application is due to a representation being received from the
adjacent neighbour. The comments raise issues relating to the use of the proposed
conservatory. This proposal will be considered a habitable room in planning terms.
Reference is made to a building regulations document regarding conservatories and
porches which is not relevant to the determining of a planning application. The author also
makes reference to what can be erected without the need for planning permission, which
reinforces the need for this current application. With regard to the sympathetic use of
materials relative to the previous barn, the general character of the building has been
eroded over a number of years and has resulted in the site as it stands today. The
application must therefore be judged upon its impact on this character.
The site is not listed nor is it in a conservation area and as such it does not benefit from
additional protection of its historic character. A previous appeal decision is also relevant to
this proposal (APP/WO910/W/15/3002551 for The Coach House, 46 North Scale). In this
decision, which related to an application for a site in the Conservation area, the Inspector
gave little weight to the historic character of the building within the conservation area due to
the established changes which had already taken place that had already given the property
a domestic appearance, including reference to a conservatory that had been added. This
decision is attached a Appendix A for your reference.

Conclusions
Taking into account the current appearance and planning history of the site I feel that the
proposed conservatory will have a limited impact on the host property due to the previous
erosion of its historic character and the earlier approval on the site. The conservatory would
be located in an enclosed rear yard. Privacy will be protected by the retention of the
existing boundary wall to the rear and this can be conditioned accordingly. The proposal
therefore accords with both saved, emerging and national policies and is considered to be
sustainable development.

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

Compliance with Approved Plans
2. The development hereby permitted shall be carried out in all respects in accordance with
the application dated as valid on 11th May 2017 and the hereby approved documents
defined by this permission as listed below, except where varied by a condition attached to
this consent: Plans A, B, C, D (as amended 27.6.17), and E.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

Operational Conditions
3. The limestone boundary wall adjacent to the area of this proposal shall be permanently
retained at its current height unless the Planning Authority gives prior written consent to any
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variation.
Reason
In order to provide suitable screening between adjacent properties and thereby protect the
residential amenities of the area.

Informative
This development may require approval under the Building Regulations. Please contact
your Building Control department on 01229 876356 for further advice as to how to proceed.
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Appendix A
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Appendix A
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Appendix A
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PLANNING COMMITTEE
11th July 2017
INDEX

Page

Reference

Address

Proposal

2

2015/0600

Abbotsmead Primary
School (Site of) Friars
Lane Barrow-inFurness Cumbria

Erection 18 Houses in a mixture of detached,
semi detached and terraced form with new
access onto Friars Lane.

30

2017/0069

18 School Street,
Barrow-in-Furness
Cumbria

Change of use and conversion from 3 flats to a
HMO with six en-suite bedrooms and associated
repair works (amended description).

44

2017/0070

18 School Street,
Barrow-in-Furness
Cumbria

Listed Building Consent for repair and replacement
works to a Grade 2 Listed Building, including
faithful repair of all existing/original timber framed
windows, removal of redundant pipework,
rendering of non-original rear blockwork wall,
reinstatement of second floor stone cill. (amended
description)

57

2017/0160

84 Ocean Road ,
Barrow-in-Furness
Cumbria

Two storey side pitched extension with abutting
front porch and rear single storey pitched roof
extension. Flat roof dormer to rear elevation and
creation of additional off street parking with
permeable paving (amended plans received)

77

2017/0218

37 Ashdown Road,
Barrow-in-Furness
Cumbria

First floor side extension forming bedroom 5 with
en-suite and first floor side extension forming
bedroom 4. Rear ground floor extension forming
sun room. Ground floor utility room and WC and
extended slate porch canopy.

99

2017/0325

33 Chapel Street,
Dalton-in-Furness
Cumbria

Alterations and rear extension forming a kitchen
and bathroom.

108

2017/0184

Dalton-in-Furness
Library, Nelson
Street, Dalton-inFurness Cumbria

Conversion of former library into seven self
contained flats over 3 floors all
accessed via the existing common staircase from
the main entrance on Nelson Street
including external alterations.

127

2017/0185

Dalton-in-Furness
Library, Nelson
Street, Dalton-inFurness Cumbria

Listed Building Consent for the Conversion of
former library into seven self contained flats over 3
floors including installation of 2 new sash windows
at ground floor level and single door on north
elevation, reinstatement of timber window with
stone surround to replace current fire door on east
elevation, partial removal of partitions on first
and second floor to facilitate new room layout,
removal of all fitted desks, shelving, reception
counters, lift, WC partitions and sanitary-ware,
alterations and/or replacement of various internal
doors to form new entrances to flats, provision of
bird deterrent system to all external facades of the
building, and provision of sound resistant ceilings
to be fitted below existing ceilings to all ground and
first floor rooms (fitted above heads and below
cornices). (Amended description).

144

2017/0274

Appleby, Askam
Road, Dalton-inFurness Cumbria

Conservatory to the rear elevation.

