DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION
Book 2
5th December 2017
Book 1
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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B13/2017/0414
Planning Committee
5th December 2017
Application Number : B13/2017/0414

Date Valid : 08/08/2017

Address : Harbour Hotel, The Strand,
Barrow-in-Furness, Cumbria LA14 2HG

Case Officer : Maureen Smith

Proposal : Erection of a 2 storey detached building comprising 8 self-contained studio
rooms ancillary to The Harbour Hotel
Ward : Central Ward

Parish : N/A

Applicant : Mr W B Oxley, Roose Lodge,
Old Roose, Barrow-In-Furness

Agent : Ms Kirsty Frame, M&P Gadsden
Limited, 20 Meetings Industrial Estate, Park
Road, Barrow-In-Furness

Statutory Date : 03/10/2017

Recommendation : Granted with
conditions.

National Guidance
The NPPF seeks to encourage good design and requires development that is sustainable to be
approved without delay.
Chapter 12 of the NPPF gives detailed advice on development affecting heritage assets and this
is explored further in the Practice Guidance.
Furthermore, in addition to the 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 and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 ( in
particular sections 66 and 72) as well as satisfying the relevant policies within the National
Planning Policy Framework and the Local Plan.

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1. Saved Local Plan 2001 - Policy D15
2. Saved Local Plan 2001 - Policy D21
3. Saved Local Plan 2001 - Policy G20
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Emerging Draft Local Plan Policies
1. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS1 - Council’s
commitment to sustainable development
2. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS5 - Design
4. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy EC8 - Economic
Diversification – Tourism
5. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy HE3 - Listed
Buildings
6. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy HE4 Conservation Areas

Summary of Main Issues
The proposed development is located immediately adjacent to a listed building and just outside
the boundary of the St Georges Square Conservation Area. The impact on heritage assets is a
key consideration as well as detailed design, impact on any neighbours and highways matters.

Non Material Considerations

Response to Publicity and Consultations
The application has been advertised by site and press notices.
Neighbours Consulted
Street Name

Church Street

St Georges
Square
The Strand

Properties
Flat 13 12 16, Bedsit 7 12 16, Bedsit 14 12 16, Bedsit 15 12 16,
Bedsit 2 12 16, Bedsit 3 12 16, Bedsit 16 12 16, Bedsit 6 12 16, Flat
19 12 16, Bedsit 11 12 16, Bedsit 12 12 16, Bedsit 18 12 16, Bedsit 5
12 16, Bedsit 17 12 16, Bedsit 8 12 16, Bedsit 4 12 16, Bedsit 10 12
16, Bedsit 1 12 16, Bedsit 9 12 16, 18, 20, 22A, 22B, 22C, 22D, 24A,
24B,
Flat 2 1, Flat 1 1, 2, 3, 4, 5, 6,
ARC Car Wash.
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List of Neighbour Responses
No neighbour responses recorded

Organisations Consulted
Consultee
Ancient Monuments Society
Barrow Borough Council (Building Control)
Barrow Borough Council (Environmental Health)
Barrow Borough Council (Estates)
Barrow Borough Council (Planning Policy)
Council For British Archaeology
Cumbria County Council (Emergency Planning)
Cumbria County Council (Fire and Rescue)
Cumbria County Council (Highways)
Cumbria County Council (Transport & Spatial Planning)
Cumbria County Council (Travel Plan)
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
United Utilities (Asset Protection)
Victorian Society

List of Organisation Responses
Environmental Health Contamination 20/11/2017
I would advise that the following conditions be placed on the application at this time:
1. Provision of a construction management plan (CMP).
Furthermore, I understand that the National Planning Policy Framework (NPPF) seeks to
prevent unacceptable risk from land contamination and instability (Policy 120 and 121).
Policy 120 states that the potential sensitivity of the area or proposed development to adverse
effects from pollution should be taken into account. Section 14 (Existing Use) on the Application
for Planning Permission also asks if the development would be particularly vulnerable to the
presence of contamination and if so, an appropriate contamination assessment should be
submitted.
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In the absence of a contamination assessment, I would recommend that conditions are imposed
on any Planning Consent granted, based on the following:
1. No development shall take place until a Preliminary Investigation (desk study, site
reconnaissance and preliminary risk assessment), to investigate and assess the risk of
potential contamination, is submitted to and approved in writing by the Local Planning
Authority. This investigation must be undertaken by a suitably qualified contaminated land
practitioner, 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)).
2. If the Preliminary Investigation identifies 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.
3. 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.
4. 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.
5. 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.
If you need further clarification in this matter, please don’t hesitate to contact me further."
Building Regulations 09/08/2017
“Building regulation approval required for the proposals.”
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Cumbria County Council Archaeology 20/11/2017
"I don’t consider that this application raises any archaeological issues."

Cumbria County Council (Emergency Planning) 15/08/2017
"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 (Fire and Rescue) 11/08/2017
"Following examination of plans in connection with the above application, I wish to inform you
that following an inspection of your submission I have the following additional comments to
make with regard to;
I have no further comment to make with regards to B5 however I have noticed on the plans that
the layout of the flats contravenes Building regulation 2010;
On four of the inner rooms the bed is at rear and the means of escape is through the kitchen
area.
The following comments are advisory;
Cumbria Fire and Rescue Service is committed to reducing the impact of fire on people, property
and the environment. For this reason, it is recommended that the applicant should give
consideration to the inclusion of a sprinkler system within the design of the premises.
There is clear evidence that sprinklers and other forms of automatic fire suppression systems
can be effective in the rapid suppression of fires and therefore play an important role in
achieving a range of benefits for both individuals and the community in general.
This is because sprinklers can significantly help to:
•

Improve the time available to escape from a fire

•

Reduce death and injury from fire

•

Reduce the risks to fire fighters who we ask to fight the fires
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•

Protect property

•

Reduce the effects of arson

•

Reduce the environmental impact of fire

These benefits may far outweigh the installation costs of new sprinkler systems.
For more information on sprinklers, visit the British Automatic Fire Sprinkler Association at
www.bafsa.org.uk.
If you would like to discuss this or any other matter of fire safety, please contact me at the above
details."

Cumbria County Council Highways (revised plans) 20/11/2017
“Thank you for your consultation on 30 October 2017 regarding the above Planning Application.
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
Parking provision
The Applicant’s submitted plans would require parking provision of 16 spaces to be made – this
accounts for 13 spaces in line with the number of guest rooms being made available (5
currently, with the addition of 8 as per this planning application brings the total to 13). Currently
the Parking Guidelines in Cumbria 1997 suggest at least 1 space per guest room PLUS 1 space
per 3 non-residential staff – in this instance a total of 16 spaces.
The Applicant’s response to consultee comments document ref no CN/17013/PL01/01 states
that the licensees have access to residential permits so I can discount two members of staff and
therefore reduce the require staff parking by 1 space (accounting for 8 members of staff equates
to 2 spaces at 1 space per 3 non-residential staff) . This reduces the need to 15 spaces, with a
difference of 3 being unavailable.
The Applicant’s response within document ref no CN/17013/PL01/01 advises that there is a
controlled parking zone with on-street parking, and easy access to sustainable modes of
transport. The Applicant has also undertaken a parking survey which demonstrates the parking
provision and its use being less than is currently available – with this in mind I am happy to relax
the requirements as per as the Barrow Borough Local Plan – Policy I6: Parking as the difference
is minimal and is unlikely to have a significant effect on parking within the area.
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Parking provision - dimensions
Drawing no 17013_PL shows the required dimensions and I have no further issues with this.
Retaining wall
I have taken advice from the Strategy Asset and Network Management Team. The Applicant’s
response within document ref no CN/17013/PL01/01 advises that the wall will be designed and
built to, ‘all relevant Codes of Practice, British Standards, and Euro-codes as well as in
conformity with document BD2’. The wall will be there primarily to support the building and will
therefore be in the ownership of the adjacent landowner.
I can confirm that the Highway Authority has no objection to the proposal from a Highways
perspective, however, I would advise the following conditions be applied to any approval;
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 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

LLFA
Surface water
The Applicant intends on draining surface water via existing public sewers – previous advice still
stands and we encourage the applicant to consult with United Utilities to discuss this – United
Utilities must give their written approval before the applicant can connect to a public sewer.
The Lead Local Flood Authority surface water map show that there is no flooding and/or surface
water issues affecting the proposed development site.
I have 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 One with a low
probability of flooding.
Web Link: https://flood-map-for-planning.service.gov.uk/summary/320170/468737
I can confirm that we have no objection to the proposal from an LLFA perspective, however, I
would advise the following conditions be applied to any approval;
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Full details of the surface water drainage system shall be submitted to the Local Planning
Authority for approval prior to development being commenced.
Reason: In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8."

Cumbria County Council (LLFA) 14/08/2017
"Thank you for your consultation on 9 August 2017 regarding the above Planning Application.
Further information is required with respect to parking provisions; we would need to know the
total number of rooms that will be available to guests, so the number of rooms already available
in The Harbour Hotel plus the additional 8 as a result of this proposal."
Cumbria County Council (LLFA) 29/08/2017
"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
Inadequate information has been submitted to satisfy the Local Planning Authority that the
proposal is acceptable in terms of number of parking bays, dimensions and on site turning.
The number of parking bays indicated on the proposed site plan drawing no 1703_PL01/03
shows 14 bays – however due to the increase in guest rooms being made available (5 currently,
with the addition of 8 as per this planning application brings the total to 13) the parking facilities
are not in line with the current Parking Guidelines in Cumbria 1997, this would require at least 1
space per guest room PLUS 1 space per 3 non-residential staff – in this instance a total of 16
spaces.
I understand and appreciate that the applicant advises that on-street parking could be utilised,
however most of the urban area adjacent to the parking area is time limited. The applicant is
also reducing the amount of parking they currently have which although doesn’t amount to a
huge increase in traffic it is nevertheless going to have an impact on the surrounding area.
In addition the proposed site plan does not give the dimensions of the indicative 14 bays – the
standard dimensions for a parking bay is 2.4m x 4.8m, but it is better if they are 2.6m x 5m to
allow for earlier turn-in by vehicles. If the scale drawings are correct then the parking bays
appear to be approx. 1.55m x 3.2m which is under the required standard dimensions for safe
vehicle parking, access and manoeuvrability.
Further information would also be required as to how the applicant will carry out the works, and
in particular how they will ensure the structural integrity of the existing wall supporting road no
U6209 is not compromised. I have consulted with our Strategic Asset and Network
Management Team and they advise the following;
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‘We do not have a retaining wall recorded at that location. That does not in itself mean that
there isn’t one there, as there are many retaining walls in the county that we do not have
recorded.
If there is a wall there that retains the highway, it is likely that the wall is maintained by us
(unless the deeds of the adjacent land show otherwise). However reading the Design and
Access Statement and looking at Google Maps, I am not convinced that the existing wall is
sufficiently retaining the highway to be classed as a retaining wall, and it may therefore be the
adjacent landowners for ownership and maintenance. It also gives the impression that it has
been put in for the benefit of the adjacent land which again would imply that ownership is the
adjacent landowners.
As the new wall would be primarily there to support the new building, we would expect the wall
to be owned and maintained by the building’s owners. However as we are required to support
the highway we would have an interest, even if only as much as ensuring that the wall does
adequately support the highway.
As the wall would support the highway we would require that a technical approval process to
BD2 was carried out, at the appropriate stages before during and after construction’.
LLFA
The Lead Local Flood Authority surface water map show that there is no flooding and/or surface
water issues affecting the proposed development site.
We would advise the applicant to consult with United Utilities to discuss the drainage of surface
water via public sewer - United Utilities must give their written approval before the applicant can
connect to a public sewer.
I have 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 One with a low
probability of flooding.
Web Link: https://flood-map-for-planning.service.gov.uk/summary/320170/468737
Therefore at present the Highway Authority & Lead Local Flood Authority recommends refusal of
the application for the following reason:
a. parking
b. on site turning facilities
c. construction impact on existing adopted roads

Page 10 of 47

Reason: To support Local Transport Plan Policy: LD7, LD8
Further information is required with regard the details of measures to be taken by the
applicant/development to prevent surface water discharging on to the public highway. Full
details of the surface water drainage system shall be submitted to the Local Planning Authority
for approval prior to development being commenced.
Reason: In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8

Historic England (North West) 20/11/2017
"Thank you for your letter of 9 August 2017 regarding the above application for planning
permission. On the basis of the information available to date, in our view you do not need to
notify or consult us on this application under the relevant statutory provisions, details of which
are enclosed.
If you consider that this application does fall within one of the relevant categories, or you have
other reasons for seeking our advice, please contact us to discuss your request."

Office for Nuclear Regulation (Nuclear) 16/08/2017
"Although ONR was not consulted, I have taken on board the views of the emergency planners
within Cumbria County Council, which is responsible for the preparation of the AWE Barrow offsite 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."
United Utilities (Asset Protection) 29/08/2017
“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.
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Reason: To secure proper drainage and to manage the risk of flooding and pollution.
Surface Water
Condition 2
Prior to the commencement of any development, a surface water drainage scheme, based on
the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an
assessment of the site conditions shall be submitted to and approved in writing by the Local
Planning Authority. The surface water drainage scheme must be in accordance with the NonStatutory Technical Standards for Sustainable Drainage Systems (March 2015) or any
subsequent replacement national standards. In the event of surface water draining to the public
surface water sewer, the pass forward flow rate to the public surface water sewer must be
restricted to 6.5 l/s for any storm event.
Reason: To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution. This condition is imposed in light of policies within the NPPF and
NPPG.
The applicant can discuss any of the above with Developer Engineer, Josephine Wong, by
email at wastewaterdeveloperservices@uuplc.co.uk.
Management and Maintenance of Sustainable Drainage Systems
Without effective management and maintenance, sustainable drainage systems can fail or
become ineffective. As a provider of wastewater services, we believe we have a duty to advise
the Local Planning Authority of this potential risk to ensure the longevity of the surface water
drainage system and the service it provides to people. We also wish to minimise the risk of a
sustainable drainage system having a detrimental impact on the public sewer network should
the two systems interact. We therefore recommend the Local Planning Authority include a
condition in their Decision Notice regarding a management and maintenance regime for any
sustainable drainage system that is included as part of the proposed development.
For schemes of 10 or more units and other major development, we recommend the Local
Planning Authority consults with the Lead Local Flood Authority regarding the exact wording of
any condition. You may find the below a useful example.
Example condition
Prior to occupation of the development a sustainable drainage management and maintenance
plan for the lifetime of the development shall be submitted to the local planning authority and
agreed in writing. The sustainable drainage management and maintenance plan shall include
as a minimum:
a. Arrangements for adoption by an appropriate public body or statutory undertaker, or,
management and maintenance by a resident’s management company; and
b. Arrangements for inspection and ongoing maintenance of all elements of the sustainable
drainage system to secure the operation of the surface water drainage scheme
throughout its lifetime.
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The development shall subsequently be completed, maintained and managed in accordance
with the approved plan.
Reason: To ensure that management arrangements are in place for the sustainable drainage
system in order to manage the risk of flooding and pollution during the lifetime of the
development.
Please note, United Utilities cannot provide comment on the design, management and
maintenance of an asset that is not in our ownership and therefore should the suggested
condition be included in the Decision Notice, we will not be involved in discharging this
condition.
Water Comments


A water main/trunk main crosses the site. As we need access for operating and
maintaining it, we will not permit development in close proximity to the main. You will
need an access strip of no less than 5 metres, measuring at least 2.5 metres either side
of the centre line of the pipe. The applicant must comply with our standard conditions, a
copy of which is enclosed, for work carried out on, or when crossing aqueducts and
easements. This should be taken into account in the final site layout, or a diversion will be
necessary, which will be at the applicant's expense. Any necessary disconnection or
diversion required as a result of any development will be carried out at the developer's
expense. Under the Water Industry Act 1991, Sections 158 & 159, we have the right to
inspect, maintain, adjust, repair or alter our mains. This includes carrying out any works
incidental to any of those purposes. Service pipes are not our property and we have no
record of them.
The level of cover to the water mains and sewers must not be compromised either during
or after construction.

A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
Should this planning application be approved, the applicant should contact United Utilities on
03456 723 723 regarding connection to the water mains or public sewers.
General comments
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities' assets and the proposed development. United Utilities offers a fully supported mapping
service and we recommend the applicant contact our Property Searches Team at
Property.Searches@uuplc.co.uk 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.
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Supporting information
United Utilities wishes to draw attention to the following as a means to facilitate sustainable
development within the region.
Site drainage
In accordance with the National Planning Policy Framework (NPPF) and the National Planning
Practice Guidance (NPPG), the site should be drained on a separate system with foul water
draining to the public sewer and surface water draining in the most sustainable way.
The NPPG clearly outlines the hierarchy to be investigated by the developer when considering a
surface water drainage strategy. We would ask the developer to consider the following drainage
options in the following order of priority:
1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.
The comments made in this letter regarding site drainage reflect this approach.
If the applicant intends to offer wastewater assets forward for adoption by United Utilities, the
proposed detailed design will be subject to a technical appraisal by an Adoptions Engineer as
we need to be sure that the proposal meets the requirements of Sewers for adoption and United
Utilities’ Asset Standards. The proposed design should give consideration to long term
operability and give United Utilities a cost effective proposal for the life of the assets. Therefore,
should this application be approved and the applicant wishes to progress a Section 104
agreement, we strongly recommend that no construction commences until the detailed drainage
design, submitted as part of the Section 104 agreement, has been assessed and accepted in
writing by United Utilities. Any works carried out prior to the technical assessment being
approved is done entirely at the developers own risk and could be subject to change.
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 precommencement 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.

Page 14 of 47

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.
Further information regarding Developer Services and Planning, can be found on our website at
http://www.unitedutilities.com/builders-developers.aspx.”
------------------------------------------------------------------------------------------------------------------------

Officers Report
1. Site and Locality
The site relates to a strip of land within the car park of The Harbour Hotel, a Grade II listed
building dating from around 1850 that falls within the St Georges Square Conservation Area,
although the car park itself is outside of it. The hard-surfaced banking slopes downwards from
Shore Street towards the car park and the site has a generally poor visual appearance. To the
rear of the site (north east) is an open space and play area with some commercial units to the
north west on Shore Street. The Harbour Hotel is immediately to the west with a terrace of
properties on St George’s Square beyond this.
1.1

The area was subject to extensive war damage in the 1940s and as a result a number of
buildings in the area were demolished and the area now has a mixed character. Traditional
terraced properties are interspersed with commercial uses such as the adjacent car wash and
tyre depot and the nearby Morrisons store. The locality is rich in heritage having formed part of
the new 19th century town of Barrow centred around the Furness Railway terminus and later the
docks, ironworks and shipyard.
1.2

2. Proposal Details
The proposal relates to the erection of a two storey detached building comprising 8 selfcontained studio rooms ancillary to The Harbour Hotel. The block is to be sited on a roughly
rectangular strip of land to the north eastern (rear) end of the existing car park where there is an
area of banked disused land.
2.1
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The footprint measures approximately 18.7m by 8.5m in plan form and the ridge height will
be set approximately 1.5m below that of the Harbour Hotel. Materials will be coloured render to
the walls with a decorative band and a slate roof. The design is a simple pitched roof block with
gable reliefs and a projecting gable entrance to the centre. Vertical emphasis windows reflect
the regular pattern of fenestration at the Harbour Hotel.
2.2

3. Relevant History

1975/0853 Land to rear of Harbour Hotel, The Strand, Barrow-in-Furness Car parking area
Appcond 04/11/1975
3.1

1975/0853 Land to rear of Harbour Hotel, The Strand, Barrow-in-Furness Car parking area
Appcond 04/11/1975
3.2

1983/0913 Harbour Hotel, St. George's Square/The Strand, Barrow-in-Furness Listed
building Consent to replace windows with mock sash windows, provision of illuminated fascia
signs to front and rear elevation and hanging sign to side elevation Appcond 21/11/1983
3.3

86/2000/0750 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Listed
Building Consent for the installation of UPVC windows (Retrospective) Refused 19/02/2001
3.4

B18/2007/1221 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Formation
of a new entrance lobby with slate canopy, access ramp and associated railings. Appcond
02/11/2007
3.5

B18/2012/0680 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Addition of
conservation rooflights to front and rear elevations. Appcond 11-DEC-2012
3.6

B23/2007/1222 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Listed
Building Consent for the formation of a new entrance lobby with slate canopy, access ramp and
associated railings. Appcond 02/11/2007
3.7

B23/2012/0681 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Listed
Building Consent for addition of conservation rooflights to front and rear elevations Appcond 11DEC-2012
3.8

B23/2013/0298 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Listed
Building Consent for additional rooflight to top floor dining room. Appcond 18-JUN-2013
3.9

B23/2013/0340 Harbour Hotel The Strand Barrow-in-Furness Cumbria LA14 2HG Listed
Building Consent for installation of wet room to mid first floor bedroom and conversion of
bathroom to linen store on first floor rear Appcond 18-JUN-2013
3.10
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4. Officer Assessment
National Guidance Saved Policies Emerging Policies
The proposal accords with national guidance in the NPPF in terms of sustainable
development, good design and development affecting heritage assets.
4.1

In terms of Local Plan policy, Policy D15 supports development that serves to preserve or
enhance the setting of conservation areas.
4.2

Policy D21 seeks to encourage good design and this is continued through into Draft Policy
DS5.
4.3

Policy G20 encourages the provision of good quality hotel/visitor accommodation and
similarly Draft Policy EC8 encourages economic development in tourism facilities.
4.4

Draft Policy HE3 echoes the requirements of the Act in relation to development affecting the
setting of listed buildings and Policy HE4 is similar in relation to development affecting
conservation areas and their setting.
4.5

Principal of the development
A row of terraced houses previously fronted the site and Policy B3 is supportive of residential
development within the urban area, albeit that the accommodation will be linked to the Harbour
Hotel. Government policy also supports development on brownfield sites and recognises the
economic value of sustainable development.
4.6

Design
The design follows the traditional gabled form of the Harbour Hotel and the regular window
rhythm and banding echo some of its features allowing the old and new property to sit in
harmony. White PVC windows were originally proposed and the applicant has agreed to the use
of a dark grey frame which is less stark in this sensitive location, particularly around the heavilyglazed central entrance and this should give more of a contemporary feel to the new building.
The use of traditional gutters rather than plastic gutters with fascia boards has also been
requested and given the starkness of the site frontage a landscaping scheme has been
requested. If amended plans are not received in time for the committee meeting these issues
can be covered by condition.
4.7

In addition, the applicant's agent has provided satisfactory information as regards the
retaining wall to satisfy the County Council as Highway Authority.
4.8
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Heritage Considerations
The proposed building lies immediately adjacent to the listed Harbour Hotel. Section 66 of
the Act require that the planning authority "shall have special regard to the desirability of
preserving the building or its setting". Whilst a row of terraced houses were historically located
on the site frontage the set- back of the new block gives it a recessive appearance and still
allows the Harbour Hotel to remain as the dominant building on the site, with views to its side
elevation when travelling east along The Strand. The lower height of the new building also helps
to minimise any impact. Constructing the accommodation as a separate free-standing block
rather than extending the listed building is also preferable in terms of heritage impact.
4.9

The adjacent part of the conservation area has a somewhat disjointed appearance and
there has been only limited new-build opportunities over the years. The immediate surroundings
of the site are generally of poor quality and a well-designed new building has the potential to
enhance the setting of the adjacent conservation area.
4.10

In addition, Members will be aware that a large number of public houses in the town have
closed in recent years. Keeping listed buildings in the use to which they were designed is
generally the best option and the development should help the listed building to remain in use,
safeguarding its future.
4.11

Highways
Detailed discussions took place with the Highway Authority regarding car parking. Another
reason for siting the new block towards the rear of the site is so that the car park and access can
be retained. Whilst initially raising concerns, the agent has provided more information as well as
traffic surveys and the Highway Authority have now removed their objection. In addition, the site
is located close to the town centre with good access to public transport; there are a number of
car parks in the immediate locality and on-street car parking is not a particular issue in this area.
4.12

I do not propose to attach the suggested Highway condition since the access and car park
are already present on site.
4.13

Other
I have considered the impact of the new block on the properties to the east and feel that
only a modest impact is likely given the fact that the public house will be in the foreground and
act as a partial screen. Given the existing public house use comings and goings are not felt to
be significantly increased and no representations have been received from neighbouring
residents.
4.14

The comments of Cumbria Fire and Rescue were forwarded to the agent and some
amendments received.
4.15

The proposal has economic development benefits in terms of job creation, jobs during
construction and increasing the accommodation offer for visitors to Barrow.
4.16
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5. Conclusions
The proposal is welcomed in bringing a vacant brownfield site adjacent to the conservation
area back into use with the potential to safeguard the future of the listed building in its current
(and original) use. The site is a highly sustainable location close to the town centre and any
impact on nearby property is felt to be modest. The proposal meets the statutory requirement of
preserving or enhancing the setting of the conservation area and is not considered to adversely
impact on the significance of any adjacent listed buildings or their setting as such the proposal
accords with Sections 66 and 72 of the Act. As sustainable development the proposal should be
approved without delay.
5.1

6. 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 8.8.2017 and the hereby approved documents defined by this
permission as listed below, except where varied by a condition attached to this consent:
Proposed site plan-Drawing 17013_PL01/03 Rev B-amended plan received on 21.11.2017;
Proposed front and rear elevations-Drawing 17013_PL01/06 Rev B-amended plan received on
21.11.2017;
Proposed side elevations-Drawing 17013_PL01/07 Rev B-amended plan received on
21.11.2017;
Proposed section A-A-Drawing 17013_PL01/08 Rev A-amended plan received on 25.10.2017;
Proposed ground and first floor plans-Drawing 17013_PL01/05 Rev B-amended plan received
on 21.11.2017;
Letter from agent in response to consultee comments including parking survey and retaining wall
specification Ref CN/17013/PL01 received on 25.10.2017.

Reason
To ensure that the development is carried out only as indicated on the drawings approved by the
Planning Authority.
Pre-commencement Conditions
2. No works of construction shall be commenced until a detailed specification of the proposed
windows, including sample frames, if required, 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
In the interests of the appearance of the development in this sensitive historic area adjacent to a
Grade II listed building and a conservation area.
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3. Prior to the commencement of any construction works a landscape scheme for the site based
on the planting details set out in plans 17013-PL01/03 Rev B & 17013-PL01/06 Rev B received
on 21.11.17, 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 than 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.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
use 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 and the setting of the listed building and
conservation area and in accordance with paragraph 137 of the NPPF which requires that local
authorities look for opportunities for new development within the setting of heritage assets to
enhance or better reveal their significance.
4. No works of construction shall take place until a Construction Management Method Statement
has been submitted to, and approved in writing by, the Planning Authority. The approved
Statement shall be adhered to throughout the construction period. The Statement shall provide
for all of the following:
i. the parking of vehicles of site operatives and visitors,
ii. loading and unloading of plant and materials,
iii.storage of plant and materials used in constructing the development,
iv. the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate
v. wheel washing facilities where vehicles will enter the site,
vi. measures to control the emission of dust and dirt during construction,
vii. a scheme for recycling/disposing of waste resulting from demolition and from construction
works.
Reason
In the interests of minimising the impact upon local environmental amenity.
5. No works of construction shall commence until full details of existing and proposed ground
levels (referenced as Ordinance Datum) within the site and
on land and buildings adjoining the site by means of spot heights and cross-sections and
proposed siting and finished floor levels of the new building, have been submitted to and
approved by the Local Planning Authority.
The development shall then be implemented in accordance with the approved level details.
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Reason
For the avoidance of doubt and to ensure satisfactory floor levels in relation to neighbouring land
and the adjacent listed building.
6. Prior to the commencement of any development, a surface water drainage scheme, based on
the hierarchy of drainage options in the National Planning Practice Guidance with evidence of an
assessment of the site conditions shall be submitted to and approved in writing by the Local
Planning Authority. The surface water drainage scheme must be in accordance with the NonStatutory Technical Standards for Sustainable Drainage Systems (March 2015) or any
subsequent replacement national standards. In the event of surface water draining to the public
surface water sewer, the pass forward flow rate to the public surface water sewer must be
restricted to 6.5 l/s for any storm event.
Reason
To promote sustainable development, secure proper drainage and to manage the risk of flooding
and pollution. This condition is imposed in light of policies within the NPPF and NPPG
7. No development shall take place until a Preliminary Investigation (desk study, site
reconnaissance and preliminary risk assessment), to investigate and assess the risk of potential
contamination, is submitted to and approved in writing by the Local Planning Authority. This
investigation must be undertaken by a suitably qualified contaminated land practitioner, 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)).
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.
8. If the Preliminary Investigation identifies 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.
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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.
9. 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.
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.
10. The approved Remediation Scheme shall be implemented and a Verification Report
submitted to and approved in writing by the Local Planning Authority, prior to beneficial use 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.
During Building Works
11. 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.
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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.
12. Prior to the commencement of works of construction a sample panel of the approved render
shall be constructed on site and approved. The development shall continue on the basis of the
approved sample and there shall be no variations without the consent of the Planning Authority.
Reason
In the interests of the appearance of the development in this sensitive historic area adjacent to a
Grade II listed building and a conservation area.
13. The roof shall be constructed of natural slate laid in diminishing courses with traditional
eaves and guttering.
Reason
In the interests of the appearance of the development in this sensitive historic area adjacent to a
Grade II listed building and a conservation area.

Operational Conditions
14. The building hereby approved shall be used as ancillary hotel accommodation for the
Harbour Hotel and shall not be used as independent self-contained residential accommodation.
Reason
In order that the Planning Authority can assess the implications of permanent residential
accommodation on this site.
15. Foul and surface water shall be drained on separate systems.
Reason
To secure proper drainage and to manage the risk of flooding and pollution.
16. All down pipes and gutters shall be in cast aluminium fixed by traditional methods.
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Reason
In the interests of the appearance of the development in this sensitive historic area adjacent to a
Grade II listed building and a conservation area.
Before Occupation
17. On site facilities, in the form of a screened enclosure, for the storage of recycling receptacles
and a wheeled refuse storage bin of suitable capacities to serve the development must be
provided before the beneficial use of the premises begins; the details of such facilities must be
submitted to and approved in writing by the Planning Authority prior to the commencement of the
development, and thereafter permanently maintained to the satisfaction of the Authority.
Reason
In the interests of environmental amenity by ensuring a suitable provision of refuse storage on
the site.
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.



Water Comments
A water main/trunk main crosses the site. You are advised that United Utilities will need
access for operating and maintaining it and will not permit development in close proximity
to the main. United Utilities have advised that you will need an access strip of no less
than 5 metres, measuring at least 2.5 metres either side of the centre line of the pipe.
United Utilities have advised that the applicant must comply with their standard
conditions, a copy of which is enclosed, for work carried out on, or when crossing
aqueducts and easements. This should be taken into account in the final site layout, or a
diversion will be necessary, which will be at the applicant's expense. Any necessary
disconnection or diversion required as a result of any development are to be carried out
at the developer's expense. Under the Water Industry Act 1991, Sections 158 & 159,
United Utilities have the right to inspect, maintain, adjust, repair or alter their mains. This
includes carrying out any works incidental to any of those purposes. They have advised
that service pipes are not their property and they have no record of them.
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The level of cover to the water mains and sewers must not be compromised either during
or after construction.
A separate metered supply to each unit will be required at the applicant's expense and all
internal pipe work must comply with current water supply (water fittings) regulations 1999.
The applicant is advised to contact United Utilities on 03456 723 723 regarding
connection to the water mains or public sewers.



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



In accordance with paragraph 187 of the National Planning Policy Framework we have
worked with the applicant in a positive and proactive manner and sought solutions to
problems arising in relation to dealing with the application. We have done so in the
following ways:
-by seeking clarification and amendments to the design of the new building;
-by seeking additional information in response to the concerns of the Highway Authority
-by carrying out public engagement.

__________________________________________________________________________
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B21/2017/0485
Planning Committee
5th December 2017
Application Number : B21/2017/0485

Date Valid : 01/08/2017

Address : 29 Station Road, Dalton-inFurness, Cumbria, LA15 8PL

Case Officer : Maureen Smith

Proposal : New external wall finish of lime render with a cream lime-wash finish, reduction in
door glazing and demolition of front boundary wall and replacement with 600mm high
limestone wall with railings above (amended description).
Ward : Dalton South Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr and Mrs Knott, 29 Station
Road, Dalton-In-Furness

Agent : Mr Malcolm Jones

Statutory Date : 26/09/2017

Recommendation : Granted with
conditions.

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1. Saved Local Plan 2001 - Policy D15
2. Saved Local Plan 2001 - Policy D21
Emerging Draft Local Plan Policies
1. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS1 - Council’s
commitment to sustainable development
2. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS5 - Design
4. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy HE4 Conservation Areas

Summary of Main Issues
The property falls within Dalton in Furness Conservation Area where there is a statutory duty
to ensure that development serves to "preserve or enhance". The impact on the setting of the
nearby listed building is also a consideration.
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Non Material Considerations

Response to Publicity and Consultations
The application has been advertised by site and press notices.
Neighbours Consulted
Street Name
Station Road

Properties
27, 31,

List of Neighbour Responses
No neighbour responses recorded

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Dalton With Newton Town Council
English Heritage
Heritage Trust For The North West
Historic England (North West)
The 20th Century Society
The Georgian Group
Victorian Society

List of Organisation Responses
Dalton With Newton Town Council 07/09/2017
"The Council have No Objections"

Dalton With Newton Town Council 21/09/2017
"The Council have No Objections."
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Historic England (North West) 11/08/2017
"Thank you for your letter of the 2nd August 2017 regarding the above application for planning
permission. On the basis of the information available to date, in our view you do not need to
notify or consult us on this application under the relevant statutory provisions, details of which
are enclosed.
If you consider that this application does fall within one of the relevant categories or you have
other reason for seeking our advice, please contact us to discuss your request."
Victorian Society 08/09/2017
"Thank you for your email of 2 August notifying the Victorian Society of this proposal. We
object to the proposed external treatment of the building due to the harm it would cause to the
character and appearance of the Conservation Area and the setting of nearby listed buildings.
Until recently the ground-floor elevation of 29 Station Road was an attractive classicising
former shopfront, with pilasters and entablature, apparently constructed of timber. The
submitted documentation indicates that this was removed prior to the submission of this
application due to “rotting timbers and general degradation”. No evidence is provided to
establish that the timbers were beyond repair. Indeed, photographs suggest that it was in fact
in a reasonable state of repair. Presumably this work was also done without consent, in which
case this is a matter for the Council’s enforcement team. However it is achieved, the
reinstatement of the handsome ground-floor elevation should be a major priority. It contributes
to the building’s pleasing appearance, and to the character and appearance of the
Conservation Area. It also contributes positively to the setting of the Grade II-listed former
Local Board Offices on the other side of Station Road.
By contrast, the wet dash render finish proposed, the remodelling of the main entrance and the
application of cement around the window would mar the historic building’s appearance,
seriously undermining the contribution it makes to the local historic environment. This is by no
means an appropriate approach to the adaptation of a building within the Conservation Area,
the character and appearance of which the Council has a statutory duty to preserve.
We urge you to refuse the application consent, and for the Council’s enforcement team to
open proceedings to realise the reinstatement of the former shopfront."
Further comments from the Victorian Society 15/11/17
"Further to the correspondence below with James, I wanted to let you know that I have taken
over from him as the Northern Caseworker. My sincere apologies for the delayed response.
We have reviewed the revised proposals and, while the loss of the shopfront remains
regrettable in our eyes, we accept that the revised treatment for the front elevation amounts to
the preservation of the Conservation Area’s special character and appearance. Accordingly,
the Victorian Society withdraws its objection to these proposals.
Please don’t hesitate to contact us if there are any questions."

Page 32 of 47

----------------------------------------------------------------------------------------------------------------------------

Officers Report
1. Site and Locality
This application relates to an end terraced property on the western side of Station Road,
close to the junction with Market Street. It is three storeys, including an attic floor and is
currently arranged as a single dwelling. The property is not listed but falls within the Dalton in
Furness Conservation Area and sits opposite the listed former Town Hall. The area forms a
transition between the commercial character on Market Street and the more residential
character on Station Road. The application property appears to have previously had a
commercial use to the ground floor at least and the adjacent property was previously a shop
and more recently a photography studio.
1.1

The property has, until recently, retained some elements of a former shopfront at ground
floor level. However, this has recently been removed to leave a bare facade.
1.2

2. Proposal Details
The original proposal related to a wet dash finish which would have been a retrograde
step. Following negotiation amended plans have now been received which relate to the
provision of a new external wall finish of lime render with a cream lime-wash finish, reduction
in the door glazing and demolition of the front boundary wall and replacement with a 600mm
high limestone wall with railings above.
2.1

3. Relevant History
67/1994/0028 29 Station Road Dalton-in-Furness Change of use from a Doctors surgery
(D1) to retail (A1) as a result of an expansion of the adjacent retail property, including
alterations to the shop front Appcond 14/02/1994
3.1

4. Relevant Policies and Guidance
Policy D15 echoes the requirements of the Act in terms of development within conservation
areas serving to preserve or enhance them. This is continued in Draft Policy HE 4.
4.1

Policy D21 and Draft Policy DS5 seek to encourage good design including harmony and
street scene, detailing and materials.
4.2

4.3

Draft policies DS1 and DS2 echo government advice on sustainable development.
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National policy
4.4

Chapter 12 of the NPPF sets out government policy on the historic environment.

Paragraph 131 requires that in determining planning applications, local planning authorities
should take account of:
- the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;
- the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
- the desirability of new development making a positive contribution to local character and
distinctiveness.
4.4

In addition to the 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 areas of special architectural or historic interest. Any decisions relating to
conservation areas must address the statutory considerations of the Planning (Listed
Buildings and Conservation Areas) Act 1990 ( in particular section 72) as well as satisfying the
relevant policies within the National Planning Policy Framework and the Local Plan. The Act
also refers to development within the setting of listed buildings which is also relevant in this
case.
4.6

5. Key Planning Issues
The applicant commenced work earlier this year and was advised that planning permission
was required; work has since ceased. To date the remains of a former shopfront have been
removed including pilasters, two decorative corbels and the fascia.
5.1

As supporting evidence, the applicant has provided a copy of a survey document from
when the property was purchased in 2014. The surveyor identified that "the condition of the
cladding that has been attached to the front elevation and between the ground floor and 1st
floor is a cause for concern. We note the presence of rot attack in the timbers of the cladding
and concealed areas behind are likely to be affected. We can only advise that the cladding is
fully removed and the fabric behind it is exposed with a view to repairing as necessary." The
survey also recognised that "the canopy is in poor condition and the timbers are splitting".
5.2

Against this backdrop I have negotiated an amended scheme for the frontage which
includes a lime render and limewash finish, together with a Method Statement for application.
This would be an appropriate finish in this part of the conservation area and an improvement
on the wetdash originally proposed.
5.3

Whilst the loss of the former shopfront is regrettable given the condition report and the fact
that the property is now used as a dwelling I do not feel that enforcement action would be
expedient in the public interest. Any enforcement action could only require replacement of a
scheme of the same design and since this would be a modern construction the result
would be a pastiche.
5.4
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I have considered the revised proposals in relation to the requirements of the Act in relation
to development within conservation areas and the setting of the adjacent listed building and
am happy that the amendments now serve to "preserve or enhance" and are as much as can
be achieved in this instance.
5.5

The existing wall has a modern rendered finish and the replacement with a limestone wall
with railings above should also enhance the appearance of the conservation area and be more
in keeping with the style of adjacent properties. A condition is proposed regarding the design
of the railings.
5.6

5.7

The Victorian Society has been re-consulted and has now withdrawn their objection.

6.Conclusions
The revised proposals are considered to be acceptable in terms of design, impact on the
conservation area and the setting of the adjacent listed buildings. Whilst the loss of the former
shopfront is regrettable, it is not considered that enforcement action would be expedient in this
case;a more appropriate response would be to include a condition requiring completion of the
work within a set timescale; a six month period is considered reasonable.
6.1

--------------------------------------------------------------------------------------------------------------------------

Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration Limit
(for the erection of the front wall and railings) 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 1.8.2017 and the hereby approved documents defined by this
permission as listed below, except where varied by a condition attached to this consent:
(to be forwarded in extra information)

Reason
To ensure that the development is carried out only as indicated on the drawings approved by
the Planning Authority in the interests of the character and appearance of the Dalton
Conservation Area and the setting of the adjacent listed buildings.
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Pre-commencement Conditions
2. Prior to the erection on site, details of the design of the proposed railings to the front
boundary wall shall be submitted to and be agreed in writing by the Planning Authority. The
proposals shall proceed on this basis unless otherwise agreed in writing by the Planning
Authority.

Reason
In the interests of the character and appearance of the Dalton Conservation Area and the
setting of the adjacent listed buildings.
During Building Works
3. The front facade treatment hereby permitted shall be completed in full in accordance with
the approved plans referred to above within 6 months of the date of this condition.
Reason
The historic former shopfront has been removed without consent, this condition is required to
ensure that the situation is remedied within a reasonable timescale in the interests of the
character and appearance of the conservation area and the setting of the adjacent listed
buildings and to minimise weather related degradation of the building.

Informative

1.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.
2.In accordance with paragraph 187 of the National Planning Policy Framework we have
worked with the applicant in a positive and proactive manner and sought solutions to problems
arising in dealing with the application. We have done so in the following ways:
-seeking evidence on the condition of the former shopfront, giving advice on a suitable
frontage treatment and advising on the details of the Method Statement.
__________________________________________________________________________
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B18/2017/0598
Planning Committee
5th December 2017
Application Number : B18/2017/0598

Date Valid : 25/09/2017

Address : Land at John Street, Askam-inFurness, Cumbria

Case Officer : Maureen Smith

Proposal : Application for removal or variation of a condition following grant of planning
permission B13/2015/0561 (Erection of a dormer bungalow) to allow discharge of the
surface water to the combined public sewer located adjacent to the site.
Ward : Dalton North Ward

Parish : Askam and Ireleth Parish Council

Applicant : Mrs D Lloyd, 65 Egerton
Terrace, Broughton Road, Dalton-InFurness

Agent : Mr Tim Coldrick, Neil Price Limited,
Neil Price Ltd, Bouthwood Road, Barrow-InFurness

Statutory Date : 20/11/2017

Recommendation : That the condition is
varied as submitted.

National Guidance
The NPPG gives advice in relation to sustainable drainage.
Generally, the aim should be to discharge surface run off as high up the following hierarchy
of drainage options as reasonably practicable:
1.
2.
3.
4.

into the ground (infiltration);
to a surface water body;
to a surface water sewer, highway drain, or another drainage system;
to a combined sewer.

However, it recognises that particular types of sustainable drainage may not be practicable
in all locations, for example if ground conditions are particularly difficult.
Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1. Saved Local Plan 2001 - Policy F5
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Emerging Draft Local Plan Policies
1. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria

Summary of Main Issues
Consent was previously given for a soak-away, however the site constraints mean that this
cannot be accommodated within the site and consent to discharge into a combined sewer is
now required. The applicant is required to demonstrate that the hierarchy of drainage
options set out in the NPPG has been adequately considered.

Non Material Considerations

Response to Publicity and Consultations
Neighbours Consulted
Street Name
John Street

Properties
29, 34, 35,

List of Neighbour Responses
The Occupier : 34 John Street Askam-in-Furness
"As a resident of 34 John Street, adjacent to the new build. After receiving a letter
regarding a planning application submitted by Miss Debbie Lloyd for the removal of a
condition when granted planning, is unacceptable. The surface water should always go into
a storm drain and not the main sewer. What is not collected by the storm drain soaks
naturally back into the ground. At the present time there is only one storm drain in the
street, this is inadequate for the amount of surface water standing. This should have been
given more consideration at the time, before planning permission was granted. Any
amendments should have been made within 90 days. If this condition of planning is
invalidated the credibility of the committee is surely in question. Like most members of the
general public, I find it very frustrating when planning does not implement a condition as the
development now exists."
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Organisations Consulted
Consultee
Askam and Ireleth Parish Council
Barrow Borough Council (Building Control)
Cumbria County Council (LLFA)
United Utilities (Asset Protection)

List of Organisation Responses
Askam and Ireleth Parish Council 18/10/2017
"This application was reviewed and discussed at the parish council meeting held on
Tuesday 17 October. There were no comments or objections expressed from either the
parish council or the floor."
Barrow Borough Council (Building Control) 09/10/2017
"Building regulation approval required for the proposals".

Officers Report
1.Site and Locality
The application relates to a roughly rectangular site between John Street and Beach
Street in a residential area within the settlement of Askam.
1.1

2.Proposal Details
Planning permission was granted in 2016 for the erection of a dwelling and condition 4
set out the requirements for surface water drainage to be agreed in accordance with the
hierarchy set out in the NPPG. Satisfactory details to discharge the drainage condition were
submitted in early 2017 utilising infiltration into the ground; the proposal was to discharge
the surface water to a soak-away located within the site. Subsequent site investigation
works have identified that it is not possible to site the soak-away a minimum of 5m from the
house as specified within Building Regulations. As a result the applicant is seeking to vary
the agreed details to allow discharge of the surface water into the public sewer. Consent
has already been given by United Utilities.
2.1

This type of application would normally be dealt with under delegated powers, however a
neighbour objection has been received.
2.2
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3.Relevant History
B13/2015/0561 Land at John Street Askam-in-Furness Cumbria Erection of a dormer
bungalow. Appcond 15-JAN-2016
3.1

B28/2017/0252 Proposed Dormer Bungalow John Street Askam-in-Furness Cumbria
Approval of details reserved by conditions No.3 (material samples), No.4 (Drainage), No.5
(preliminary investigation), No.10 (boundary details), No.11 (landscaping scheme), No.14
(driveway surface treatment) and No.16 (construction method statement) PARTIAL
04/07/2017
3.2

4. Officer Assessment
4.1

An assessment of the hierarchy of drainage options for the site can be made as follows:

Option One-into the ground (infiltration);this was the preferred option with suitable
ground conditions however the minimum distance of 5m between the soakaway and the
house, as required under the building regulations, cannot be met;
4.2

Option two-to a surface water body; there are no surface water bodies within the area to
discharge the surface water to;
4.3

Option three-to a surface water sewer highway drain or another drainage system; all the
drainage systems within the vicinity are combined sewers. John Street is an unmade road
with no highway drainage and where gullies are present they run into the combined system;
4.4

Option four-to a combined sewer; by the above process of elimination this is the only
option available for the surface water discharge.
4.5

Consequently, the applicant has sought consent from United Utilities for this course of
action and an approval notice from them has been submitted as part of the package of
supporting information. As a result, the previous discharge given for condition 4 can be
varied to take account of the revised arrangement.
4.6

Whilst a neighbour objection has been received raising concern about the process,
sometimes issues only arise when detailed site works commence. National guidance
ensures that the planning system is flexible enough to deal with these.
4.7

5. National Guidance
In terms of the national guidance, the applicant has adequately demonstrated that he
has worked through the hierarchy set out in the NPPG.
5.1
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6. Conclusions
The applicant has adequately worked through the hierarchy of drainage options. No
other option exists in this case other than connection to the combined sewer and United
Utilities have given agreement. The revised proposals therefore accord with national and
local plan policy and can be approved.
6.1

7. Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : No conditions of this type
Compliance with Approved Plans
1. I recommend that consent be Granted to vary condition 4 to allow discharge of the
surface water to the combined sewer in accordance with the following submitted
information:

Planning Statement prepared by Neil Price Limited
Amended Drainage Plan reference P102 Revision A

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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B18/2017/0579
Planning Committee
5th December 2017
Application Number : B18/2017/0579

Date Valid : 23/10/2017

Address : 66 Duke Street, Barrow-inFurness, Cumbria, LA14 1RX

Case Officer : Maureen Smith

Proposal : Replacement of existing windows, two at first floor level and two at second floor,
front elevations from wood to grey upvc.
Ward : Hindpool Ward

Parish : N/A

Applicant : Mrs J Mellen, Mellen & Co, 66
Duke Street, Barrow-in-Furness

Agent :

Statutory Date : 18/12/2017

Recommendation : Refused for reasons
stated.

National Guidance
Chapter 12 of the NPPF covers preserving and enhancing the historic environment.
Paragraph 137 requires that "Local planning authorities should look for opportunities for new
development within Conservation Areas and World Heritage Sites and within the setting
of heritage assets to enhance or better reveal their significance. Proposals that preserve those
elements of the setting that make a positive contribution to or better reveal the significance of
the asset should be treated favourably."
In addition to the 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 and conservation areas must
address the statutory considerations of the Planning (Listed Buildings and Conservation
Areas) Act 1990 ( in particular sections 66 and 72) as well as satisfying the relevant
policies within the National Planning Policy Framework and the Local Plan.

The Practice Guidance recognises that "the conservation of heritage assets in a manner
appropriate to their significance is a core planning principle. Heritage assets are an
irreplaceable resource and effective conservation delivers wider social, cultural, economic and
environmental benefits."
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In addition, the Historic England publication Traditional Windows: their care, repair and
upgrading (2017) provides more detailed guidance. It recognises that "the loss of traditional
windows from our older buildings poses one of the major threats to our heritage. Traditional
windows and their glazing make an important contribution to the significance of historic areas.
"It advises "surviving historic fenestration is an irreplaceable resource which should be
conserved and repaired whenever possible."

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1. Saved Local Plan 2001 - Policy D15
2. Saved Local Plan 2001 - Policy D21
Emerging Draft Local Plan Policies
1. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS1 - Council’s
commitment to sustainable development
2. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy DS5 - Design
4. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy HE1 - Heritage
Assets and their setting
5. Pre-submission Draft Local Plan – March 2017 - Policy Emerging Policy HE4 Conservation Areas

Summary of Main Issues
This property falls within the Central Barrow in Furness Conservation Area. There is a statutory
requirement under the Act to ensure that development within conservation areas serves to
"preserve or enhance" them and this is the key consideration. The legislation also requires
higher standards within the setting of listed buildings.

Non Material Considerations
The application has been advertised by site and press notices.

Response to Publicity and Consultations
Neighbours Consulted
Street Name
Duke Street
Slater Street

Properties
60 64, 68 70,
8,
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List of Neighbour Responses
The Occupier : 58 64 Duke Street Barrow-in-Furness
"I was of the understanding that upvc windows were not allowed to be installed in the
central Barrow conservation area. Previous applications for such installations have
been refused. I expect this, too, to be refused."
Organisations Consulted
Consultee
Barrow Borough Council (Building Control)

List of Organisation Responses
Barrow Borough Council (Building Control) 25/10/2017
“Building regulation approval required for the proposals”.

Officers Report
1.Site and Locality
This application relates to a mid-terraced property on the eastern side of Duke Street. The
property falls within the Central Barrow in Furness Conservation Area and is also adjacent to a
number of listed buildings such as the Town Hall and the properties opposite on 65-67 Duke
Street.The property is present on the 1850 OS map and is a non-designated heritage asset in
its own right.It is three storeys with a commercial use on the ground floor and two floors of
associated office space above. The external facade is a light grey painted masonry finish with a
masonry string course between first and second floor beneath a slate roof.
1.1

The area is commercial in nature with some residential use of upper floors; Duke Street is
an important thoroughfare and the application site is prominent within the streetscene. It is
designated as a "mixed area around Barrow town centre" in the adopted Local Plan and as
"town centre" in the Draft document.
1.2

2. Proposal Details
There are two pairs of timber sliding sash windows at first and second floor level; it is
proposed to replace these with grey coloured top hung opening light double glazed uPVC
windows.
2.1
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3. Relevant History
1975/0862 66 Duke Street, Barrow-in-Furness Conversion of second and third floor disused
offices to a self contained two bedroomed flat Approved 05/08/197
3.1

4. Officer Assessment
Good design can enhance the character of an area and the Council encourages the use of
the historic environment as a basis for good quality design and positive change. Your officers
have had some success recently in seeking to preserve or enhance this part of the
conservation area; for example the recent repairs to The Priory shopfront rather than
replacement, the work to the Antalya premises and the appeal decision on the site adjacent to
Jefferson’s; shopfront grants have also been offered on Duke Street and a number of premises
have taken advantage of this offer as well as the historic building grants. In addition, as
mentioned in a representation received, a consistent approach has been taken in trying to
retain traditional windows. Consent was refused for uPVC windows at The Buddha Lounge
opposite this site and these were subsequently replaced by timber frames following
negotiation; Members authorised enforcement action as required.
4.1

Furthermore, in June 2009 English Heritage published the results of its first ever survey of
the condition of Conservation Areas in England within its ‘Heritage at Risk’ publication. The
publication detailed a list of threats to conservation areas; the first threat being listed as the
introduction of plastic windows and doors.
4.2

The property falls within the Central Barrow in Furness Conservation Area. As such there is
a statutory duty under the Act to ensure that "special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area." Whilst parts of the
conservation area have been eroded by poorly maintained properties this makes it all the more
critical that the elements that add to the area's significance are preserved; a key element of this
is traditional windows.
4.3

The application property is in a poor state of repair at upper floor level with peeling paint,
blocked gutters and unpainted timber frames. However, the guidance is clear that the
deteriorating state of a heritage asset is not a reason to approve an application and grant aid
has previously been offered but not pursued.
4.4

The existing frames have been inspected inside and out and whilst there is some decay to
sills this can easily be remedied with spliced repairs; similarly it is not an onerous job to make
any sealed windows openable. All of the windows appear to be in good or at least reasonable
condition and there is no reason why they could not merely be repaired, refurbished and
repainted. All of the sash cords are present and grant aid could be used for the relatively
modest repairs required.
4.5

4.6 The general ethos in the conservation area is repair before replacement and I do not feel
that the existing windows are beyond repair, to the contrary they could be made functional and

Page 45 of 47

more aesthetically pleasing with relatively modest repairs. In terms of significance the existing
frames are of historic and evidential value and would be of improved aesthetic value once
repaired and re-painted. Their loss and replacement with top-opening uPVC frames would be a
retrograde step further impacting on the significance of this part of the conservation area.
The proposal would, admittedly, lead to less than substantial harm to the designated
heritage assets, the Central Barrow-in Furness Conservation Area and the adjacent listed
buildings. Paragraph 134 of the National Planning Policy Framework (NPPF) states that such
harm should be weighed against the public benefits of the proposal, including securing its
optimum viable use. There is no suggestion that the failure to allow these uPVC windows
would prevent the continued use of the first and second floor as office use and it would not
appear that there are any public benefits to the proposal. Paragraph 132 of the NPPF states
that great weight should be given to the conservation of heritage assets. In this case there are
no substantial benefits to a proposal that would fail to preserve the character and appearance
of the Conservation Area and detract from the setting of the adjacent listed buildings. It is
therefore contrary to national policy guidance in the NPPF.
4.7

5. Conclusions
The proposals would be a retrograde step resulting in the loss of historic fenestration.
Approval could also set a precedent for the loss of traditional frames elsewhere in other
conservation areas and would undermine established policy.
5.1

In your officers view the proposal would be contrary to the provisions of Section 66 of the
Act regarding the setting of listed buildings, Section 72 regarding development within
conservation areas serving to “preserve or enhance”, and to national policy as set out in the
NPPF, as well as Historic England’s advice on windows. In addition the proposal would conflict
with Policy D15 of the adopted Local Plan. It would also conflict with the aims of Emerging
Policies HE1 and HE4,however since carrying lesser weight at this stage I do not propose to
refer to the emerging policies in any reason for refusal.
5.2

6. Recommendation
I recommend that Planning Permission be REFUSED for the following reasons:1. The proposed windows, by virtue of their design, detailing and materials would introduce an
incongruous element into the upper floors of this historic building and result in the loss of
timber sliding sash windows of architectural, evidential and aesthetic significance. As a result
the proposal would be contrary to the provisions of Saved Barrow Borough Local Plan Policy
D15, Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
in relation to development affecting the setting of listed buildings and within conservation areas
and the aims of the NPPF in relation to development affecting heritage assets, specifically
paragraphs 17,131,132,134,135 and 137.
2.The loss of the existing windows would be contrary to the advice in Historic England
guidance Traditional Windows: their care, repair and upgrading which recognises that
traditional windows and their glazing make an important contribution to the significance of
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historic areas and surviving historic fenestration is an irreplaceable resource which should be
conserved and repaired whenever possible. The Planning Authority are concerned that to
approve the application would set a precedent for similar development affecting heritage
assets elsewhere in the Borough and thus undermining established policy.
Informative
1. In accordance with paragraphs 187 of the National Planning Policy Framework we have
worked with the applicant in a positive and pro-active manner through offering free preapplication advice and by the offer of an Historic Building Grant. However, the issues in this
case were so fundamental that they could not be overcome by negotiated amendments and
planning consent could not be approved.
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PLANNING COMMITTEE
5th December 2017
INDEX
Book 2

Page

Reference

Address

Proposal

2

2017/0414

Harbour Hotel, The
Strand, Barrow-inFurness

Erection of a 2 storey detached building comprising
8 self-contained studio rooms ancillary to The
Harbour Hotel

30

2017/0485

29 Station Road,
Dalton-in-Furness

New external wall finish of lime render with a
cream lime-wash finish, reduction in
door glazing and demolition of front boundary wall
and replacement with 600mm high limestone wall
with railings above (amended description).

37

2017/0598

Land at John Street,
Askam-in-Furness

Application for removal or variation of a condition
following grant of planning permission
B13/2015/0561 (Erection of a dormer bungalow) to
allow discharge of the surface water to the
combined public sewer located adjacent to the site.

42

2017/0579

66 Duke Street,
Barrow-in-Furness

Replacement of existing windows, two at first floor
level and two at second floor, front elevations from
wood to grey upvc.

Appendices of Saved and Emerging Policies
Note to Members
These are the full wordings of the policies relevant to the applications found on the
agenda today.
At present those Saved policies that are relevant for the supply of housing are deemed
out of date and the weight given to them is reduced. Thus housing schemes should be
approved unless the impact of doing so 'significantly and demonstrably' outweigh the
benefits when assessed against the NPPF policies taken as a whole. Other Saved
policies can only be considered to have weight for determination purposes where they
accord with the same NPPF test for sustainable development.
Emerging policies are reproduced in order to show how the Authority intends to shape
development over the course of the new Development Plan. These policies have not yet
been subject to the scrutiny of an Examination in Public hence, based upon recent
appeal cases and legal judgements from the Supreme Court, they should be afforded
limited weight in determining applications.

Saved Local Plan 2001
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,
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

trees,

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.

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.
F5
In all new housing developments the Council will require all foul and surface water
drainage works and water conservation and recycling measures such as water meters
and rain water butts to be completed in accordance with approved details before any
dwelling is occupied. The Authority will require, where appropriate, drainage to be
provided on a separate system.
G20
Applications to provide improved or additional good quality hotel/visitor accommodation
or new visitor attractions will be approved where;
a) The landscape can absorb the proposal without detracting from its overall
character;

b)

They would be unlikely to cause serious disturbance to nearby residents;

c) They meet the Authority's adopted Parking Guidelines and are served by roads of
adequate capacity, will not generate significant, unacceptable additional traffic and are
capable of being served by public transport; and
d)

They meet all the other Policy criteria of this Plan.

Local Plan 2017
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;
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, 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 EC8 - Economic Diversification – Tourism
The Borough's tourism offer will be developed in a sustainable and competitive manner,
to enhance its role as a high quality tourism destination. The Local Plan supports the
creation, enhancement and expansion of tourist attractions and tourist infrastructure, in
order to attract new visitors from outside the area.

Development should be of an appropriate scale located where the environment and
infrastructure can accommodate the visitor impact, and should not result in

unacceptable harm to environmental assets. This will be achieved by the following
measures:

a) Ensuring that development does not cause unacceptable levels of disturbance to
nearby residents;
b) Ensuring that development does not cause unacceptable levels of disturbance or
harm to sites designated for their natural or geological importance, other habitats and
natural features;
c) Ensuring that suitable facilities are provided on site to accommodate all visitors
including parking and public toilet provision;
d) Ensuring that developments are in locations capable of being accessible by means
other than the private car unless it relies on a specific geographical resource.
Contributions may be required from the developer to improve accessibility where
possible; and
e) Ensuring that development does not cause unacceptable levels of harm to heritage
assets and their setting.
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, 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.

