DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION
6th March 2018
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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B13/2017/0726
Planning Committee
6th March 2018
Application Number : B13/2017/0726

Date Valid :13/11/2017

Address : 5 St Michaels Road Barrow-inFurness Cumbria LA13 0QD

Case Officer : Barry Jesson

Proposal : Variation of Condition No.2 (Plans) and No.6 (Roof lights/Dormer Details) for
Planning Application B13/2016/0461 (APP/W0910/W/16/3164765) Proposed single story,
timber framed dwelling with attached garage in rear garden including demolition of
outbuildings and altered vehicular entrance.
Ward : Roosecote Ward

Parish : N/A

Applicant : Mr and Mrs Simon Bird West
Dene Horse Close Lane Great urswick

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

Statutory Date : 08/01/2018

Recommendation : Grant with conditions

National Guidance
NPPF 14 - At the heart of the National Planning Policy Framework is a presumption in
favour of sustainable development, which should be seen as a golden thread running
through both plan-making and decision-taking.
NPPF 17 - Within the overarching roles that the planning system ought to play, a set of core
land-use planning principles should underpin both plan-making and decision-taking. These
include high quality design.

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1. Housing Chapter Alteration 2006 - Policy B18
2. Housing Chapter Alteration 2006 - Policy B19
Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 Design
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4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy H22 Design of Dormer Windows
5. Submission Draft Local Plan – December 2017 - Policy Emerging Policy H23 Conversion of Garages

Summary of Main Issues
The omission of the dormer removes the most visible main element of the amendment
sought - the remaining changes do not significantly change the character of the dwelling or
result in any additional harm.

Non Material Considerations
Affect on value of property, private access rights.

Response to Publicity and Consultations
No statutory requirement to publicise hence no neighbours listed as consulted
List of Neighbour Responses
The Occupier, 4 Concle Terrace, Barrow-in-Furness
"I am writing to state my objections to the above referenced planning application revision
submitted under the planning Act 1990 Section 78 on the grounds that I appealed to the
original application which I feel was unsuitable on the grounds referred to in the main body
of this correspondence WITH THE ADDITION that the newly added dormer extension and
roof lights would increase the amount of visual intrusion to the existing housing surrounding
and increase the amount of access required for any additional occupants. Additions to
original text begin in CAPITAL letters and Underlined type.
As previously stated I have resided at No. 4 on Concle Terrace since August 2008 and
have firsthand knowledge of living on this quiet and friendly part of Rampside. My
objections are therefore based on my experience of this fact. They are as follows;
1: Access - Referring to pictures 1, 2 & 3, these show the current narrow width for access
to and from Concle Terrace. From experience anything wider than a car has difficulty
navigating between walls and House yard walls. Delivery of building materials and
construction would cause untold damage gaining access to the building plot, the repair of
which would be required at full cost to the building project controller and cause displeasure
to the residents.
2: Inconvenience during construction – Several of the residents park personal vehicles
in yards facing onto the lane. From personal experience on many occasions I have had to
either wait or ask people/visitors/Workmen to move vehicles left in the lane to gain access
in and out with my own car.
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3: Potential short and long term damage to the access to Concle Terrace – Referring
to picture 4, this shows repaired damage to the wall at the entrance to Concle Terrace
caused by an over sized vehicle attempting to gain access to complete a delivery to a
resident previously.
3.1: During the 9 years I have lived at Concle Terrace I have never been asked to
contribute monies towards the up-keep/maintenance of the lane whilst using it for parking
access. During this time, in my opinion, there has been NO requirement for maintenance
due to the low traffic passage. Any major building works would entail increased traffic for
numerous vehicles of differing sizes, weights and other features which would impact on
the current good condition of the lane.
3.2: As NO money has been requested of myself either during my residence or at the
time of purchasing 4 Concle Terrace I do not know HOW significant an amount of money
is being referred to by the appellant but I understand from my neighbour that it was not a
large amount originally.
4: Impact of development upon sale of my property – Referring to picture 5, As my
property is currently being offered for sale it concerns me that the ‘Cramming in’ of a
structure to rear of my yard would impact upon the
Saleability of my house, potentially putting off people from submitting reasonable offers for
the purchase of my property and causing distress/stress on my part. SOME OF THE
COMMENTS received from potential buyers viewing my property have included the future
building site and dwelling addition.
5: Impact of development upon immediate drainage – During the period of time that the
recent installation of the 6 caravans positioned in the field opposite/adjacent to Concle
Terrace there was some concern about the use of the drainage along Concle Terrace
(Picture 6) and its ability to handle the increased effluent flowing along to the main road. In
the end the connection to the drains was never attempted. REFER TO original site PLAN
_2016_0461_SITEPLAN_3 showing proposed connection to existing and dated drainage
on Concle Terrace. The addition of further housing would raise this concern once again.
6: Opinion on degree of access to plot - The photographs submitted of access to Concle
Terrace are somewhat simplistic in my view. They have been taken in a way that does not
demonstrate the plot access in the true way. They fail to show the close proximity between
the rear yard entrances/out buildings and the boundary wall of the proposed building plot. I
have attached several pictures taken by myself showing the reality of the situation for your
perusal.
Photographs of Concle Terrace. - (All images appear in the original document)
Picture 1: View up Concle Terrace.
Picture 2: View towards main road access.
Picture 3: View of proposed entrance to Plot from rear yard of Nos. 2 Concle Terrace.
Picture 4: Vehicular damage to the wall at the lane entrance.
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Picture 5: View of plot from rear window of my property.
Picture 6: Area around hydrant/drainage connection demonstrating typical damage to
block paving in area used frequently.
IN SUMMARY, I WOULD REQUEST that my additional objections be taken into account
with this planning variation in addition to my original comments.
Referring to points 1 thru 6 I believe that the application should NOT be granted as it will
impact significantly upon the area designated Concle Terrace and its long term inhabitants
so as to create some difficulty and animosity should it be allowed to be completed.
There would be a great deal of inconvenience to the existing residents both during and after
works completion which I anticipate would be over quite a protracted period of time. In
particular, the proposed ‘Passing place’ would need to be of a substantial size in order to
allow cars to pass without difficulty as currently one resident has an estate vehicle in
excess of 16 feet long.
The potential to cause damage to the existing infra-structure of the lane would be both
costly and inconvenient for a long period of time during building and any damage to the
block paving, walls or plant life would have to be repaired to the current standard as it is at
present.
Thank you for reading my objections to this appeal and I trust that this will be taken into
account during your deliberation and final decision."
The Occupier : 5 Concle Terrace Barrow-in-Furness
"I object to this planning application as I believe that the applicant has every intention of
creating a third bedroom to maximise profit when selling this property. The property has
already got access issues and removing the garage will create more parking problems in
the local area. Whilst the top end of the lane is unadopted each of the terraced houses own
the land upto the boundary wall of the applicants property and are not required to provide
access to anyone apart from the property owners beyond them. The lane has not been
prepared as a road but was paved only to create a clean access for occasional vehicle and
foot traffic."
The Occupier : 5 Rampside Barrow-in-Furness
"I object to this planning application as i believe that the applicant has every intention of
creating a third bedroom to maximise profit when selling this property. The property has
already got access issues and removing the garage will create more parking problems in
the local area. whilst the top end of the lane is unadopted each of the terraced houses own
the land upto the boundary wall of the applicants property and are not required to provide
access to anyone apart from the property owners beyond them. The lane has not been
prepared as a road but was paved only to create a clean access for occasional vehicle and
foot traffic. the potential for increasing the amount of traffic would cause a disturbance to us
as we can feel and hear vibrations when traffic goes up and down the lane."
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Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Cumbria County Council (Highways)

List of Organisation Responses
Barrow Borough Council (Building Control) 14/11/2017
“Building regulation approval required for the proposals.”
Cumbria County Council (Highways) 28/11/2017
"Thank you for your consultation on 13/11/2017 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.
The Highways Authority response (HA)
Condition 2: No comment
Condition 6: No comment"

Officers Report
1.Site and Locality
1.1 5

St Michaels Road benefits from a large rear garden which has an access onto Concle
Terrace - a narrow unadopted drive running from Rampside leading to a small row of
terraced properties, for which this is the sole access. The bottom section of the garden in
which the dwelling is to be built is in near Concle Terrace to the west. Further to the north,
though not adjoining the site is Beacon Point Caravan Park. The site is outside of the
designated areas, with numerous interrupting features in between to limit passage for any
protected species to the site.
2.Proposal Details
Variation of Condition No.2 (Plans) and No.6 (Roof lights/Dormer Details) for Planning
Application B13/2016/0461 (APP/W0910/W/16/3164765) Proposed single story, timber
framed dwelling with attached garage in rear garden including demolition of outbuildings
and altered vehicular entrance.
2.1
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3.Relevant History
B13/2016/0461 5 St Michaels Road Barrow-in-Furness Cumbria LA13 0QD Proposed
single story, timber framed dwelling with attached garage in rear garden including
demolition of outbuildings and altered vehicular entrance. Refused 15/09/2016 (APPEAL
ALLOWED)
3.1

4.Officer Assessment
As noted above, the dwelling was refused planning permission, but allowed on appeal.
The principle of residential development has therefore been accepted in that extant
consent. One of the conditions imposed by the Inspector was to remove any permitted
development rights for dormer windows, to provide additional control over proposed
additions. Whilst not preventing dormer windows outright, the imposition of the condition
demonstrates the sensitive nature of such an extension in this back-land location. This
current scheme originally included a dormer window facing northwest. Having discussed
the merits with both the agent and applicant, it was agreed to omit the dormer due to the
overlooking that would result to the neighbouring plot, due to the close proximity to the
boundary. This is now reflected in the amended plans. Roof lights are therefore retained,
as with the original scheme approved on appeal; whilst they have been reconfigured they
do not significantly alter the level of amenity to adjacent plots, with an overall reduction in
number to the rear elevation.
4.1

The other change relates to the use of the garage. This is proposed to be used as
habitable accommodation, with replacement parking provided in the garden. This change
raises no concern in terms of the number of spaces, as the orientation of the garage as
approved had an awkward relationship with the access, and could well have gone unused.
The replacement parking does not affect the character of what is effectively a narrow
backstreet/track and it will be screened by the boundary wall. No significant change results
and it remains in accordance with Saved Policy B19. It is also worth noting that the wording
of the Inspector's condition doesn't specifically reference the garage as being protected; it
may have been that this change alone, following completion, would not require consent.
4.2

No details of the surface water drainage scheme have been included at this stage, save
for an annotation on plan of a soakaway and a general permeable surfacing specification
sheet. No percolation test has been submitted to demonstrate the suitability of the ground
for infiltration as required by condition, nor any measures to prevent flow onto the highway.
As a result the condition is proposed to be attached to any consent once more, as with all
other relevant conditions.
4.3

5.Conclusions
With the dormer window omitted, the proposal does not affect the residential amenities
of the area whilst the revised layout with the omission of the garage does not harm the
proposed parking provision. The amendments can therefore be considered sustainable.
The representations received raise matters that were either considered at the appeal, or are
non material, or have been resolved by redesigning the property from the initial submission.
5.1
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6.Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration
Limit and the following conditions : -

1. The development must be begun not later than 9th June 2020.
Reason
Section 73 of the Town and Country Planning Act 1990 does not permit an extension of
time of commencement over that specified in the original consent.
Compliance with Approved Plans
2. The development hereby permitted shall be carried out in accordance
with the following approved plans: 16089_PL01_03 rev 1, 16089_PL01_09,
MEJ/2017/311/003 Issue 2, MEJ/2017/311/004 Issue 2.
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
Pre-commencement Conditions
3. No development shall take place until details of a proposed surface water
disposal scheme, including provision for the proposed driveway with
measures to prevent surface water discharging onto the highway, have
been submitted to and approved in writing by the Local Planning
Authority. The design shall first consider the feasibility of a soakaway
system, including the carrying out of a percolation test with the findings
to be submitted. If this is found to be impracticable only then shall
connection to the combined sewer be made.
Reason
In order to ensure that the site is adequately drained in the absence of a dedicated surface
water sewer and in accordance with the sustainability aims of the NPPF.
During Building Works
4. The windows in the north east elevation of the dwelling shall be obscurely glazed, shall
be of a top hung design only with no side opening lights, and shall thereafter be
permanently retained as such.
Reason
In order to protect the residential amenities of neighbouring properties from overlooking or
perceived overlooking.
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Operational Conditions
5. Notwithstanding the provisions of The Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order with
or without modifications) no dormer extensions or enlargements of the roof lights shown on
the approved drawing shall be carried out without the prior written express
approval of the Planning Authority.
Reason
In order to protect the residential amenities of neighbouring properties from overlooking or
perceived overlooking.
6. The vehicular access, driveway, and parking area to the property must be reserved for
the parking of private motor vehicles and no permanent development, whether permitted by
The Town and Country Planning(General Permitted Development) (England) Order 2015
(or any Order revoking and re-enacting that Order with or without modifications) or not,
shall be carried out on that land in such position as to preclude vehicular access to the
development hereby permitted.
Reason
To ensure that proper access and parking provision is made and retained for the use
associated with the development hereby permitted.
7. Notwithstanding the provisions of The Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order with
or without modifications) no additional openings of any kind shall be made in the south west
or north east facing side elevations of the permitted dwelling.
Reason
In order to protect the residential amenities of neighbouring properties from overlooking or
perceived overlooking.
Informative


This development may require approval under the Building Regulations. Please
contact your Building Control department on 01229 876356 for further advice as to
how to proceed.
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B14/2017/0812
Planning Committee
6th March 2017
Application Number : B14/2017/0812

Date Valid :21/12/2017

Address : Premier Business Park, Ferry
Beach Road, Barrow-in-Furness, Cumbria

Case Officer : Maureen Smith

Proposal : Erection of a 3 storey building containing 16 motel units over 8 commercial
units (B1 and B8 use) and 5 family self catering holiday units, all with car parking outline with all matters reserved.
Ward : Barrow Island Ward

Parish : N/A

Applicant : Mr David Staunton, Premier Tiles Agent : Mr David Staunton, Premier
Ltd, Roose House, Old Roose, Barrow-inTiles Ltd, Roose House, Old Roose,
Furness
Barrow-in-Furness
Recommendation : Granted with
conditions

Statutory Date : 15/02/2018

National Guidance
The NPPF seeks to encourage good design and requires development that is
sustainable to be approved without delay.
Paragraph 17 recognises that core planning principles include encouraging the effective
use of land by reusing land that has been previously developed (brownfield
land),promoting mixed use developments and encouraging multiple benefits from the
use of land in urban and rural areas.
Paragraph 19 advises that significant weight should be placed on the need to
support economic growth through the planning system.

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1.
2.
3.
4.

Saved Local Plan 2001 - Policy A5
Saved Local Plan 2001 - Policy D21
Saved Local Plan 2001 - Policy G19
Saved Local Plan 2001 - Policy G20
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Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 - Design
4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS6 Landscaping
5. Submission Draft Local Plan – December 2017 - Policy Emerging Policy EC11 - Selfcatering Holiday Accommodation
6. Submission Draft Local Plan – December 2017 - Policy Emerging Policy EC3 Managing Development of Employment Land

Summary of Main Issues
Whether the principle of the uses proposed are acceptable in this area.

Non Material Considerations
None.

Response to Publicity and Consultations
The development was advertised on site.
Neighbours Consulted
Street Name
North Road

Properties
Barrow Sailing Club,

List of Neighbour Responses
The Occupier : Barrow Sailing Club, North Road, Barrow-in-Furness
“Thank you for informing us of the proposed Development at Premier
Business Park and are somewhat surprised at habitable properties being proposed
and considered within a business park area.
We have two concerns one of which is the increase in road traffic especially at the junction of
Ferry Beach Road with North Road where it is already difficult to exit turning right.
Our major concern is that there has been a sailing club on our current site for over
one hundred years and as some Yachts are laid up all year round it only takes one boat
with strong wind in the rigging to create noise and whistling which may upset the occupants
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of the adjacent proposed motel units and the holiday lets.
Our overall opinion is that mixing residential units and commercial units is an unsatisfactory
solution for the business parks future.”

Organisations Consulted
Consultee
BAE Systems - Emergency Planning Officer (Nuclear)
Barrow Borough Council (Building Control)
Barrow Borough Council (Environmental Health)
Barrow Borough Council (Estates)
Barrow Borough Council (Planning Policy)
Cumbria County Council (Emergency Planning)
Cumbria County Council (Highways)
Cumbria County Council (LLFA)
Office for Nuclear Regulation (Nuclear)
United Utilities (Asset Protection)

List of Organisation Responses
Barrow Borough Council 08/01/2018
B14/2017/0812-Erection of a 3 storey building containing 16 motel units over 8 commercial
units (B1 and B8 use) and 5 family self catering holiday units, all with car parking - outline with
all matters reserved. Premier Business Park Ferry Beach Road Barrow-in-Furness Cumbria.
Thank you for your consultation. I would seek to place the pre existing conditions on this
application which are 7, 8, 9,10,11, & 12 of application B14/ 2014/0504.
Barrow Borough Council (Building Control) 08/01/2018
Building regulation approval required for the proposals.
Cumbria County Council (Emergency Planning) 10/01/2018
"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."
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Cumbria County Council (Highways) 23/01/2018
"The proposed site has good access to the main highway network in Barrow at an existing
junction to North Road utilising an existing junction off Ferry Beach Road. These junctions
meet the necessary highway standards for access to the development in their current form.
It is noted that the access driveways for the self-catering units No's 2,3,4 and 5 are in locations
that will not be permitted. These should be formed off the internal access road away from the
junction and be preferably at right angles to the kerb.
Due to the relatively minor scale of the development no Transport Statement or Transport
Assessment will be required."
Cumbria County Council (LLFA) 23/01/2018
"The north-western corner of the site is in Flood Zone 3 therefore a Flood Risk Assessment will
be required to be submitted.
A surface water drainage strategy and design will be required, but due to the proximity of
Walney Channel no flow control or storage will be required to attenuate the flow if draining
straight into the channel. If connecting into an existing sewer/drain then evidence of its
capacity and permission to discharge will be required and flows attenuated as necessary.
However, treatment will still be required and full details of the SUDs measures will be required,
including maintenance responsibilities."
Office for Nuclear Regulation 29/01/2018
"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 off-site emergency plan required
by the Radiation Emergency Preparedness and Public Information Regulations (REPPIR)
2001. They have provided adequate assurance that the proposed development can be
accommodated within their off-site emergency planning arrangements.
The proposed development does not present a significant external hazard to the safety of the
nuclear site.
Therefore, ONR does not advise against this development."
United Utilities (Asset Protection) 17/01/2018
Drainage Conditions
"United Utilities will have no objection to the proposed development provided that the following
conditions are attached to any approval:
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Foul Water
Condition 1
Foul and surface water shall be drained on separate systems.
Reason: To secure proper drainage and to manage the risk of flooding and pollution.
Surface Water
Condition 2
Prior to the commencement of any development, a surface water drainage scheme, based on
the hierarchy of drainage options in the National Planning Practice Guidance with evidence of
an assessment of the site conditions shall be submitted to and approved in writing by the Local
Planning Authority.
The surface water drainage scheme must be in accordance with the Non-Statutory
Technical Standards for Sustainable Drainage Systems (March 2015) or any
subsequent replacement national standards and unless otherwise agreed in writing by
the Local Planning Authority, no surface water shall discharge to the public sewerage
system either directly or indirectly.
The development shall be completed in accordance with the approved details.
Reason: To promote sustainable development, secure proper drainage and to manage
the risk of flooding and pollution. This condition is imposed in light of policies within the
NPPF and NPPG.
•

A 675mm diameter public sewer crosses this site and we may not permit building over
it. We will require an access strip width of 7 metres, 3.5 metres either side of the centre
line of the sewer which is in accordance with the minimum distances specified in the
current issue of "Sewers for Adoption", for maintenance or replacement.

•

A rising main crosses this site and we may not permit building over it. We will require an
access strip width of 6 metres, 3 metres either side of the centre line of the sewer which
is in accordance with the minimum distances specified in the current issue of "Sewers
for Adoption", for maintenance or replacement. Therefore a modification of the site
layout at the applicant's expense, may be necessary. Deep rooted shrubs and trees
should not be planted in the vicinity of the public sewer and overflow systems.
The applicant can discuss any of the above with Developer Engineer, Josephine Wong,
by email at wastewaterdeveloperservices@uuplc.co.uk.
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According to our records there is an easement which is affected by the proposed development
site which is in addition to our statutory rights for inspection, maintenance and repair. The
easement dated 13/12/2000 under UU Ref: Z1359 and is 6 metres in width has restrictive
covenants that must be adhered to. It the responsibility of the developer to obtain a copy of the
document, available from UU Legal Services or Land Registry and to comply to the provisions
stated within the document. Under no circumstances should anything be stored, planted or
erected on the easement width. Nor should anything occur that may affect the integrity of the
pipe or United Utilities legal right to 24hr access.
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.
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.
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Water Comments
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.
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.
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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.
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."
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Officers Report
1.Site and Locality
This application relates to a 0.25 ha broadly rectangular flat strip of land to the west of
Premier Tiles in Barrow, running parallel to Walney Channel. The land is currently surplus to
the requirements of Premier Tiles and is a partly gravelled wasteland area. To the west of the
site is a footpath/cycleway which runs alongside the Channel and beyond this is Barrow
Sailing Club. The site is accessed from the Premier Tiles entrance off Ferry Beach Road which
is owned by the Borough Council but currently unadopted.
1.1

2.Proposal Details
The proposal which has been submitted in outline only with all matters reserved includes a
number of elements:
2.1

-a block of 8 no. commercial letting units (B1 and B8) at ground floor level;
-16 no. motel units at 1st & 2nd floor level;
-5 no. family self-catering units ( all 4 bedroom)
Members will recall that planning permission was granted for identical proposals in January
2015, expiring in January 2018,and this is a material consideration. The applicant is applying
to keep that consent live.
2.2

The indicative plan shows the motel/commercial units in a block to the south west of the
site. The self-catering units sit north of this in a block of 2 and a block of 3. Landscaping and
parking is shown to the east of the units, to the rear of the current Premier Tiles premises.
2.3

2.4

The Design and Access Statement sets out the following information:

“In considering the opportunities offered by this site, cognisance was taken of the current
and future business growth in the South Cumbria which has been recognised as significant,
driven initially by major companies in the area but also by the expansion of numerous high
technology companies that support business sectors that include oil and gas, defence, nuclear
and off shore farms.
2.5

Another major factor is the developments associated with Barrow Docks and its associated
marina that will promote the growth of leisure and the holiday industries. This is in addition to
the natural beauty of the area and with its beaches and wind surfing, nature reserves and
ancient history with attractions such as Piel Castle and Furness Abbey
2.6

It was agreed against this backdrop that the mix of build was considered. It was therefore
concluded that:
2.7

-To help support the accommodation need of the transient workforce of the growing
industrial sector, a 16 bedroom Motel is proposed with views over Walney Channel and
beyond:
2.8
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-the main companies will offer opportunities for start-up organisations to sell specialist
services and products to support their core businesses. This need will be supported by the
creation of 8 commercial letting units;
2.9

-the holiday sector will be supported by the provision of 5, four bedroom self catering units
offering high quality accommodation for those wishing to explore South Cumbria.
2.10

2.11The

above units will have adequate parking, will be in a central location and supported by
local supermarkets and restaurants.
The above proposals will help to support the growing needs of the Furness area and
provide additional employment.”
2.12

2.13

In terms of the Use Classes order, the proposed uses are as follows:

B1 Business - Offices (other than those that fall within A2), research and development of
products and processes, light industry appropriate in a residential area.
2.14

2.15

B8 Storage or distribution

B1 includes a permitted change to B8 and B8 includes a permitted change to B1 use. In
addition, under changes introduced in May 2013, premises in the B1 use class can change to
a state funded school or from B1 (a) office use to C3 residential use subject to a prior approval
procedure.
2.16

3.Relevant History
B14/2014/0504 Premier Business Park Ferry Beach Road Barrow-in-Furness Cumbria
Erection of a 3 storey building containing 16 motel units over 8 commercial units (B1 and B8
use) and 5 family self catering holiday units, all with car parking - outline with all matters
reserved Appcond 09-JAN-2015
3.1

4.Officer Assessment
4.1

Principle of the development

Members will recall that consent was granted in January 2015 for an identical set of
proposals but never implemented. There have been no material changes in policy since that
time and the principle of the development is accepted.
4.2

The application has been submitted in outline format so all that is being considered at this
stage is whether the proposal is acceptable in principle. The detailed design and parking
considerations, including the minor issues raised by the Highway Authority, would be
considered as part of any future reserved matters application. Whilst an unusual mix of uses is
proposed on the site each would be acceptable in principle in their own right. Marketing of the
site will confirm whether the proposals are economically viable and this may result in changes
at reserved matters stage.
4.3
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Nature conservation
In terms of nature conservation, Natural England confirmed with the previous application
that the proposal is unlikely to have a significant effect on any European site and can be
screened out from any requirement for further assessment. The nearby Duddon Estuary SSSI
does not represent a constraint in determining the application.
4.4

Highways issues
In terms of parking, the application is at outline stage only. Planning officers worked with
the applicant as part of the previous submission to try and obtain indicative parking layouts
that would satisfy the Highway Authority that there is the capacity to provide the required car
parking on the site. The detailed design of the development, including car parking and access
to the various units would be resolved at reserved matters stage.
4.5

In addition, the proposal is well served by public transport links which would reduce parking
demand for the B1/B8 units.
4.6

Other considerations
The site has no specific Local Plan allocation but the submitted proposal helps the
expansion of the local economy and would meet the government’s aim to encourage economic
development, job creation and the efficient use of land. It also meets the NPPF aim of
encouraging business expansion.
4.7

The site would not be acceptable for permanent residential occupation due to the poor level
of amenity that would result, with the outlook directly onto the Premier Tiles warehouse. A
planning condition to restrict the occupation of the units to short let holiday use only would be
appropriate. In addition, given recent changes to the Use Classes system which allows further
changes of use by way of a prior approval system, it would be appropriate to condition the
business units and motel to the use applied for to give the Planning Authority more control
over future changes of use.
4.8

In addition, in terms of the positive ethos of the NPPF an effort has been made to ensure
that the United Utilities requirement of drainage going to a separate system could be achieved
on the site. It initially appeared from drainage records that the surface water drain was some
distance away; the applicant has subsequently provided further information which indicates
there is a surface water drain running along Ferry Beach Road. This road is in Council
ownership and further discussion would need to take place with the Estates Department to
resolve any legal matters, management of the works and so on. However this is a separate
issue rather than a planning consideration and I am satisfied that the condition suggested by
United Utilities can be imposed in terms of separate drainage.
4.9

In terms of the comments received from the Sailing Club, the same issue was raised with
the previous application, no Highway objections have been received regarding increased traffic
at the junction. In addition, Environmental health have not raised any noise concerns. It is
frequently the case that modern hotel facilities have very high specification glazing and nonopening windows to prevent noise disturbance and again this aspect of the design can be
covered at detailed design stage and by Building Regulations.
4.10
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National Guidance
The proposal is supported by the economic aims of the NPPF in terms of job creation and
the re-use of a previous brownfield site.
4.11

Saved Policies
Policy D21 sets out a General Design Code by which all applications for development
should be considered. This policy would be more relevant at the detailed design stage. Policy
A5 supports the provision of B1,B2 and B8 uses subject to a set of criteria and also being
easily accessible by public services and cycle routes. The majority of these criteria would be
dealt with at the reserved matters stage including design of buildings, siting, scale and
orientation, energy efficiency, waste and transport implications.
4.12

Policy G19 supports the provision of self-catering holiday accommodation within the urban
area of Barrow provided the design, siting, layout and access are satisfactory.
4.13

Policy G20 supports applications to provide additional good quality hotel/visitor
accommodation subject to a series of criteria. Whilst the proposal is in line with the spirit of the
policy, the details would be considered at reserved matters stage
4.14

Emerging Policies
Policies DS1 and 2 set out the Council's aims in terms of sustainable development and
Policy DS5 seeks to encourage good design and will be more relevant at reserved matters
stage, as will Policy DS6 on landscaping.
4.15

Policy EC11 supports self-contained holiday accommodation subject to a series of criteria
and Policy EC3 supports employment land provision.
4.16

The proposal is considered to be acceptable in this mixed commercial/industrial area
subject to suitable conditions regarding detailing, landscaping and future changes of use. The
fine tuning of the scheme will take place as part of any future reserved matters application and
it is likely that changes would result to the mix of uses proposed but the principle of the
proposal is acceptable and assists the expansion of the local economy. It is recommended that
the previous conditions are carried forward.
4.17

5.Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration Limit
and the following conditions : 2. No development whatsoever shall take place until full details of the access, appearance,
landscaping, layout, and scale of the development have been submitted to and approved by
the Planning Authority and the development shall conform to such approved details.
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Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990,
as amended by Section 51 of the Planning & Compulsory Purchase Act 2004.
3. Application for approval of Reserved Matters must be made not later that the expiration of
three years beginning with this permission and the development must be begun not later than
whichever is the later of the following dates:
a) The expiration of three years from the date of this permission;
or
b) expiration of two years from the final approval of the Reserved Matters or in the case of
approval on different dates, the final approval of the last such matter to be approved.
Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990,
as amended by Section 51 of the Planning & Compulsory Purchase Act 2004.
4.The holiday units shall be used for short-term holiday lets and for no other purpose (including
any other purpose within Class C of the Schedule to the Town and Country Planning (Use
Classes) Order 1987, or in any provision equivalent to that class in any statutory instrument
revoking or re-enacting that Order with or without modification)
Reason
For the avoidance of doubt and in the interests of tourism and economic viability
5. The self catering holiday units hereby permitted shall not be occupied by the same person
or persons for more than 28 days in any six month period.
Reason
In the interests of tourism and economic viability and because the site is within a location
where permanent general residential development would not normally be permitted due to
conflict with national guidance and local development plan policies.
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6.Prior to the commencement of any development a landscape scheme for the site, showing
the trees, shrubs and hedgerows, including verges and other open spaces, together with
details of any phasing of such a scheme must be submitted to and approved in writing by the
Planning Authority. The scheme shall be submitted on a plan not greater that 1:500 in scale
and shall contain details of numbers, locations and species of plants to be used. All planting
and subsequent maintenance shall be to current British Standards. The approved scheme
must subsequently be implemented by the end of the first planting season following initial
beneficial occupation of the development or by such a programme as may be agreed in
writing. Any trees or shrubs removed, dying being severely damaged or becoming seriously
diseased within five years of planting shall be replaced by the landowner with trees or shrubs
of a similar size and species to those originally required to be planted.
Reason
In the interests of the visual amenities of the area.
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 protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land.
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.
Reason
To protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land
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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 protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land
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 occupation of the
development.
Reason
To protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land
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.
Reason
To protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land
12.No soil material is to be imported to the site until it has been tested for contamination and
assessed for its suitability for the proposed development. A suitable methodology for testing
this material should be submitted to and approved by the Local Planning Authority prior to the
soils being imported onto site. The methodology should include the sampling frequency,
testing schedules, criteria against which the analytical results will be assessed (as determined
by the risk assessment) and source material information. The analysis shall then be carried out
as per the agreed methodology with verification of its completion submitted to and approved.
Reason
To protect the environment and the health of the public from potential hazards that may arise
as a direct result of the redevelopment of the land
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13.No development approved by this planning permission (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), shall take place
until a scheme that includes the following components to deal with the risks associated with
contamination of the site shall each be submitted to and approved, in writing, by the local
planning authority:
1) A preliminary risk assessment which has identified:
•
•

all previous uses
potential contaminants associated with those uses

a conceptual model of the site indicating sources, pathways and receptors potentially
unacceptable risks arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed assessment
of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in the remediation strategy in (3) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements
for contingency action.
Any changes to these components require the express written consent of the local planning
authority. The scheme shall be implemented as approved.
Reason
To protect the water environment.
14.Prior to the commencement of development a Construction Management Method
Statement shall be submitted to and approved in writing by the Planning Authority The method
statement should cover all phases of the development and take account of all contractors or
sub-contractors. The Construction Management Method Statements will be expected to
include the following:
Details of phasing of the construction work including a programme of work for the construction
phase.
A Traffic Management Plan to include all traffic associated with the development, including site
and staff traffic;
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Procedures to monitor and mitigate noise and vibration from the construction and to monitor
any properties at risk of damage from vibration, as well as taking into account noise from plant,
machinery, vehicles and deliveries, with reference to BS 5228 - Code of practice for noise and
vibration control on construction and open sites. All measurements should make reference to
BS 7445 - Description and measurement of environmental noise;
•
•
•
•

•
•
•

Hours of working and deliveries;
Mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
Mitigation measures to control the emissions of dust and dirt during construction and
demolition;
A written procedure for dealing with complaints regarding the construction or demolition;
A site log book to record details and action taken in response to exceptional noisy
incidents or dust-causing episodes. It should also be used to record the results of
routine site inspections.
Details of lighting to be used on site;
Mitigation measures to ensure that no harm is caused to protected species during
construction;
The provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the
generation of dust.”

Reason
In order to have effective noise and dust emission control measures in place for every activity
carried out on site, not only to protect the health and safety of the on-site workforce, but also
local residents and members of the public in the locality.
15.Prior to commencement of development, details for how foul and surface water shall be
drained on a separate system shall be submitted to the local planning authority and approved
in writing. The development shall be completed in accordance with the approved details.
Reason
In order to ensure that the site is adequately drained and in order to control the potential for
pollution of the water environment
16.Prior to the commencement of development, a scheme for surface water and foul water
drainage (inclusive of how the scheme shall be maintained and managed after completion)
shall be submitted to and approved in writing by the Local Planning Authority. No part of the
development shall be occupied until the drainage scheme has been constructed in accordance
with the approved details. For the avoidance of doubt, neither surface water, land drainage,
nor highway drainage shall connect into the public sewerage system (directly or indirectly).
The development shall be completed, maintained and managed in accordance with the
approved details.
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Reason
In order to ensure that the site is adequately drained and in order to control the potential for
pollution of the water environment.
17.No development approved by this planning permission (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), shall take place
until a scheme that includes the following components to deal with the risks associated with
contamination of the site shall each be submitted to and approved, in writing, by the planning
authority:
1) A preliminary risk assessment which has identified:
all previous uses potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors potentially
unacceptable risks arising from contamination at the site.
2) A site investigation scheme, based on (1) to provide information for a detailed assessment
of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and,
based on these, an options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to demonstrate
that the works set out in the remediation strategy in (3) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements
for contingency action.
Any changes to these components require the express written consent of the local planning
authority. The scheme shall be implemented as approved.
Reason
To protect the water environment.
18.The business units shall be used for light industrial and storage purposes only and for no
other purpose (including any other purpose in Class B of the Schedule to the Town and
Country Planning (Use Classes) Order, 1987 (as amended), or in any provision equivalent to
that Class in any Statutory Instrument revoking or re-enacting that Order with or without
modification).
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Reason
To ensure that inappropriate uses do not take place on the site and to enable the Planning
Authority to assess the implications of any future changes of use on the character of the area.
Informatives
•

Rising Main

A critical rising main crosses this site and United utilities will not permit building over it. They
will require an access strip width of 6 metres, 3 metres either side of the centre line of the
sewer which is in accordance with the minimum distances specified in the current issue of
"Sewers for Adoption", for maintenance or replacement. This proposal will affect the 6m
Easement (Z1359) which protect this rising main. The area of the development which would be
problematic would be the proposed car park. United Utilities request that the developer obtains
a copy of the easement from their legal services department and adheres to the provisions
stated within the deed. Under no circumstances should the easement be built over or anything
to occur that would affect the integrity of the pipe or United Utilities right to 24hr access.
Public sewer – A 675mm diameter public sewer crosses this site and United Utilities will
not permit building over it. United Utilities will require an access strip width of 7 metres,
3.5metres either side of the centre line of the sewer which is in accordance with the minimum
distances specified in the current issue of "Sewers for Adoption", for maintenance or
replacement. Deep rooted shrubs and trees should not be planted in the vicinity of the public
sewer and overflow systems.
The applicant can discuss further details of the site drainage proposals with Josephine Wong
at wastewaterdevloperservices@uuplc.co.uk. Any further information regarding Developer
Services and Planning can be found on the United Utilities website at
http://www.unitedutilities.com/builders-developers.aspx
• Water

Comments

United Utilities have advised that a separate metered supply to each unit will be required
at the applicant's expense and all internal pipe work must comply with current water supply
(water fittings) regulations 1999.
The level of cover to the water mains and sewers must not be compromised either during or
after construction.
You are advised to contact United Utilities Service Enquiries on 0845 746 2200 regarding
connection to the water mains or public sewers.
It is the applicant's responsibility to demonstrate the exact relationship between any United
Utilities assets and the proposed development. United Utilities offer a fully supported mapping
service and we recommend the applicant contact our Property Searches Team on 0870 751
0101 to obtain maps of the site.
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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.
• Office

for Nuclear Regulation liaison

Part of the BAE site is covered by the provision of the Radiation (Emergency Preparedness
and Public Information) 2001 Regulations. It should be noted that the proposed development is
situated within 2km range of the site and in liaison with the site operator and in liaison with the
Office for Nuclear Regulation 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. You are advised to liaise with the
Cumbria County Council Resilience Unit to allow for further discussion. They can be contacted
at: Fire and Rescue Service HQ, Carleton Avenue, Penrith, CA10 2FA
•

Flood Risk

The Environment Agency’s indicative flood map suggests that the extreme Northwest tip of the
site may be in Flood Zone 3 (high flood risk) whereas the rest of the site, including building
footprints appears to be in Flood Zone 1 (low flood risk).
It is recommended that the applicant obtains the latest flood level data from the Environment
Agency as this may influence the design of the development in terms of raising the finished
floor levels and/or the provision of flood resistance / resilience measures.
Typically the Environment Agency would recommend that applicants consider potential flood
levels of the 1 in 200 year tidal flood event plus an allowance for climate change plus an
allowance of 600mm to allow for wave action / modelled uncertainty.
Flood level data can be obtained by submitting an information request to:nwinforequests@enviornment-agency.gov.uk
Ferry Beach Road is a private road owned by Barrow Borough Council. Access on to
this road and connection to the surface water highway drain will require the prior consent of
the Council as land owner.
•

•

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.
Please note that any additional external alterations required under the Building
Regulations may also require prior planning consent. Please speak to the Planning
Officer before any such works are carried out.
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B21/2017/0787
Planning Committee
6th March 2018
Application Number : B21/2017/0787

Date Valid : 05/12/2017

Address : 74 Park Drive, Barrow-in-Furness,
Cumbria, LA13 9BB

Case Officer : Jennifer Dickinson

Proposal : Rear ground floor extension forming a sunroom with internal alterations.
Ward : Parkside Ward

Parish : N/A

Applicant : Mr P Walker, 74 Park Drive,
Barrow-in-Furness

Agent : Mr Dave Tyson, 4 High Duddon Close,
Ireleth, Askam-in-Furness

Statutory Date : 30/01/2018

Recommendation : Granted with conditions

National Guidance
National Planning Policy Framework - paragraphs 14, 17 and 56

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 D21
2. Housing Chapter Alteration 2006 - Policy B14
Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 - Council’s
commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 - Sustainable
Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 - Design
4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy H16 - Loss of
sunlight or daylight

Summary of Main Issues
This proposal is being reported to members as a representation has been received raising
concerns over the impact of light on the attached neighbour.
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Non Material Considerations
Private views
Boundary matters

Response to Publicity and Consultations
Neighbours Consulted
Street Name
Park Drive

Properties
72, 76,

List of Neighbour Responses
The Occupier : 76 Park Drive, Barrow-in-Furness
"I have grave reservation on the detrimental effect this will have on my property, The close
proximity of this structure is obviously going to effect the amount of light which comes into our
property, and the view will be now obstructed by a pebble dashed wall. Will the builders need
access onto my property to build this due to it being so near the present dividing wall."

Organisations Consulted
Consultee
Barrow Borough Council (Estates)
List of Organisation Responses
No organisation responses recorded.
-----------------------------------------------------------------------------------------------------------------------------------

Officers Report
1. Site and Locality
The site is a semi detached property erected around the late 1930's. It benefits from a side
garage and has previously had a part side single storey utility room extension. The rear of the site
is orientated to the south west.
1.1

2. Proposal Details
2.1

Rear ground floor extension forming a sunroom with internal alterations.

3. Relevant History
1982/0754 72 Park Drive, Barrow-in-Furness - Sun lounge, bathroom, bedroom, and study
extension Appcond 22/11/1982
3.1
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57/2003/1018 74 Park Drive Barrow-in-Furness - Erection of a rear ground floor kitchen
extension Approved 24/11/2003
3.2

4. Officer Assessment
4.1

The main considerations for this proposal are the impact on residential and visual amenity.

This proposal is for the erection of a rear extension forming sun room. It is to extend out from
the rear of the host property by 2.87m and will connect onto the earlier utility room extension. The
roof is to be a flat roof to a height of 2.95m.
4.2

Within the neighbour's representation reference is made to impact on light received to their
property. The orientation of the site facing south west to the rear currently receives sunlight from
approximately 9am until 4pm and beyond. When calculating the sun on ground indicators they
show that there is potential for minimal impact after 4pm
4.3

A consideration also in this case is what could be erected on the property without the need for
planning permission. Under the General Permitted Development Order a larger (up to 3m in
depth) and taller extension (up to 4m in height) could be erected which would have the same
impact on the neighbour as this proposal. If this extension did not connect onto the earlier
extension then it would be considered deemed consent under which the Local Authority would
have no control.
4.4

When applying local policy to this proposal, B14 is relevant and it makes reference to the
impact of rear extensions on neighbouring properties. In this instance the proposed extension by
virtue of its single storey height and limited depth should not appear overbearing or create an
excessive level of enclosure to the neighbouring property.
4.5

5. Conclusions
The application as submitted is smaller than what could be erected without the need for
planning permission which would have a greater impact on the attached neighbour. The sunlight
indicators show that any impact to sunlight will be beyond 4pm and the affected window should
continue to receive uninterrupted sunlight up until this time. Therefore the proposal should have
minimal impact on the neighbouring property and is considered to accord with both local and
national policies.
5.1

__________________________________________________________________________
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6. Recommendation
I recommend that Planning Permission be GRANTED subject to the Standard Duration Limit and
the following conditions : Compliance with Approved Plans
2. The development hereby permitted shall be carried out in all respects in accordance with the
application dated as valid on 5.12.2017 and the hereby approved documents defined by this
permission as listed below, except where varied by a condition attached to this consent:
1-PW-8, 2-PW-8, 3-PW-8, 4-PW-8, 5-PW-8, 6-PW-8, 7-PW-8, 8-PW-8
Reason
To ensure that the development is carried out only as indicated on the drawings approved by the
Planning Authority.
Before Occupation
3. Prior to the beneficial occupation of the extension hereby approved the external render finish
shall have been applied to all elevations of the extension.
Reason
In order to protect the visual amenities of the area.
Informative


Please note that any additional external alterations required under the Building Regulations
may also require prior planning consent. Please speak to the Planning Officer before any
such works are carried out



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.
________________________________________________________________________

Page 43 of 90

Page 44 of 90

Page 45 of 90

Page 46 of 90

Page 47 of 90

Page 48 of 90

Page 49 of 90

Page 50 of 90

Page 51 of 90

Page 52 of 90

B08/2017/0790
Planning Committee
6th March 2018
Application Number : B08/2017/0790

Date Valid :07/12/2017

Address : Proposed development site at
Harding Rise, Barrow-in-Furness

Case Officer : Charles Wilton

Proposal : Proposed new office building to provide managed office space falling within
Use Classes B1(a) and B1(b) of the Town and Country Planning (Use Classes) Order
1987 (as amended) together with associated access road and parking.
Ward : Barrow Island Ward

Parish : N/A

Applicant : Barrow Borough Council

Agent : Mr B Shiach Mellor Architects 125
Highgate Kendal

Statutory Date : 08/03/2018

Recommendation : Granted with
conditions

National Guidance
The National Planning Policy Framework seeks to encourage employment creation through
appropriate development having regard to sustainable means of transport, good quality
design and supporting improvements in bio diversity

Local Plan Policies
Full details of the policies listed below are included in the appendix
Saved Local Plan Policies
1.
2.
3.
4.

Barrow Port Area Action Plan - Policy BP23
Barrow Port Area Action Plan - Policy BP4
Barrow Port Area Action Plan - Policy BPSV1
Barrow Port Area Action Plan - Policy BPSV2

Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 Design
4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy EC2 Provision of Employment Land
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5. Submission Draft Local Plan – December 2017 - Policy Emerging Policy I5 - Travel
Plans

Summary of Main Issues
This proposal represents an important opportunity to secure the planning objectives for the
Water Front Business Park in the form of a high quality office development. This will bring
both important economic benefits to the area in terms of job creation but also deliver a
major flag ship project for the Town.
Some compromise has had to be made in terms of the siting of the project such that the
gateway concept can not be achieved as originally envisaged. However the scale, quality
and prominence of the site should still deliver a most positive outcome.
Certain aspects of the scheme have not been advanced to the level anticipated such that
certain detailed matters need to be subject to further consideration meaning a greater use
of conditions is needed. However this is dictated by the strict timetable for grant
applications.

Non Material Considerations
Response to Publicity and Consultations
Development advertised on site and in the local press
Neighbours Consulted
Street Name
Ramsden Dock Road

Properties
Associated British Ports,

List of Neighbour Responses
No neighbour responses recorded

Organisations Consulted
Consultee
Associated British Ports
BAE Systems - Emergency Planning Officer (Nuclear)
Barrow Borough Council (Building Control)
Barrow Borough Council (Community Services)
Barrow Borough Council (Environmental Health Contamination)
Barrow Borough Council (Environmental Health)
Barrow Borough Council (Estates)
Barrow Borough Council (Planning Policy)
Cumbria County Council (Economic Development and Infrastructure)
Cumbria County Council (Emergency Planning)
Cumbria County Council (Highways)
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Cumbria County Council (LLFA)
Cumbria County Council (Transport & Spatial Planning)
Natural England
United Utilities (Asset Protection)
List of Organisation Responses
Barrow Borough Council (Building Control) 14/12/2017
“Building regulation approval required for the proposals”.
Barrow Borough Council Environmental Health Contamination 08/01/2018
"Thank you for your consultation on the above application.
I can confirm that I have read the ‘Phase 2 Intrusive Land Quality Assessment –Barrow Port
Area 4’, Report Ref: GB20010/01, dated July 2005 prepared by Capita Symonds and the
‘Supplementary Ground Contamination Report, Ref No. CS/010101, Dated November
2006.
Previous industry on this site comprises of railway land and offices that were later
demolished to make way for allotments which presided here for a further 80 years. This
eventually became a fly tipping spot and waste land.
The above Phase 2 recommended 12 trial pits >3m depths and 2 boreholes at 15m giving
32 soil samples for analysis. In summary, contaminants were identified across the
development plots which were above guideline values at the time, however it should be
noted that these values have changed significantly since 2005 and we must take into
consideration that the end use will be commercial rather than residential with plant uptake.
However it was reported that “leaching of soil contamination into the underlying
groundwater was of concern”, especially as a SSSI was no more than 30 meters from the
development site. This included Phenanthrene and Anthracene leachates. Plants would
also be exposed to phytotoxic metals such as zinc in high quantities.
Therefore I would propose that a review of the previous investigation reports (namely
above) is undertaken by a suitably qualified consultant who may opt to take further samples
under a ‘limited intrusive investigation survey’ as these are 13 years old and any update to
the conceptual site model will significantly reduce remediation costs if not negate it
altogether.
It should also be noted that asbestos was not sampled for on this site and allotments
frequently used asbestos as perimeter fencing/ roofing etc. Any re-use of soil material for
landscaping purposes or to be taken off site will need to be sampled as appropriate waste
codes etc will be needed.
If you would like further clarification on this matter, please don’t hesitate to contact me
further."
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Barrow Borough Council Environmental Health Contamination 20/02/2018
"Thank you for your consultation on the above application. Further to my initial consultation
sent on 8th January 2018, I have been made aware that further work has been undertaken
onsite which includes the addition of a ‘Contamination Report’, ‘Water Framework Directive
Assessment’ and a UXO Risk Assessment submitted under planning application
B28/2017/9005. I can confirm that I have now read these documents and I would like to
update my initial consultation for the above application.
Under the proposed layout plan Drawing No. BWF-CAP-07-GEN-DR-C-0010, it alludes to
‘existing topsoil being excavated and re-used in landscape areas; I agree with the
conclusions drawn from the’ Contamination Report Ref No. GC20776/04 whereby it states
in section 5.2.4 that no asbestos testing has been carried out and my only concern relates
to existing topsoil being reused on site and therefore a testing regime for this prior to
placement should commence. This has been highlighted/ recommended in the above report
section 5.3.1.
The GC20776/04 report does select ‘Parks and Open Space’ Suitable for Use Levels
(S4UL’s) for certain contaminants, we now know that the development will be used for
commercial purposes, therefore all contaminant concentrations on site will be below
Generic Assessment Criteria and therefore the plot is suitable for its intended use. I take
note that a further 0.5-1 meter of capping (clean inert) material will be placed across to the
site to increase finished levels, this will then be covered in hard standing or exist beneath
the footprint of the build which should sever any pollutant linkage plausible.
In terms of the ground gas potential, I take note that monitoring has shown very little and
concentrations of Methane, Carbon Dioxide and Oxygen and are all within acceptable
levels. The report does point out that further testing should occur given the time since it was
last carried out, but I doubt this would change the overall classification level of 1. Any
employees working in enclosed trenches/ foundations should be informed by a H&S briefing
for the potential of CO2 as standard.
I have also taken the opportunity to look at the UXO desk study Ref No. 4671 dated
21/02/2017 for the site and can comment as follows: It is understood that a credible UXO
threat exists on this site and intrusive magnetometer probing has not been carried out
specifically on plot 1, rather they have concentrated on the historic infilled timber pond.
However I take note that the risk level in plot 1 is described as ‘low’ due to post war worked
ground, but a ‘suitable degree of UXO mitigation to permit the work to proceed’ is neededthis should ideally include a UXO safety plan!
If you would like further clarification on this matter, please don’t hesitate to contact me
further".
Cumbria County Council (Highways) 22/01/2018
"Thank you for the consultation on the above application
Cumbria County Council as the Highway Authority and Lead Local Flood Authority
(LLFA) has reviewed the submitted material and has the following comments and
recommendations:
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Highways
Only a ‘Transport Form’ has been provided - due to the combined size of GFA for all 4
uses (i.e. 6,951 m2) a Transport Assessment + Travel Plan should be produced.
•
•

This needs to include justification of parking provision as the proposal doesn’t
comply with the new Design Guide.
The TA and TP also need to show pedestrian and cycle catchments, routes and
include incentives to encourage sustainable forms of transport.

Highway layout plan detail (can be conditioned in due course) to show:
•
•

Footways need to link to Harding Rise from the internal car park. Dropped kerbs
/raised junction should be specified / shown across the main access
Refuse vehicle access: This appears correct but should be demonstrate with swept
path analysis that a refuse vehicle can access and egress the site and bin store as
part of the detailed design.

Drainage / Flood Risk Management
The additional information received in January 2018 to compliment the original drainage
strategy demonstrates the principle of the surface water design is satisfactory and that flood
risk can be managed to mitigate against forecast flood events through the design. Overall
the site is at no risk or very low risk of fluvial and tidal flooding.
The main risk to the sites is the residual risk of tidal flooding from breaches of the tidal
defences. Although the risk of failure of the defences is considered very low the impact is
potentially significant. To mitigate this risk the ground levels are proposed to be raised well
above the predicted maximum design flood level.
Therefore the LLFA has no objections to the surface water drainage proposals. We would
however recommend that the following conditions are included in any consent you might
grant in due course (pertaining to the surface water drainage aspects):
CONDITION: Full details of the surface water drainage system shall be submitted to
the Local Planning Authority for approval prior to development being commenced.
Any approved works shall be implemented prior to the development being completed
and shall be maintained operational thereafter.
Reason: In the interests of highway safety and environmental management.
To support Local Transport Plan Policies: LD7, LD8
CONDITION: Clear arrangements must be in place for ongoing maintenance of the
drainage system over the lifetime of the development. The drainage system must be
designed for ease of maintenance. In this respect further details shall be submitted
to the Local Planning Authority for approval before work commences on site. No
work shall be commenced until a full specification has been approved.
Reason: To ensure flood risk is not increased within the site or elsewhere.
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However, as it stands, due to the lack of a Transport Assessment and Travel Plan the
Highway Authority have no option but to recommend refusal."
Natural England 20/12/2017
"Thank you for your consultation on the above dated 14 December 2017 which was
received by Natural England on 14 December 2017.
Natural England is a non-departmental public body. Our statutory purpose is to ensure that
the natural environment is conserved, enhanced, and managed for the benefit of present
and future generations, thereby contributing to sustainable development.
The Wildlife and Countryside Act 1981 (as amended)
The Conservation of Habitats and Species Regulations 2017
Natural England's comments in relation to this application are provided in the following
sections.
Statutory nature conservation sites - no objection
Based upon the information provided, Natural England advises the Council that the
proposal is unlikely to affect any statutorily protected sites or landscapes.
Priority Habitat as identified on Section 41 list of the Natural Environmental and
Rural
Communities (NERC) Act 2006
This development includes an area of priority habitat, as listed on Section 41 of the
Natural Environmental and Rural Communities (NERC) Act 2006. The National Planning
Policy Framework states that 'when determining planning applications, local planning
authorities should aim to conserve and enhance biodiversity. If significant harm resulting
from a development cannot be avoided (through locating on an alternative site with less
harmful impacts), adequately mitigated, or, as a last resort, compensated for, then
planning permission should be refused.'
Protected species
We have not assessed this application and associated documents for impacts on protected
species. Natural England has published Standing Advice on protected species.
You should apply our Standing Advice to this application as it is a material consideration in
the determination of applications in the same way as any individual response received from
Natural England following consultation.
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The Standing Advice should not be treated as giving any indication or providing any
assurance in respect of European Protected Species (EPS) that the proposed
development is unlikely to affect the EPS present on the site; nor should it be interpreted as
meaning that Natural England has reached any views as to whether a licence is needed
(which is the developer's responsibility) or may be granted.
If you have any specific questions on aspects that are not covered by our Standing Advice
for European Protected Species or have difficulty in applying it to this application please
contact us with details at consultations@naturalengland.org.uk.
Local sites
If the proposal site is on or adjacent to a local site, e.g. Local Wildlife Site, Regionally
Important Geological/Geomorphological Site (RIGS) or Local Nature Reserve (LNR) the
authority should ensure it has sufficient information to fully understand the impact of the
proposal on the local site before it determines the application.
Sites of Special Scientific Interest Impact Risk Zones
The Town and Country Planning (Development Management Procedure) (England) Order
2015 requires local planning authorities to consult Natural England on "Development in or
likely to affect a Site of Special Scientific Interest" (Schedule 4, w). Our SSSI Impact Risk
Zones are a GIS dataset designed to be used during the planning application validation
process to help local planning authorities decide when to consult Natural England on
developments likely to affect a SSSI. The dataset and user guidance can be accessed from
the data.gov.uk website
We would be happy to comment further should the need arise but if in the meantime you
have any queries please do not hesitate to contact us.
For any queries regarding this letter, for new consultations, or to provide further information
on this consultation please send your correspondences to
consultations@naturalengland.org.uk.
We really value your feedback to help us improve the service we offer. We have attached a
feedback form to this letter and welcome any comments you might have about our service."
United Utilities (Asset Protection) 11/01/2018
According to our records there are 3 easements affected by the proposed development (UU
Ref: Z901, dated 16/11/1995, UU Ref: N1357, dated 25/10/1898, UU Ref: N625, dated
10/12/1913) which have restrictive covenants that must be adhered to. It the responsibility
of the developer to obtain a copy of the document, available from United Utilities Legal
Services or Land Registry and to comply to the provisions stated within the document. We
recommend the developer contacts Vicky Kerr by email at Victoria.kerr@uuplc.co.uk to
discuss the matter further.
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Drainage Conditions
United Utilities will have no objection to the proposed development provided that the
following conditions are attached to any approval:
Following our review of Drainage Strategy, ref: K34487/01/DS/RH, issue A, dated 6
December 2017, by R.G. Parkins & Partners LTD. proposing surface water discharging into
private surface water drain, we can confirm the proposals are acceptable in principle to
United Utilities.
Condition 1
The drainage for the development hereby approved, shall be carried out in accordance with
principles set out in the submitted Drainage Strategy, ref: K34487/01/DS/RH, issue A, dated
6 December 2017, by R.G. Parkins & Partners LTD. proposing surface water discharging
into private surface water drain. Foul water should be discharged into the combined sewers
near the northern boundary. No surface water will be permitted to drain directly or indirectly
into the public sewer. Any variation to the discharge of foul shall be agreed in writing by the
Local Planning Authority prior to the commencement of the development. The development
shall be completed in accordance with the approved details.
Reason: To ensure a satisfactory form of development and to prevent an undue increase in
surface water run-off and to reduce the risk of flooding.
•

•

•

•
•

A critical overflow pipe crosses this site and we may not permit building over it. We
will require an access strip width of 10 metres, 5 metres either side of the centre line
of the sewer which is in accordance with the minimum distances specified in the
current issue of "Sewers for Adoption", for maintenance or replacement. Therefore a
modification of the site layout at the applicant's expense may be necessary.
Several sewers crosses this site and we may not permit building over them. We will
require an access strip width of 7 metres, 3.5 metres either side of the centre line of
each sewer which is in accordance with the minimum distances specified in the
current issue of "Sewers for Adoption", for maintenance or replacement. Therefore a
modification of the site layout at the applicant's expense may be necessary.
A pumping station and combined sewer overflows are situated next to the site. We
have a right to access those wastewater assets on 24/7 basis for replacement and
maintenance.
Deep rooted shrubs and trees should not be planted in the vicinity of the public
sewer and overflow systems.
Under no circumstance should foul water drain to either the overflow pipe or sewer
that both discharges into Walney Channel.

The applicant can discuss any of the above with Developer Engineer, Josephine Wong, by
email at wastewaterdeveloperservices@uuplc.co.uk.
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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.
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
•

2 water main/trunk mains cross the site. As we need access for operating and
maintaining them, we will not permit development above or in close proximity to the
mains. You will need an access strip of no less than 10 metres, measuring at least 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.
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•

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.
A water supply can be made available to the proposed development.

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.
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.
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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
pre-commencement condition we may have recommended to you in respect of surface
water disposal.
The purpose of the planning system is to help achieve sustainable development. This
includes securing the most sustainable approach to surface water disposal in accordance
with the surface water hierarchy.
It is important to explain that the volume arising from surface water flows can be many
times greater than the foul flows from the same development. As a result they have the
potential to use up a significant volume of capacity in our infrastructure. If we can avoid
and manage surface water flows entering the public sewer, we are able to significantly
manage the impact of development on wastewater infrastructure and, in accordance with
Paragraph 103 of the NPPF, minimise the risk of flooding. Managing the impact of surface
water on wastewater infrastructure is also more sustainable as it reduces the pumping and
treatment of unnecessary surface water and retains important capacity for foul flows.
As our powers under the Water Industry Act are limited, it is important to ensure explicit
control over the approach to surface water disposal in any planning permission that you
may grant.
Our reasoning for recommending this as a pre-commencement condition is further
justifiable as drainage is an early activity in the construction process. It is in the interest of
all stakeholders to ensure the approach is agreed before development commences.
Further information regarding Developer Services and Planning, can be found on our
website at http://www.unitedutilities.com/builders-developers.aspx.
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Officers Report
1.Site and Locality
The application site comprises a 0.8ha site on the Waterfront Business Park. It is the first
plot on the left on entering the site and which looks across Ramsey Way to Walney
Channel. The site, along with two other plots, has recently been remediated by the County
Council under permission 2017/9005. It has been left completely hard surfaced (crushed
stone). To the rear of the site is a steep slope with small trees/scrub with a car park and
then housing beyond. The next plot along Ramsay way accommodates BAE's logistics
centre.
1.1

2.Proposal Details
Proposed new office building to provide managed office space together with associated
access road and parking. The Council are the applicant although the ownership of the site
remains with the County Council. However negotiations are underway for ownership to
pass to the Borough Council with the matter expected to be considered by the County's
cabinet in March.
2.1

This Council is seeking to develop the site for office use in accordance with the
aspirations of the Port Area Action Plan which sets out the vision for the development of the
water front. However delivering this development is subject to various requirements
including the need to secure funding. An application for European funding has been lodged
and in order to progress further it is necessary to obtain full planning permission. The
timescale for this is rather limited.
2.2

The application is accompanied by a Design and Access Statement. This explains that
the building will provide a net internal floor area of 2320m² over two storeys. That the office
layout will be flexible in order to allow for various sizes of offices to be formed ranging from
small two person to large open plan offices. It further explains that the building has been
designed to achieve a BREEAM rating of very good which has had a direct impact on the
design. For example the building will be naturally ventilated which has had a direct impact
on the floor depth.
2.3

The Design and Access Statement explains that with the site's exposed location the aim
was to achieve a sense of 'solidity' but at the same time take advantage of the views out of
the site. That it has been designed with two distinct faces with the outward looking
elevations having more glazing. Due to the orientation these elevations have a large
overhang together with brise soleil to provide solar shading to the building. As well as
meeting a functional requirement, it continues:
2.4
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these elements together with their supporting structure, also provide visual interest and
help to break down the mass of the building frontage.The linking nodes provide a visual
break between the three blocks and their function is to provide a communal entrance,
circulation and meeting spaces between the blocks. To aid navigation of the building and
identify entrances a light, transparent structure has been introduced to these elements with
the inclusion of individual picture windows to the first floor meeting rooms to the first floor
meeting rooms'. The inward looking elevations are less open as the views from the building
are less attractive. The proposed building is also overlooked by the elevated properties to
the north of the site. The proposed materials include standing seam zinc roofing, folded zinc
wall cladding, brickwork, and powder coated aluminium windows and doors'.
2.5

3.Relevant History
80/2005/1208 Proposed Innovation Park, Canal & Dock & Cruise Terminal Ramsden
Dock Road Barrow-in-Furness Cumbria Screening Opinion - Proposed innovations park,
cruise terminal, leisure craft canal and lock developments Approved 06/10/2005
3.1

94/1998/9016 Harbour Yard off Ramsden Dock Road Barrow-in-Furness Cumbria
Construction of a pumping station including control building access and fencing (County
Matter). Appcond 22/01/1999
3.2

94/2006/9027 Land to the South of Barrow Island and east of Walney Channel Barrowin-Furness Cumbria Works for the remediation of contaminated land, and infrastructure
works including new access roads, drainage system, public realm landscaping and reconstruction of existing allotment gardens.(County Matter) APPLETT 21/03/2007
3.3

B28/2008/9010 Barrow Waterfront Ramsden Dock Road Barrow-in-Furness Cumbria
Phase 2 of Barrow Waterfront redevelopment comprising of new access roads,
infrastructure improvements and landscaping works (County Matter) APPLETT 16/10/2008
3.4

B28/2014/9010 Land off Anchor Line Road Cumbria Section 73 Application to 6/09/9019
condition no.1 and 6/14/9009 condition no.1 to allow an extension of 12 months to
implement development (15 April 2016) (County Matter) County matter 16/01/2015
3.5

B28/2015/9007 Barrow Waterfront Ramsden Dock Road Barrow-in-Furness Cumbria
Remediation of contaminated land to the north Of Dova Way, Barrow Waterfront,
comprising of altering ground conditions to provide a platform for future development.
Extension of new highway along Dova Way and construction of an emergency access route
County matter 13/11/2015
3.6

B28/2015/9999 Land east of Walney Channel & NW of Ramsden Dock Barrow
Waterfront Barrow-in-Furness Cumbria Proposed Remediation and Servicing of land at
Barrow Waterfront (County Matter - Screening 2015) County matter 24-FEB-2015
3.7

B28/2017/9005 Street Record Dova Way Barrow-in-Furness Cumbria Remediation of
three plots of derelict land comprising altering ground conditions to provide development
platforms. Works include erection of fencing, new and enhanced habitat areas and
reinstatement of foul and surface water sewers . The development platforms will form part
of the larger Barrow Waterfront development (County Matter) APPCOND 19/07/2017
3.8
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B28/2017/9007 Barrow Waterfront Ramsden Dock Road Barrow-in-Furness Cumbria
Variation of condition No. 2 (Surface water drainage) for planning permission 2015/9007
(Remediation of contamination land to the north of Dova Way, Barrow Waterfront,
comprising of altering ground conditions to provide a platform for future development) to
allow change to the surfacing of the footway to a bitmac surface COMMSENT 22/06/2017
3.9

4.Officer Assessment
Planning Issues
Principle of use
The starting point for the determination of a planning application is the development
plan. This consists of the saved policies of the Local Plan Review 1996 - 2006, the Housing
Chapter Alteration 2006 and the Port Area Action Plan 2010 (PAAP). It is the latter
document which is most relevant to the application as it falls within the limited area covered
by the PAAP and of course this is by far the most recent part of the DP.
4.1

The site falls within the area identified as the Water Front Business Park. This is
allocated to B1, B2 and B8 uses (saved policy BP23). B1 uses are limited to 20% of the
total with these directed to sites overlooking the water front. The proposed B1 uses fall
within the stated limit and as the site overlooks the water front further accords with
development plan policy. There was an initial conflict as A2 uses were also initially
proposed and which are specifically prevented by policy due to them being more
appropriate for town centres. The application has however been amended at my request.
The proposed uses now accord with the development plan and corresponding policies
within the emerging plan in this regard.
4.2

Design/streetscene issues
A further requirement of policy is that development should create an active frontage onto
the water front and create a gate way feature into the wider business park.
4.3

The proposal represents a most substantial development which will add an office
building of high quality into a most prominent area of the business park. The building
consists of a central bay with two projecting wings as advised by the PAAP. However it
does face south rather than north so that its role as a gateway feature is reduced being
most prominent in views on leaving the site. However this has been the result of significant
on site constraints (UU sewer infrastructure). The development does however deliver a
relatively discreet car park located behind and largely screened by the office building.
4.4

The proposal suffers from having its main entrance at the rear with sole access via the
car park. The aim behind an active frontage, and for that matter to promote journeys by foot
and public transport, would dictate the main access being from the front street. It has now
been agreed that the scheme will be amended to show alternative access. This will
however need to be secured by condition rather than the submission of amended plans.
4.5
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The building however seeks to raise the design standards for the location by both design
and choice of materials and to this end accords with saved policies BPV1 (strategic vision)
and BP23 (Water Front Business Park) and emerging policy DS5
4.6

Bio diversity/landscape issues
Development plan policy recognises the bio diversity importance of sites within the port
area action plan area. Saved policy BPV1 (strategic vision) states that development should
also enhance the natural environment. Saved policy BP4 develops this further as follows :
4.7

The Action Plan Area includes protected species, priority species and priority habitats.
Surveys should be carried out to establish the presence, extent and density of these
species and habitats before planning actions are determined and appropriate measures
should be taken to safeguard habitats and species before any development commences.
The first preference is to provide suitable inter-connecting habitats for these species within
relevant sites and within the Action Plan Area. If this is not feasible suitable compensatory
habitats should be provided outside the Action Plan Area. Mechanisms should be put in
place to manage and monitor these habitats to ensure that there biodiversity value is
maintained. [BP4]
4.8

and
The landscape approach must be carefully detailed to be appropriate to the coastal
location. Planting should be based on the arrangements of shrubs, grasses and
herbaceous plants reflecting a more naturalistic approach utilising local species, reflecting
local ecology, and providing habitat where possible, including for reptiles.[ Design
guidelines pursuant to policy BP23]
4.9

Prior to the remediation of the site site surveys established sizable populations of
reptiles which were subject of a capture and relocation exercise. The remediation resulted
in the loss of all habitat within the application site. However to accord with development
plan policy (and national policy) it is necessary to give detailed consideration to landscaping
and enhancement of habitats.
4.10

The application while being for full planning permission has not considered the scope
for bio diversity enhancement for example the delivery inter connecting habitats. No details
of landscaping have been provided. In the context of development plan policy these matters
should be considered as an integral part of the planning application. However given the
time limits for the bid process (referred to above under the proposal section) I consider a
suitably worded condition can be imposed. This should be worded to exclude the detailed
layout of the car park from any approval. Its final extent to be agreed as part of the wider
landscaping/bio diversity enhancement scheme.
4.11
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Highway authority response/parking/traffic assessment/travel plan
The Highway Authority have advised that a Travel Plan and Transport Assessment is
required. A Traffic Assessment is a significant piece of work involving computer modelling
which is only required for larger projects. In this case the floor area of 6951m² was
incorrectly stated on the application form, which misled the Highway Authority and was
used as justification for a Traffic Assessment. The actual figure is less than half the floor
area stated and taking account of this and the location I do not consider that a Transport
Assessment is required.
4.12

It has however been agreed with the applicant that a Travel Plan is required in line with
emerging policy I5. This to be secured by means of a planning obligation (section 106 of the
Act) with the applicant having commissioned a unilateral undertaking to give effect to the
policy requirement. A travel plan requires the occupiers of a development to implement
positive measures to achieve more sustainable transport options and which is subsequently
monitored by the County Council. I have commented above about the need for the design
to change to re focus the entrance onto the front street rather than from the rear car park to
reflect this philosophy.
4.13

In terms of parking standards these are rather general standards which can be varied
depending on such matters as location and travel plans. In this case there may be a need
to adjust the proposed parking in terms of both number and layout to reflect other policy
objectives.
4.14

Environmental Health consultation response
The environmental health officer (EHO) responded on the 8/01/2017 requiring further
clarification based on the issues raised by the previous intrusive investigations. However
the report submitted with the application dated from 2006 which did not take account of the
remediation work carried out in 2017 under reference 2017/9005. The EHO has since been
made aware of the remediation work and has up dated his comments (22/02/2018). The
conditions originally drafted have been updated to take account of this later response.
4.15

Natural England
NE advise that the development is unlikely to affect any designated site such that the
requirements of the Habitat Regulations do not apply. I have commented on the issues
raised by NE re protected species above. However NE's comments re the presence of
priority habitats within the application site should be noted together with referred to
policy requirements re their conservation. These habitats have, in terms of their extent
within the application site, been completely lost following remediation. However this was
carried out prior to this application. Some mitigation for this loss can be secured through
appropriate planning conditions and a requirement for monitoring is to be incorporated into
106/unilateral undertaking
4.16

United Utilities
Raise no objections but advise on the imposition of certain conditions which are
included as part of the recommendation.
4.17
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5 Conclusions
This proposal represents an important opportunity to secure the planning objectives for
the Waterfront Business Park in the form of a high quality office development. This will bring
both important economic benefits to the area in terms of job creation but also deliver a
major flagship project for the town.
5.1

Some compromise has had to be made in terms of the siting of the project such that the
gateway concept cannot be achieved as originally envisaged due to the sewers beneath.
However the scale, quality and prominence of the site should still deliver a most positive
outcome.
5.2

Certain aspects of the scheme have not been advanced to the level anticipated such
that certain detailed matters need to be subject to further consideration meaning a greater
use of conditions is needed. However this is dictated by the strict timetable for grant
applications.
5.3

6.Recommendation
I recommend that;
on completion of either a Unilateral Undertaking or Obligation under 106 of the Planning Act
to secure a travel plan as per emerging policy I2 and monitoring of protected species as per
emerging policy BP4, then B. planning permission be GRANTED subject to the Standard
Duration Limit and the following conditions : Compliance with Approved Plans
2.The development shall be carried out in accordance with the application dated 6th
December 2017 and the following approved plans and documents except where modified
by conditions below:
Drawing numbers :K867-P-02,03 rev B,04,05,06,07,08,09,10,11,12
Reason
To ensure the development is only carried out as approved
Pre-commencement Conditions
3. Prior to the commencement of development an unexploded ordnance mitigation plan
shall have first been submitted to and approved in writing by the Planning Authority. The
development shall then proceed in accordance with the approved mitigation plan
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Reason
The UXO desk study ref 4671 dated 21/02/2017 identifies a risk of unexploded ordnance
4.Notwithstanding the documents approved under condition 2 above and in particular
drawing no K867 - P-03 rev B, development shall not commence until details of the car park
layout and landscaping including the number of parking spaces have been submitted to and
approved in writing by the Planning Authority. The development shall only proceed in
accordance with details approved under this condition.

Reason
The submitted application do not address policy requirements including saved policies
BPV1, BP4 or BP23 of the Port Area Action Plan in relation to protected species and the
need to seek improvements in bio-diversity and as a consequence the issues of layout may
require amending once these matters have been addressed.
5. The landscaping scheme referred to under condition 3 above shall accord with the
principles on landscape character under Design Guidelines pursuant to saved policy BP23.
The scheme shall be submitted on a plan not greater than 1:200 scale and shall contain
details of numbers, locations, species and sizes of plants to be used. All planting and
subsequent maintenance shall be to current British Standards. The approved scheme shall
have been implemented by the end of the first planting season following either the
substantial completion of the development or the beneficial occupation of any part of the
development, which ever is the sooner. Any trees or shrubs removed, dying being severely
damaged or becoming seriously diseased within five years of planting shall be replaced by
the landowner with trees or shrubs of a similar size and species to those originally required.
The landscaping scheme shall otherwise be retained for the life of the development.
Reason
To ensure that the development respects its coastal location, maximises the potential for
habitat enhancement including contributing to a network of habitats and thereby accords
with the saved policies BPSV1 and BP4
6. Notwithstanding the documents approved under condition 2 above no development shall
take place until details showing a main entrance incorporated into the building's frontage
onto Harding Rise have been submitted to and approved in writing with the planning
authority. The development shall only proceed in accordance with the details approved
under this condition.
Reason
The submitted details show the main access into the building at the rear and through the
car park. This arrangement is not considered to adequately address the requirements of
saved policy BP23 which requires developments to respond positively to the public realm or
policies which seek to encourage journeys other than by the private motor car.
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During Building Works
7. The drainage for the development hereby approved, shall be carried out in accordance
with principles set out in the submitted Drainage Strategy, ref: K34487/01/DS/RH, issue A,
dated 6 December 2017, by R.G. Parkins & Partners LTD proposing surface water
discharging into private surface water drain. Foul water should be discharged into the
combined sewers near the northern boundary. The development shall be completed in
accordance with the approved details.
Reason
To ensure a satisfactory form of development and to prevent an undue increase in surface
water run-off and to reduce the risk of flooding.
8. Full details of the surface water drainage system shall be submitted to the Local Planning
Authority for approval prior to development being commenced. Any approved works shall
be implemented prior to the development being completed and shall be maintained
operational thereafter.
Reason
In the interests of highway safety and environmental management, to give effect to the
consultation response of the County Council as Lead Local Flood Authority,to support Local
Transport Plan Policies: LD7, LD8
9. Clear arrangements must be in place for ongoing maintenance of the drainage system
over the lifetime of the development. The drainage system must be designed for ease of
maintenance. In this respect further details shall be submitted to the Local Planning
Authority for approval before work commences on site. No work shall be commenced until a
full specification has been approved.
Reason
To ensure flood risk is not increased within the site or elsewhere and to give effect to the
consultation response of the County Council as Lead Local Flood Authority
10. Prior to any beneficial use of the car park referred to under conditions 2 and 3 above, oil
separators shall have been fitted into the surface water drainage scheme in accordance
with details which have been submitted to and approved in writing by the Planning
Authority. The oil separators shall be maintained and retained for the life of the
development
Reason
To give effect to the recommendations within paragraph 3.6 of the Drainage Strategy, ref:
K34487/01/DS/RH, issue A, dated 6 December 2017, by R.G. Parkins & Partners LTD
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11. Prior to the use of any soils in on site landscaping and which have been excavated from
the site they shall have first been tested for asbestos accordance methodology submitted
to and approved in writing by the Planning Authority. The analysis shall then be carried out
as per the agreed methodology with verification of its completion submitted to and approved
in writing by the Planning Authority.
Reason
The proposed layout plan refers to existing top soil being excavated and re used in
landscaping areas. However the Contamination Report ref GC20776/04, section 5.2.4
confirms that no asbestos testing has been carried out. This is advised at section 5.3.1 of
the report.
12.No soil material is to be imported to the site until it has been tested for contamination
and assessed for its suitability for the proposed development. A suitable methodology for
testing this material should be submitted to and approved in writing by the Planning
Authority prior to the soils being imported onto site. The methodology should include the
sampling frequency, testing schedules, criteria against which the analytical results will be
assessed (as determined by the risk assessment) and source material information. The
analysis shall then be carried out as per the agreed methodology with verification of its
completion submitted to and approved in writing by the Planning Authority.
Reason
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors in accordance with
Saved policy 056 of the Local Plan Review 1996-2006 and policy C4 in the Local Plan pre
submission draft
Continuing limitations
Notwithstanding any provision contained within either the Town and Country (Use Classes)
Order 1987 (as amended) or contained within the Town and Country Planning (General
Permitted Development) Order 2015 (as amended) or any Order revoking and re enacting
those Orders within or without modifications, there shall be no change from the permitted
uses of B1(a) and B1(b) of the Town and Country Planning (Use Classes) Order 1987 (as
amended) to any uses falling within Use Class A2 or Use Class C3 of the referred to Order.
Reason
The limitation on uses is to give effect to the requirements of saved policy BP23.
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Informative
•

Please note that any additional external alterations required under the Building
Regulations may also require prior planning consent. Please speak to the Planning
Officer before any such works are carried out

•

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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B18/2017/0815
Planning Committee
6th March 2018
Application Number : B18/2017/0815

Date Valid :18/12/2017

Address : Brown Cow Car Park, Goose
Green, Dalton-in-Furness, Cumbria

Case Officer : Maureen Smith

Proposal : Extension of boundary wall , enlargement of existing outside seating area and
re-organisation of car park adjacent public house to create dedicated disabled car parking
bay (amended description).
Ward : Dalton South Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr Paul Bell, The Brown Cow,
10 Goose Green, Dalton-In-Furness

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

Statutory Date : 12/02/2018

Recommendation : Granted with
conditions

National Guidance
The NPPF seeks to encourage good design and requires development that is sustainable
to be approved without delay.
Paragraph 21 requires planning authorities to support existing business sectors, taking
account of whether they are expanding or contracting.
Paragraph 28 encourages planning policies to support economic growth in rural areas in
order to create jobs and prosperity by taking a positive approach to sustainable
new development. It seeks to support the retention and development of local services and
community facilities in villages, such as local shops and public houses.
In terms of the conservation area setting, paragraph 137 advises that local planning
authorities should look for opportunities for new development within conservation areas 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 areas of special architectural or historic interest. Section 72 of the Act
requires that special attention should be paid to the desirability of preserving or enhancing
the character or appearance of the area.

Page 77 of 90

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 D61
Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 Design
4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy HE4 Conservation Areas

Summary of Main Issues
The site falls within the Dalton-in-Furness Conservation Area and the impact of the
proposal on the character of the conservation area needs to be considered. In addition,
issues of residential amenity and highway safety are relevant.

Non Material Considerations
None

Response to Publicity and Consultations
The application has also been advertised by site and press notices.
Neighbours Consulted
Street Name
Goose Green
Underwood Terrace

Properties
11, 12, 13, 14, 2, 5, 6, 7, 8, 9,
11,
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List of Neighbour Responses
The Occupier : 2 Goose Green, Dalton-in-Furness
"At the present time in front of the Brown Cow there are 4 parking spaces available for
customers, with the new proposal it seems there are is only to be 1 disabled parking
space. With the number of long standing and aging clients including some with disabilities
surely the 4 existing spaces would be put to better use for these clients.
I know there is the car park at the old gas holder for The Brown Cow pub, but people do not
want to park far from the pub especially if they have difficulty walking so they park where
residents would like to park, near their homes. This means residents have nowhere to
park. If I was to park on the gas holder car park, the gates are not open when I go to work
so I would be unable to get to my car.
With the extension of the beer garden to accommodate more people this will create more
noise and nuisance for the local community living near The Brown Cow. In the summer will
there be a time for the beer garden to be vacated or must I as a resident have to put up with
the noise and shouting of customers late into the evening? Will the noise and disturbance
be monitored by The Brown Cow staff and Barrow Borough Council? There is already
music relayed outside onto the beer garden.
I look forward to your reply."
Organisations Consulted
Consultee
Barrow Borough Council (Building Control)
Cumbria County Council (Highways)
Dalton With Newton Town Council

List of Organisation Responses
Cumbria County Council Highways 05/02/2018
"Thank you for your consultation on 26/01/2018 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.
The Highways Authority response (HA)
I can confirm that the Highway Authority have no objection to the proposed development. I
would however recommend the following conditions be incorporated into any consent you
may be minded to issue:
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•

NB.

Any existing highway fence/wall boundary shall be reduced to a height not exceeding
1.0m above the carriageway level of the adjacent highway in accordance with details
submitted to the Local Planning Authority and which have subsequently been
approved (before development commences) (before the development is brought into
use) and shall not be raised to a height exceeding 1.0m thereafter.
Use in conjunction with Condition 4 if seeking to achieve visibility splays.

Reason: In the interests of highway safety.
To support Local Transport Plan Policies: LD7, LD8"
Dalton With Newton Town Council 10/01/2018
"The Town Council have no objections."

Officers Report
1. Site and Locality
The Brown Cow is a long-established public house occupying a slightly elevated position
to the north of Goose Green. It forms the eastern property in a small run of terraced
cottages and falls within the Dalton in Furness Conservation Area, first appearing on the
1892 OS map for the area.
1.1

The area is predominantly residential in character with dwellings attached to the west
and across the road to the east and west. Opposite the site is a former allotment
garden site within the ownership of the Brown Cow Inn and exclusively available for
customer car parking. Church Street is immediately to the east and runs uphill to St Mary's
Church, approximately 60m to the north.
1.2
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2. Proposal Details
The proposal relates to the extension of the boundary wall to the eastern boundary of
the site, enlargement of the existing outside seating area to the public house frontage and
re-organisation of the car park immediately in front of the public house to create one
dedicated disabled car parking bay. The submitted drawings show a stone wall with hit and
miss fencing to match the existing being extended along the eastern (side) boundary such
that the area enclosed increases from approximately 6 metres to 11.2 metres; due to the
rising ground level, the wall varies in height between 1.5 - 2 m. The enclosure enables the
outside seating area to be extended northwards. Additionally, the number of car parking
spaces immediately adjacent the pub will be reduced from four to one (dedicated disabled|)
space, although there is a car park immediately opposite for exclusive use of patrons.
2.1

3. Relevant History
1982/0141 Brown Cow Inn, Goose Green, Dalton-in-Furness Change of use of car park
to an area with outside seating and landscaped garden at frontage and forecourt Appcond
06/04/1982
3.1

4. Officer Assessment
4.1 The

proposal is modest in scale and would normally be dealt with under delegated
powers had it not been for an objection being received.
4.2 The

proposal seeks to replace an existing horizontal timber fence with a stone wall and
fence covering a longer area. In terms of the conservation area, this is a more attractive
proposal using more robust traditional materials.
4.3 The

existing outside seating area is long established having first been approved in 1982
and this is a material consideration. It is not considered that a modest increase in size will
impact on residential amenity sufficiently to justify a refusal of consent. Any noise issues
can be dealt with as part of a licence application.
4.4 In

terms of highways issues, the loss of parking spaces immediately adjacent the public
house is offset by the presence of the private car park for patrons opposite and is unlikely to
impact on highway safety. I have queried the suggested wall height limitation with the
highways officer, given that the existing fence is already over this height and the suggested
condition would not seem reasonable or enforceable.
National Guidance
The proposal is supported by national guidance in terms of development within
conservation areas and encouraging the retention of services such as public houses within
villages.
4.5

I have also considered the proposal in terms of the statutory test for development within
conservation areas to "preserve or enhance " them and have no concerns.
4.6
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Saved Policies
Policy D15 echoes national policy and the Act in requiring development within
conservation areas to preserve or enhance them.
4.7

The proposal is supported by Policy D21 which sets out a general design code for new
development and the use of natural stone is welcomed.
4.8

The wording of Policy D61 strictly relates to new public houses, although the aims
of assessing the extent to which noise from customers and the use of vehicles at night will
adversely affect the amenities of residents in the area is a relevant consideration. In this
case, the public house is long-standing and will have been in use long before any of nearby
residents moved in. The outside garden has also been in place for many years and whilst
the modest increase in numbers may lead to increased background noise it is not
considered to be material given the existing context.
4.9

Emerging Policies
4.10

Emerging policies DS1 and 2 set out the aims in relation to sustainable development.

4.11

Emerging policy DS5 echoes the NPPF in seeking to encourage good design.

4.12

Emerging policy HE4, is similar to Policy D15 above in relation to conservation areas.

5. Conclusions
The proposal is modest in scale and the use of stone walling for the boundary is
welcomed on visual amenity grounds, as is the provision of a dedicated disabled parking
bay.
5.1

5.2 In

terms of noise, whilst there may be a modest increase in noise and comings and
goings, but this is set against the context of the long-term public house use of the site and
the national policy aim of sustaining the future of such community facilities.

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 on14.12.2017 and the hereby approved documents defined
by this permission as listed below, except where varied by a condition attached to this
consent:
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PB271117 Revision A
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.

During Building Works
2. The external materials of construction for the walling and infill fencing hereby approved
shall match as closely as possible the existing boundary walling to the site frontage.

Reason
In the interests of the appearance of the development and the character of the conservation
area in which it is located.

Informative
•

Please note that any additional external alterations required under the Building
Regulations may also require prior planning consent. Please speak to the Planning
Officer before any such works are carried out

•

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.

•

You are advised that to include the outdoor space and/or off-sales of alcohol the
applicant must apply for a full variation and amendment of the premises licence.

Page 83 of 90

2017/0815

Page 84 of 90

BPA4/2017/0765
Planning Committee
6th March 2018
Application Number : BPA4/2017/0765

Date Valid :28/11/2017

Address : Land south of Tytup Farm,
Dalton-in-Furness

Case Officer : Charles Wilton

Proposal : Application for prior notification of agricultural or forestry development for a
portal framed agricultural building for feed and implements.
Ward : Dalton North Ward

Parish : Dalton Town with Newton Parish
Council

Applicant : Mr & Mrs Rawlinson Quarry
Bank Farm, Stewner Park, Marton

Agent : Mr T Coldrick, Neil Price Limited

Statutory Date : 26/12/2017

Recommendation : Refusal

National Guidance
NPPF core principles require that the intrinsic character and beauty of the countryside is
recognised (para 17). It further requires policies to support the growth and expansion of all
types of enterprises within rural areas.

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 D1
2. Saved Local Plan 2001 - Policy D21
Emerging Draft Local Plan Policies
1. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS1 Council’s commitment to sustainable development
2. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS2 Sustainable Development Criteria
3. Submission Draft Local Plan – December 2017 - Policy Emerging Policy DS5 - Design
4. Submission Draft Local Plan – December 2017 - Policy Emerging Policy N1 Protecting and enhancing landscape character.

Page 85 of 90

Summary of Main Issues
Approval of the proposal would run contrary to the development plan conflicting with saved
policy D21. It would further conflict with saved policy D1. It would bring some benefits by
reducing traffic movements through Marton but the reduction stated is modest. These
benefits are outweighed by the visual harm of isolated development and policy conflict though
this impact is reduced due to the effects of current activities on the site.

Non Material Considerations
Response to Publicity and Consultations
Development advertised on site by the applicant
No neighbours listed as consulted.
List of Neighbour Responses
No neighbour responses recorded.

Organisations Consulted
Consultee
Barrow Borough Council (Building Control)

List of Organisation Responses
No organisation responses recorded.
-------------------------------------------------------------------------------------------------------------------------

Officers Report
1. Site and Locality
1.1 The

application site comprises a long, narrow strip of land located to the south of Tytup
Farm. The access is onto the same road which serves the South Lakes Safari Zoo (main
entrance) but further on away from the A590 and close to a T junction. Running centrally
along the length of the strip is an access track which terminates at a hard-standing.
2. Proposal Details
Application for prior notification of agricultural or forestry development for a portal framed
agricultural building for feed and implements.
2.1
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3. Relevant History
3.1

No history revealed for this application

4. Officer Assessment
National Guidance
NPPF core principles require that the intrinsic character and beauty of the countryside is
recognised (para 17). It further requires policies to support the growth and expansion of all
types of enterprises within rural areas.
4.1

Saved Policies
Saved policy D21 requires that development proposals in the countryside respect the
diversity and distinctiveness of the local landscape character. New farm buildings, it advises,
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. D1 seeks to protect the intrinsic
character of the countryside.
4.2

Emerging Policies
The emerging plan does not include policies specific to agricultural buildings. Policy DS2
applies to all development and refers to the need to contribute to the enhancement of
landscape character as one of various criteria. Policy N1 seeks to protect and enhance
landscapes where loss or damage is unavoidable it requires loss to be mitigated so that there
is no net loss of resource.
4.3

Issues
The key issues raised by the application relate to the impact which the development
would have on the character and appearance of the countryside and if harm were to arise
whether the justification for the development outweighs that harm
4.4

The proposed building would measure 30.5m x 15.3m, be of typical portal framed
construction and be clad in dark green sheeting. The building would be located at the far end
of a track approximately 220m from where the track meets the public road. The building
would be noticeable at this distance from the road. It would also be seen closer too from the
public right of way which initially runs along the access track before crossing the
boundary into the adjacent field to the south.
4.5

The proposal would appear as an isolated structure in these views as it would not relate
well to any existing development. As a result approval would run contrary to the development
plan due to conflict with saved policy D21. This requires that in general, new farm buildings
will require to be sited within or adjacent to an existing farm building complex or in other well
screened locations. Also with D1 which seeks to protect the intrinsic character of the
countryside.
4.6
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In terms of the degree of harm the impact would be reduced due to the adverse impacts
of a range of current activities on the site. For example the building would occupy part of an
extensive hard surfaced area which aerial photography suggests was formed between 2005
and 2009. I have found no record of an approval for the hard-standing. At the time of
inspection it was being used for storage/parking including plant and equipment, portable
buildings, a caravan and a lorry. There is also additional impact from the storage use of the
land along the access track. This includes concrete railway sleepers, a steel container, and
five lorry trailers. It is unclear whether their use is reasonable to the agricultural needs of the
holding. They are particularly noticeable given that they extend such a long way along the
track.
4.7

The justification for the development relates to ease of access from the A590. The
existing farm which consists of several large farm buildings and a farmhouse are located on
the far side of Marton at Stewner Park. The applicant has explained that the proposed feed
store would reduce traffic movements through the Village by two per week. However the
livestock buildings all appear to be located at Stewner Park. As a consequence traffic
movements may be generated by locating the building remote from the main farm complex.
Regardless of this, the stated reduction in the number of movements appears small.
4.8

5. Conclusions
Approval of the proposal would run contrary to the development plan conflicting with
saved policy D21. It would further conflict with saved policy D1. It would bring some benefits
by reducing traffic movements through Marton but the reduction stated is modest. These
benefits are outweighed by the visual harm of isolated development and policy conflict though
this impact is reduced due to the effects of current activities on the site.
5.1

In light of the other activities being carried out on site, I have instructed the enforcement
officer to investigate whether or not a breach of planning has occurred and the planning
manager will decide upon any subsequent action to be taken.
5.2

6. Recommendation
I recommend that planning permission be REFUSED for the following reason:
1. The proposal represents an isolated form of development which would not relate to an
existing farm building complex or other well screened location. Approval of the proposal
would therefore run contrary to the Development Plan due to conflict with saved policy D21.
Approval would further conflict with saved policy D1 which seeks to protect the intrinsic
character of the countryside.
________________________________________________________________________
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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
A5
In the urban areas of Barrow and Dalton, outside the locations listed in Policies A1 and
A2, industrial, storage and similar development (B1, B2 and B8 uses) will be allowed
where proposals, in addition to criteria a) - f) inclusive, of Policy A4 do not conflict with
other Local Plan policies and are conveniently accessible by public transport services
and cycle routes. Where this involves conversions within town centres and conservation
areas the Council will expect any conversion to respect the character of the building,
particularly with respect to the treatment of doors and windows.
D1
The Borough's countryside will be safeguarded for its own sake and non-renewable and
natural resources afforded protection. Development will be permitted in the countryside
only where there is a demonstrable need that cannot be met elsewhere. Where
necessary development is permitted any adverse effect on the rural character of the
surroundings should be minimised subject to the development's operational
requirements.

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.

trees,

Respect significant views into or out of the Areas.

Applications for:
a)

Listed Building Consent; or

b) Planning consent for alterations to un-listed buildings within Conservation Areas or
new buildings affecting the setting of a Listed Building
must show full details unless otherwise agreed with the Planning Authority.

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.
D61
The Council will take into account, when determining applications for fast food
restaurants, discos, nightclubs, social clubs, public houses and taxi offices, the extent to
which noise from customers and the use of vehicles at night will adversely affect the
amenities of residents in the area.
G19
Proposals for self catering holiday accommodation will be approved within the urban
area of Barrow and Dalton and within the village cordons provided the design, siting,
layout and access are satisfactory.
In urban fringe and rural areas proposals for the conversion of existing rural buildings to
self catering accommodation will be judged against the following criteria;
a) The building is structurally sound and capable of conversion without major
rebuilding, extensions or modifications to the existing structure;
b)

The building is served by a satisfactory access;

c)

Services are readily available on site; and

d)

The number of units proposed is appropriate to the surroundings.

New development in rural areas will be refused if it is unrelated to existing buildings or
uses on the site.
Applications for the change of use of properties providing self-catering accommodation
must include evidence that that use is no longer viable. This would include the premises
being advertised on the open market, at a realistic price, for a minimum of 12 months,
that no reasonable offer has been refused and that evidence is provided to show the
property has been advertised at least four times at roughly equal periods over the year
in relevant media.
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.

Housing Chapter Alteration 2006
B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
B18
Dormer extensions will only be permitted where they are of a scale and appearance
appropriate to the property and do not adversely impact on the overall streetscene.
B19
Applications involving the loss of garages or access thereto will only be permitted where
it can be demonstrated that sufficient alternative parking space is available behind the
building line or in such other position as will not have an adverse impact on the
character of the area.

Barrow Port Area Action Plan
BP23
Waterfront Business Park
The development of the Waterfront Business Park will be promoted and supported as a
key component of the Barrow Waterfront Gateway Opportunity Area and as a Regionally
Significant Employment Site. A mix of commercial uses to a maximum of 65,000m2 of
floorspace will be expected as follows (use classes as specified):
1)

B1 - Business. This will be restricted to 20% of (65,000 m2) floorspace.

2)
3)

B2 - General Industrial
B8 - Storage and Distribution

The development of the Waterfront Business Park will be expected to conform to the
following:
a) Development should contribute positively to the creation of a new waterfront
through:
i) Ensuring a prominent frontage with buildings addressing the waterfront as a
gateway;
ii)

Delivering public access to available areas of the waterfront; and

b)

A minimum BREEAM rating of Very Good is encouraged for all development.

c) Development should provide and retain 3.55 ha for the relocation and enhancement
of the existing allotments as a key community resource.
d) Access shall be provided for pedestrians and cyclists in line with the design
guidelines set out in this Area Action Plan.
e) Development will be expected to contribute to enhanced vehicular access in the
form of the Western Dock Access Road (Policy BP11).
f) Permitted development rights for changes of use from B2 to B1 of the Use Classes
Order use will be removed in order to maintain the proposed development mix, to
reduce potential adverse impacts on Barrow town centre.
g) Change of use from B2 to A2 of the Use Class Order will not be permitted for the
above reasons.
h) Where practicable, plans for training should be provided, in particular to facilitate
links between business and education in Barrow.
i) Development should be directed to the areas of the site with the lowest probability
of flooding in accordance with the sequential approach set out in PPS25.

BP4
Conservation & Enhancement of the Natural & Built Environment
High quality schemes that enhance nature conservation and management, maintain and
enhance biodiversity, preserve and enhance the historic environment and develop and
respect landscape and built character will be promoted and supported. Particular
emphasis will be placed on the following:
1) Proposals must preserve the setting and character of listed buildings and preserve
or enhance the character or appearance of the Barrow Island and St. Georges Square
Conservation Areas. Applications for outline consent within the conservation areas will
not be acceptable. Consent for the demolition or partial demolition of listed buildings or
of unlisted buildings that make a positive contribution to conservation areas will not be
granted other than in exceptional circumstances.
2) The Action Plan Area includes parts of the South Walney and Piel Channel Flats
SSSI and a site of regional importance in the form of Salthouse Pool County Wildlife
site. The Council places a high value on the protection of these ecological features and
in considering new development will ensure that proposals are not detrimental to the
special interest of these sites.
3) Enhanced public access to these areas will be sought whilst having regard to nature
conservation.
4) Where important archaeological remains or historic features exist or are likely to
exist further archaeological and historic assessment will be required.
5) Development proposals which are likely to have a significant effect on a European
Site (SAC/SPA) (either individually or in combination with other plans and projects)
should be subject to an Appropriate Assessment. Any development that is considered to
adversely affect the integrity of a European Site will not be permitted.
6) The AAP area includes protected species, priority species and priority habitats.
Surveys should be carried out to establish the presence, extent and density of these
species and habitats before planning applications are determined and appropriate
measures should be taken to safeguard habitats and species before any development
commences. The first preference is to provide suitable inter-connecting habitats for
these species within the relevant sites and within the AAP area. If this is not feasible
suitable compensatory habitats should be provided outside the AAP area. Mechanisms
should be put in place to manage and monitor these habitats to ensure that their

biodiversity value is maintained.

BPSV1
Strategic Vision for Barrow Port Area
The Strategic Vision for the Barrow Port Action Plan Area is to:
1) Strengthen, revive and redevelop the Area as a high quality, sustainable location for
urban living, working and leisure, maximising its waterfront location;
2) Enhance the natural and built environment, infrastructure and range and quality of
facilities and attractions within the Area, reconnecting the town to its waterfront and
making it an attractive place for residents and a destination of choice for visitors and
tourists: and
3)

Support the ongoing operation of the port.

BPSV2
Spatial Strategy for Barrow Port Area Action Plan
The Strategic Vision for the Action Plan Area will be realised by the development of Key
Sites within the Marina Village and Barrow Waterfront Gateway Opportunity Areas and
the safeguarding of land for port-related uses. The following sites are allocated for
development:
a)

The Marina Village Opportunity Area:

1) Barrow Marina (M1, M2, M3, M4) as a focus for activity on the waterfront to include
clubhouse and servicing facilities and a pedestrian/cycle bridge over Buccleuch Dock
and a new link to Walney Channel (13.57 ha)
2) Marina Village Housing as a major new waterfront housing opportunity for the town
set in quality public realm and with associated sports and leisure facilities (26.39 ha)
3) Land at Cavendish Dock (CD1, CD2) including a new Wildlife Attraction for the town
with enhanced and sensitive access to the natural assets (80.05 ha)
4) Barrow Watersports Centre as a major new tourism and water based leisure

opportunity (2.45 ha)
5) Salthouse Housing as a new waterfront housing area for Barrow adjacent to the
natural assets of Cavendish Dock (7.96 ha)
b)

The Waterfront Gateway Opportunity Area:

1) Waterfront Business Park as a major new business and employment location for
Barrow, including the relocation and enhancement of existing allotments (24.47 ha)
2) Barrow Island Housing (BIH1, BIH2, BIH3), housing, public realm improvements and
open space to enhance the living environment of existing residents (29.94 ha)
c)

The Port:

1) Land retained for port-related use and development (BP8) (55.18 ha)
as shown on the Proposals Map and in accordance with the area-wide policies in
Section 4 and the site specific policies set out in Section 5 of this Area Action 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 (or any document which replaces it) taken as a whole; or
b) Specific policies in the Framework (or any document which replaces it) 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 should
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 Local
Plan 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 DS6 - Landscaping
Landscaping should be viewed as an integral part of the design process and should
include soft and hard landscaping, street furniture, lighting and public art where
appropriate.
A Landscaping Scheme and maintenance regime will be required as part of a full
planning application. This is particularly relevant where development will have a
significant impact upon the surrounding environment or where the development
occupies a site in a prominent location. The Cumbria Landscape Character Toolkit
should be used as a baseline tool to determine the impacts of new development on the
landscape and the type of landscaping and/or mitigation to be put in place.
All soft landscaping, including all existing trees, shrubs and planted areas should be
shown along with details of any protective measures proposed. Details of new trees,
shrubs and planted areas in terms of species, density, size, spacing and position should
be included. Native species should be used with decorative species used only for accent
purposes in support of other design objectives. Native planting is particularly important
in areas adjacent to natural habitats e.g. watercourses.
Proposals must demonstrate that any soft landscaping proposed will have a positive
visual impact upon the area and is able to survive in its environment.
In terms of hard landscaping, materials used must be of a colour and texture appropriate
to the locally distinctive character of the area, be durable, practical for the proposed use
under a variety of weather conditions and incorporate permeable surfaces to alleviate
run off.
Suitable maintenance regimes for soft and hard schemes will be the subject of planning
conditions or unilateral undertakings as appropriate.
Emerging Policy EC11 - Self-catering Holiday Accommodation
Proposals for new self catering holiday accommodation, or extensions of existing units,
will be approved within the urban boundaries of Barrow and Dalton and the development
cordons identified, providing the design, siting, layout and access are satisfactory.
Conditions will be attached to any planning permission to ensure that letting is on a short
term basis.
In urban fringe or rural areas, proposals for the conversion of existing buildings to self
catering accommodation will be approved where they meet all of the following criteria:

a) The building is structurally sound and capable of conversion without major rebuilding,
extension or modification to the existing structure;
b) The building is served by a satisfactory access;
c) Services are readily available on site;
d) The buildings are well related to existing buildings or uses on the site where
appropriate;
e) The number of units is appropriate to its surroundings;
f) The proposal with not result in unacceptable harm to landscape, nature conservation
or heritage assets and their setting; and
g) The proposal will not have an adverse impact on local amenities by virtue of noise
and disturbance.
New build self-catering holiday accommodation within urban fringe or rural areas will be
accepted where it meets criteria b-g above.
Emerging Policy EC2 - Provision of Employment Land
The Council will maintain an adequate supply and choice of land and floorspace for
employment development by allocating sites at a rate ahead of the projected
employment land requirement for the Plan period. This provision will be met on the
following Employment Sites, which are identified on the Proposals Maps (Appendices AC) and in Appendix E:

Site
Area
Appropriate Use Classes

EMR1 Remaining Part of Furness Business Park
0.4ha

B1, B2

EMR3 Waterfront Business Park, Barrow
18.5ha
B1, B2 (within Local Enterprise Zone), B1, B2, B8 (outside Local Enterprise Zone)

EMR5 Land East of Park Road, Barrow
7.0ha
B1, B2, B8

EMR6 Land West of Robert McBride, Park Road, Barrow
6.4ha
B1, B2, B8

EMR7 Land South of Kimberley Clark, Park Road, Barrow
4.9ha
B1, B2, B8

EMR8 Land West of County Park Industrial Estate, Park Road, Barrow
1.5ha
B1, B2, B8

EMR11 Ulverston Road, Dalton
0.4ha
B1, B2

EMR12 Land at Billings Road, Dalton
1.4ha
B1, B2

EMR13 Former Training Centre, North Scale
0.5ha

B1, B2

EMR15 Land Opposite Phoenix Court, Barrow
0.5ha
B1, B2

Total
41.5ha

The appropriate use classes referred to above are B1, B2 and B8. Development
proposals for alternative uses in these locations will be resisted, unless it is
demonstrated to the satisfaction of the Local Planning Authority that there is no
reasonable prospect of the site being used for employment purposes.
Development on windfall sites will be permitted, subject to the requirements of Policy
EC3.

Emerging Policy EC3 - Managing Development of Employment Land
Proposals for new employment uses (classes B1, B2 and B8), or the extension of
existing premises used for employment uses, will be approved subject to meeting all of
the following criteria:

a) The site is located within or directly adjoining the urban boundaries of Barrow or
Dalton, or within the development cordons identified in the housing chapter;
b) Site planning, layout and servicing arrangements are developed comprehensively;
c) The use will not unduly impact upon the residential amenities of those living nearby

due to noise, disturbance from traffic, hours of operation, external storage, light
pollution, vibration or airborne emissions including odours;
d) The site is capable of being satisfactorily accommodated within the highway network,
with proposals for major sites (sites over 5000m&sup2;), schemes likely to generate in
excess of 100 HGV movements daily, or any development that may impact on the Trunk
Road network being informed by a Traffic Impact Assessment (TIA);
e) The site has been designed to promote user accessibility by walking, cycling and
public transport;
f) The layout of the site has suitable space for landscaping, parking (including for large
vehicles where appropriate), loading and unloading and any other operational
requirements, and responds to natural drainage flow patterns;
g) The proposals enhance actual or perceived community safety;
h) The development is sustainable in its energy usage, environmental impact, waste
management, flood risk and transport implications;
i) Adequate protection of groundwater from pollution from the storage, handling or use of
chemicals can be demonstrated to the satisfaction of the Environment Agency;
especially on sites within the St. Bees Sandstone Major Aquifer as shown on the
Proposals Map;
j) The proposal does not use the best and most versatile agricultural land (grade 3a and
above), or impact unduly on the viability or functionality of farms;
k) The proposal accords with the criteria set out in the policies within the Development
Strategy Chapter, specifically those relating to sustainable development and design;
l) The proposal does not cause unacceptable harm to heritage assets and their setting;
m) The proposal should make effective use of previously developed land where
possible; and
n) The development must comply with Policy N3.

There may also be scope for the following types of uses to be accommodated where

they meet the criteria above: Industrial/commercial training facilities, specialised leisure
uses which cannot be accommodated centrally because of their scale or operational
requirements/impacts and small scale ancillary facilities which support the functioning of
the employment area, such as toilet facilities for drivers.

Trade counters and retailing from employment premises will be restricted to those which
are ancillary for the main operation of the B1/B2/B8 business.
Where the settlement cordon directly adjoins a neighbouring Local Planning Authority
(LPA), the adjoining LPA's planning policies will apply on land within their boundary.

Emerging Policy H16 - Loss of sunlight or daylight
Extensions to dwellings will be permitted unless they adversely affect the amenities of
neighbouring properties by virtue of an undue loss of sunlight or daylight or by the
creation of an overbearing impact or unacceptable level of enclosure. The Local
Planning Authority will refer to the standards laid out by the BRE (or any subsequent
replacement standards) on sunlighting and daylighting in its assessments of
applications.
Emerging Policy H22 - Design of Dormer Windows
Dormer extensions will be permitted providing they are in keeping with the design and
character of the host building in terms of scale, form, detailing and materials. Generally,
the same roofing materials should be used for the front and cheeks of the dormer as the
host building. Darker materials are more recessive than light renders and two small neat
dormers are preferable to a single large "box" design. Dormers shall be no higher than
the original height of the main ridge of the property. Proposals should not harm the
character of the streetscene or the amenity of neighbouring residents.
Emerging Policy H23 - Conversion of Garages
Applications involving the loss of garages or access thereto will be permitted only where
it can be demonstrated that sufficient alternative off street parking provision is available
behind the building line or in such other position as will not have an adverse visual
impact on the character of the area or on highway safety.

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.

Emerging Policy I5 - Travel Plans
Development which generates a significant amount of movement will require the
submission of a Travel Plan. As set out in national guidance the Travel Plan will
demonstrate how:

a) The needs of cyclists and pedestrians will be met and prioritised on site;
b) The development will help to reduce the need to travel, particularly by private car;
c) Relevant information about existing travel habits in the surrounding area has been

assessed;
d) Provision has been made for improved public transport services;
e) The site will safely and conveniently connect to public rights of way and the wider
green infrastructure network;
f) The impact of the proposed development and the forecast level of trips by all modes of
transport likely to be associated with the development, particularly of heavy goods
vehicles accessing the site, has been minimised; and
g) The movement of freight and goods by rail will be maximised where possible.

Where the trip reductions proposed to be achieved through a Travel Plan are to be
considered as the mitigation measure in order to make the development impact
acceptable, a developer contribution equal to the cost of providing the highway
infrastructure improvements in the form of a bond will be required. In the event that the
Travel Plan objectives are not being met, the bond monies will be used to provide the
necessary infrastructure. In exceptional circumstances, should a developer be unwilling
to commit to including an Action Plan within the Travel Plan, or the development
proposals are at such a preliminary stage that it is unrealistic to draw up a list of
measures, then it will be necessary to secure the outcome of the Travel Plan through a
developer contribution.

Emerging Policy N1 - Protecting and enhancing landscape character
Land use proposals should protect and enhance where appropriate, local landscape
character, as defined by contemporary adopted local landscape character guidance,
currently the Cumbria Landscape Character Guidance and Toolkit. In addition, major
land use proposals will require an assessment of the effects of the proposed
development on landscape character and visual effects at the time of submission.
Where new development will impact upon the character of the landscape, such impact
will need to be minimised and priority will be given to protecting and enhancing the
landscape's distinct assets. Where there is loss or damage to the assets, the applicant
must submit a statement demonstrating that this is unavoidable e.g. the development

cannot be sited elsewhere due to operational requirements. In cases such as these, the
unavoidable damage must be mitigated, and unavoidable loss must be compensated
for, so that there is no net loss in resources.
High protection will be given to the undeveloped coast in order to maintain its openness,
tranquillity, heritage and nature conservation value and to maintain the Borough's
recreation and tourism appeal.
High protection will also be given to the setting of the Lake District National Park in order
to maintain the valued views to and from this nationally designated area, its tranquillity
and its attractiveness to tourists.
Measures to enhance the character of the Borough's landscape will be supported, with
particular importance given to the following:

a) Improved access to the landscape for recreation and tourism, including managed
access to the undeveloped coast.
b)

The regeneration of unsightly brownfield sites, particularly former industrial sites.

c) Increase in tree and woodland cover where such planting complements the scale of
the landscape.
d)

Enhancement of the nature conservation value of the landscape.
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2017/0726

5 St Michaels Road
Barrow-in-Furness

Variation of Condition No.2 (Plans) and No.6 (Roof
lights/Dormer Details) for Planning Application
B13/2016/0461 (APP/W0910/W/16/3164765)
Proposed single story, timber framed dwelling with
attached garage in rear garden including
demolition of outbuildings and altered vehicular
entrance.

13

2017/0812

Premier Business
Park, Ferry Beach
Road, Barrow-inFurness

Erection of a 3 storey building containing 16 motel
units over 8 commercial units (B1 and B8 use) and
5 family self catering holiday units, all with car
parking - outline with all matters reserved.

40

2017/0787

74 Park Drive, Barrowin-Furness

Rear ground floor extension forming a sunroom
with internal alterations.

53

2017/0790

Harding Rise Barrowin-Furness

Proposed new office building to provide managed
office space falling within Use Classes B1(a) and
B1(b) of the Town and Country Planning (Use
Classes) Order 1987 (as amended) together with
associated access road and parking.

77

2017/0815

Brown Cow Car Park,
Goose Green Daltonin-Furness

Extension of boundary wall , enlargement of
existing outside seating area and re-organisation of
car park adjacent public house to create dedicated
disabled car parking bay (amended description).

85

2017/0765

Land South of Tytup
Farm
Dalton-in-Furness

Application for prior notification of agricultural or
forestry development for a
portal framed agricultural building for feed and
implements.

