
 
 
 
 
 
 

 
 
 
 
 
 

DEVELOPMENT SERVICES 
 

PLANNING COMMITTEE 
 

FOR DECISION 
 

13th April 2021 
 

    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. 
 

PUBLIC PARTICIPATION 
 
Any member of the public who wishes to ask a question, make representations or 
present a deputation or petition at this meeting should apply to do so by no later than 
12 noon, three working days before the date of the Planning Committee meeting.  
Information on how to make the application can be obtained by viewing the Council’s 
website www.barrowbc.gov.uk or by contacting the Planning Business Support Team 
at consultplanning@barrowbc.gov.uk or by telephone on 01229 876405.. 

 
 

Jason Hipkiss 
 

Development Services Manager 
(Planning and Enforcement) 
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B18/2020/0854 
Planning Committee  

13th April 2021  

  

  
Application Number : B18/2020/0854 Date Valid :18/12/2020 

Address : Netherclose Tippins Lane 
Ireleth Askam-in-Furness Cumbria LA16 
7EZ 

Case Officer : Barry Jesson 

Proposal : Erection of a steel frame building for personal vehicle storage and 
ground care machinery. 

Ward : Dalton North Ward Parish : Askam and Ireleth Parish 
Council 

Applicant : Mr K Wilkes   Agent : Mr Philip Rhodes Bridgewater 
Development Ltd  

Statutory Date : 12/02/2021 Recommendation : Grant with 
conditions 

Barrow Planning Hub  

  

  
Relevant Policies and Guidance 

Full details of the policies listed below are included in the appendix 
 
National Policies 

1. National Planning Policy Framework 2018 - Para NPPF-127 
2. National Planning Policy Framework 2018 – Para NPPF-170 

Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment 
to sustainable development 

2. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable 
Development Criteria 

3. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
4. Barrow Borough Local Plan 2016-2031 - Policy H6 - Extensions and ancillary 

buildings relating to dwellings in open countryside 
5. Barrow Borough Local Plan 2016-2031 - Policy N1 - Protecting and enhancing 

landscape character 
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Summary of Main Issues 

The main issues to consider are the visual impact of the proposed building upon the 
landscape character and the amenities of neighbouring properties, both related to 
the proposed usage and scale of the building.  

Non Material Considerations 

• Loss of a private view 

Response to Publicity and Consultations 

Neighbours Consulted 

Street Name Properties 
Preston Patrick 3 Goose Green Cottages, 
Tippins Lane Bankfield Hall, High Meddart, 
   

Responses Support Object Neutral 

3 0 3 0 

The 3 objections to the proposal are in fact from/on behalf of one neighbour; the first 
effectively a holding objection whilst the full comments were compiled (the ‘second‘ 
objection) which can be summarised as follows: 
1) Adverse visual impact on the character and appearance the surrounding 
landscape, contrary to Policy N1 of the Barrow Borough Local Plan 2016-2031 (The 
Local Plan). 
2) Inappropriate design and materials, contrary to Policies DS5,and H6 of the of the 
Local Plan. 
3) Adverse impact on living conditions of the occupiers of Bankfield Hall and the 
adjacent partially implemented Bankfield Barn conversion by reason of visual 
intrusion, noise and general disturbance, contrary to policies N1 and DS2 of the 
Local Plan. 

Further comments were received following re-consultation on amended plans, 
commenting “in summary it appears that the revised plans reduce the ridge height of 
the building by around 1.625m ( 5ft 3in); remove the majority of the external glazing; 
and, clad the steel sheeted walls with Yorkshire boarding. It is accepted that these 
changes reduce the adverse impact on the character and appearance of the 
surrounding landscape, and that the materials are more appropriate to the 
surrounding area. However the scale of the building – despite the 1.625 m reduction 
in the ridge height – is still basically a two storey building in a domestic setting, and 
nowhere in the application does this appear to have been justified.” The remainder of 
the original objection remained with regard to the concerns over impact on living 
conditions.  
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Organisations Consulted 

Consultee 
Askam and Ireleth Parish Council 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Planning Policy) 
Cumbria County Council (Highways) 
   

List of Organisation Responses 

Askam and Ireleth Parish Council 20/01/2021 
 
“This application was viewed and discussed at the Zoom parish council meeting held 
on Tuesday 19 January 2021. There were no objections.” 

Barrow Borough Council (Building Control) 21/12/2021 

“Building regulation approval required for the proposals.” 

Cumbria County Council (Highways & LLFA) 11/01/2021 
  
“I can confirm that the Highway Authority and Lead Local Flood Authority has no 
objection to the proposed development as it is considered that the proposal will not 
have a material affect on existing highway conditions nor does it increase the flood 
Risk on the site or elsewhere. 
 
Site is in close proximity to ordinary watercourse and culvert - less than 20m. 
Mitigation need to be put in place to prevent any pollution to the watercourse. If any 
of the works will require temporary or permanent changes to the watercourse or 
culvert, applicant need to make a contact with LFRM: 
Prior to any work commencing on the watercourse the applicant should contact the 
Lead Local Flood Authority on tel: 01228 221331 or email: 
LFRM.consent@cumbria.gov.uk to confirm if an Ordinary Watercourse Flood 
Defence Consent is required.  If it is confirmed that consent is required it should be 
noted that a fee of £50 will be required and that it can take up to two months to 
determine." 
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Officers Report 
 
1.  Site and Locality 

1.1 The application site is an existing gravelled hard-standing located within the 
grounds of Netherclose, off Tippins Lane (A595). The site is located on a steeply 
sloping hillside, which is defined as ‘Intermediate Moorland And Plateau - Ridges’ in 
the Cumbria Landscape Character types. This defines the key characteristics as 
distinct ridges, extensive areas of true heathland moorland, improved pasture with 
distinctive stone walls, woodland and small belts of trees form prominent features- 
this is typical of the site characteristics. 

1.2 The existing base is located towards the top of the site, close to the southern 
boundary, approximately 50m from the main house. Due to the slope it is set down 
below road level within a group of mature trees. It essentially fits in short linear belt 
of development running alongside the road, consisting of 3 dwellings including the 
applicants property and the neighbouring property Bankfield, which has a detached 
barn close to the site. A Public Right of Way (PROW) (602059) runs adjacent to the 
lower level western boundary of the site, with a further PROW (602058) beyond, 
whilst a small watercourse runs close to the southern boundary, culverted in 
sections. 

2.  Proposal Details 

2.1 Erection of a steel frame building for personal vehicle storage and ground care 
machinery. 

3.  Relevant History 
 
3.1 B21/2009/0394 Nether Close Tippins Lane Ireleth Askam-in-Furness Cumbria 
LA16 7EZ Erection of a two storey front extension forming ground floor utility room 
and first floor en-suite. Appcond 08-MAY-2009 
 
3.2 B21/2015/0819 Netherclose Tippins Lane Ireleth Askam-in-Furness Cumbria 
LA16 7EZ Extension to existing domestic garage to a garden room/fishing store and 
store room with additional domestic garage. Appcond 13-JAN-2016 
 
3.3 BIN/2020/0392 Netherclose Tippins Lane Ireleth Askam-in-Furness Cumbria 
LA16 7EZ Erection of a steel framed building for vehicle storage and ground care 
machinery INVALID  
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4.  Officer Assessment 

Purpose of building 

4.1 The application description states that the intended use of the building is personal 
vehicle storage and ground care machinery. Further detail was provided during the 
site visit; a large motorhome currently parked off the main access drive near the 
house is intended to be housed within when not in use. This dictates a certain length 
and minimum height, though this only forms one element/bay of the wider building 
which has a footprint of 19m length x 8.7m width (main section), with the lean to bay 
for the motor home providing an additional 11m length x 4.6m width to the front. Also 
specified is personal vehicle storage. 

4.2 When queried on site why this couldn‘t be accommodated within the large garage 
located by the house, it was stated this new building is intended to store classic cars 
which aren‘t in every day use. A smaller bay within the main building is for grounds 
care machinery, some of which was evident on the site visit as it is stored on the 
existing hard-standing. This includes a small digger and sit-on mowers. Given the 
extensive garden area, woodland and features such as ponds within, it does seem 
reasonable to find such equipment within this setting.  It isn‘t intended to store 
farming equipment (the applicant owns further land), and only a small portion of the 
building is laid out for this element. 

Objection 

4.3 An objection was received to the proposal, raising concerns as summarised 
above.  Following a site meeting with the agent acting for the applicant to assess the 
proposal and take into account the comments, it was agreed that the proposal was 
excessive in scale, in particular the height which provided a ridge of approx 7.05m. 
This has been lowered to approx 5.3m, with a re-profiling to provide a shallower pitch 
from the front bay, reducing the overall bulk. It remains a large building relative to 
domestic use albeit within a significant curtilage, and still incorporates a small 
mezzanine area for use as storage or an office. The materials have been altered to 
reduce the amount of glazing and include a Yorkshire boarding style exterior 
cladding to soften the appearance which was more industrial in character before. A 
stone clad dwarf wall to the front elevation is also now proposed which, whilst a 
modest addition, acknowledges the material of the nearby stone barn. 

Landscape impact and appearance 

4.4 Local Plan Policy H6 relates to ancillary buildings such as this where located in 
the open countryside, stating such buildings, will be permitted where the appearance 
of the ancillary building respects the form and character of the original building and 
surrounding landscape with regard to scale, design and use of materials. Policy N1 
also aims to protect landscape character as defined in the Cumbria Landscape 
Character Guidance and Toolkit. One potential pitfall of building on slopes is an 
increased prominence by building out a level base, creating an imposing front face 
which significantly disturbs the natural slope and/or breaking the skyline. 
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4.5 As the building is remote from the house, set on lower ground and obscured by 
the tree copse it sits within, it doesn‘t impact the setting of the dwelling. It also sits 
alongside the neighbouring barn, a stone construction which is more prominent in 
distant views due to less screening from trees and it being taller. Again due to the 
woodland character, the setting of the barn is not unduly altered - views of the 
proposed garage are limited, both from the main road and back from the public rights 
of way, particularly when the trees are in full leaf throughout spring and summer. The 
existing hard-standing has also been partially cut into the hillside, which helps limit 
the overall sense of height, with mature trees behind the garage which prevent it 
breaking the skyline. It is therefore considered the negotiated reduced height and 
minimal views, due to the extensive wooded area throughout the property, prevent 
any significant harm to the landscape character as the building will not feature 
prominently in wider views. The dark green roof cladding will also blend with the 
hillside and trees where views do exist. The timber cladding will also provide a 
natural appearance which will weather in time, which combined with the reduction in 
glazing reduces the somewhat industrial character of the original design. Any 
machinery currently stored outside can be stored within, which would help tidy up the 
immediate site. 

Residential amenity 

4.6 This is detailed in the second objection letter as the neighbours main concern, i.e. 
the adverse impact on living conditions of Bankfield Hall and the detached barn, 
which is stated as having an extant permission for conversion to residential. The 
comments received detail that the existing properties (Netherclose and Bankfield) 
are arranged in such a way that their principal elevations face west, thereby the rear 
of the properties face the A595 (a reversal of the typical layout). This is to maximise 
views over the Estuary. One concern is that the positioning of the garage will result 
in a visual intrusion from both Bankfield Hall, but in particular the barn. 

4.7 Bankfield Hall is set further forward than the barn, and further to the south, 
broadly in-line with the proposed garage. Views from the west facing principal 
elevation are therefore unaffected, whilst existing views to the north are already 
obscured by trees. Private views are not a material planning consideration, though 
due to the positioning it is clear it cannot be considered a visual intrusion to Bankfield 
Hall. There is also no resulting sunlight, daylight or privacy impact. 
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4.8 The barn is closer to the garage, though there is in excess of 10m separation 
from the dividing boundary to the proposed garage. The barn isn’t occupied though 
is described in the objection as having an extant permission for conversion, granted 
almost 30 years ago. It is outside the consideration of this proposal to conclude 
whether that consent is indeed extant (a Lawful Development Certificate could be 
sought for confirmation), but for assessment purposes it makes sense to assume it 
is, and the residential conversion could occur imminently. As with Bankfield Hall, the 
approved plans show the principal windows to face west, with main living spaces in 
the upper floor looking out over the estuary. Views of the garage to the northwest will 
therefore be very acute, and again obscured by the mature trees. The positioning is 
not in a position to be visually intrusive or overbearing. Additional landscaping is to 
be requested between the two to help fill any gaps in planting on the boundary. 

4.9 Noise disturbance is another concern cited. Having spoken with Public Protection 
as to the need for any specific noise conditions it was advised this isn’t warranted. 
There is a certain expectation to hear some noise from neighbours, and with the 
hardstanding already used to store ground care machinery there is a level of activity 
already in the location. The proposal isn’t to allow farm machinery from the 
applicant’s wider holding to be stored within, only for the 7 acres identified in the site 
plan which should limit movements. The motorhome won’t be moved frequently, nor 
will the classic cars stored within. Existing garaging for the family’s everyday 
vehicles, which will produce the majority of movements within and from the whole 
site, is provided up near the house. A suitable condition reiterating that the garage is 
for incidental use to the residential plot and not for any trade, business or farming 
operation should help retain the usage within acceptable limits. Any other use 
could trigger a material change of use which would have to be subject to a further 
application and assessment. Any unreasonable noise from within the garage, even if 
resulting from incidental activity, would be subject to statutory noise nuisance 
legislation administered by Public Protection, specifically, section 79a Environmental 
Protection Act 1990. 

Ecology and trees 

4.10 As the building is to be placed on an existing hard-standing, under which the 
report concludes there will be very little root presence/activity. No trees are to be 
felled for the proposal. Only minor works to remove odd branches to nearby trees 
are proposed, and the need for this is reduced by the lower height now proposed. 
The tree report provides a protection plan in the form of fencing surrounding the 
hard-standing to protect the trees during construction, required to be erected pre-
commencement by condition. 
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4.11 The Ecology report concludes the immediate site/hard-standing is effectively 
sterile and construction will not harm any identified habitat or protected species. It 
does advise the provision of bat and bird boxes as a biodiversity gain, details 
required by condition. Additional planting has also been requested to the southern 
boundary to both increase habitat provision and screening between the barn and any 
future garden area should it be converted. These measures are considered to result 
in a net gain in biodiversity when considered against the current graveled 
hardstanding, thereby satisfying the aims of N3. A Construction Method Statement is 
also required pre-commencement primarily to ensure no pollution to the water 
course running close to the site results during construction from oil/chemical 
spillages and waste materials etc. This would also provide measures for 
safeguarding highway safety during deliveries of materials/site vehicles. 

5. Conclusions 

5.1 The proposed building is primarily intended for storage of personal vehicles and 
grounds care machinery, with a small mezzanine for office/storage use. The overall 
height has been reduced by almost 2m in height to the ridge, with reduced eaves 
and shallower roof pitch from the original design, with more appropriate materials 
used. Whilst still a very large building, it is set within extensive grounds. It is 
considered there is little to no landscape impact due to the materials used and the 
woodland character the building sits within, the screening it provides limits views of 
the building. 

5.2 It is positioned to the north of the adjacent barn and dwelling, preventing any loss 
of natural light and falls outside of primary views from both. The woodland character 
and boundary screening limits both views of the garage any sense of visual intrusion 
to either property. The domestic use (specified in condition) should limit noise to 
within acceptable levels, though Public Protection have advised any unreasonable 
noise would be subject to assessment under the Environmental Protection Act 1990 
as a potential statutory noise nuisance.  

5.3 In the absence of any demonstrable harm to landscape or residential amenity, the 
development subject to the conditions attached should be approved. 

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 the expiration of three years 
beginning with the date of this permission. 
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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. 
 
Compliance with Approved Plans 
 
2. The development shall be carried out and completed in all respects in accordance 
with the application dated 18/12/20 and the hereby approved documents defined by 
this permission as listed below, except where varied by conditions attached to this 
consent. 
 
PR-CP-01A, 02C, 03C, 04C. 
Pre-Development Arboricultural Report, Treescpes Consultancy Ltd, dated 21/11/20. 
Ecological Walkover Survey, Flight Ecology, dated 08/12/20. 
 
Reason 
 
To ensure that the development is carried out only as indicated on the drawings 
approved by the Planning Authority. 
 
3. Unless the Planning Authority gives prior written agreement that it is impractical to 
do so, all drainage must be on the separate system with all foul drainage connected 
to the foul sewers and only uncontaminated surface water connected to the surface 
water soakaway. 
 
Reason 
 
In order to ensure that the site is adequately drained and in order to control the 
potential for pollution of the water environment. 
 
4. No floodlighting or other form of external lighting shall be installed unless it is in 
accordance with details that have previously been submitted to and approved in 
writing by the Planning Authority. Such details shall include location, height, type and 
direction of light sources and intensity of illumination. Any such lighting shall at all 
times be directed and shielded so as to minimise light spillage outside of the 
application site, and shall not thereafter be altered, other than for routine 
maintenance which does not change its details, without the prior consent in writing of 
the Planning Authority. 
 
Reason 
 
To minimise light pollution and avoid disturbance to ecological activity within the 
vicinity of the development. 
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Pre-commencement Conditions 
 
5. No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the Planning Authority. The approved Statement shall be adhered to throughout the 
construction period. The Statement shall provide for all of the following: 
i. the parking of vehicles of site operatives and visitors, 
ii. loading and unloading of plant and materials including measures to ensure 
highway safety on the A595, 
iii. storage of plant and materials used in constructing the development, 
iv. wheel washing facilities where vehicles will enter the site, 
v. measures to safeguard the adjacent watercourse from pollution during 
construction. 
 
Reason 
 
In the interests of minimising the impact upon local environmental amenity. 
 
6. Prior to the commencement of development the following measures must be met 
in order to prevent damage being caused to any trees in or surrounding the 
development site, a) Fencing in accordance with the details within the submitted 
Treescapes document dated 21/11/20 must be erected around each tree or group of 
trees as detailed. b) No excavations, site works, trenches, channels, pipes, services, 
temporary buildings used in connection with the development, areas for the deposit 
of soil or waste, or for storage of construction materials, equipment or fuel, shall be 
sited within the crown spread of any tree (outside of the area enclosed by tree 
protection fencing area detailed in the Treescapes document) without the prior 
express consent of the Planning Authority. c) No burning of any materials shall take 
place with within 6 metres of any tree or tree groups to be retained without the prior 
express consent of the Planning Authority. 
 
Reason 
 
In order to ensure that damage does not occur to the trees during building or 
engineering operations. 
 
Before Occupation 
 
7. Prior to the beneficial use of any part of the development, a landscape scheme for 
the site, showing any trees, shrubs and hedgerows to be planted in order to increase 
screening to the southern boundary adjacent to the building, must be submitted to 
and approved in writing by the Planning Authority. The scheme shall be submitted on 
a plan not greater that 1:500 in scale and shall contain details of numbers, locations 
and species of plants to be used. The scheme shall be implemented in accordance 
with the approved details, and all planting and subsequent maintenance shall be to 
current British Standards. 
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Reason 
 
In the interests of the visual amenities of the area. 
 
8. All planting, seeding or turfing comprised in the approved details of landscaping 
shall be carried out in the first planting and seeding seasons following beneficial 
occupation of any part of the development, or in accordance with the phasing of the 
scheme as agreed in writing with the Planning Authority. Any trees or plants which 
within a period of five years from the completion of the development die, are 
removed, or become seriously damaged or diseased, shall be replaced by the 
landowner in the next planting season with others of a similar size and species, 
unless the Planning Authority gives prior written consent to any variation. 
 
Reason 
 
In the interests of the visual amenities of the area. 
 
9. Prior to the beneficial use of the building hereby approved, 2 no. bird and 2 no. bat 
nesting boxes must be installed on the building or the surrounding trees on site, in 
accordance with details submitted to and agreed with the Planning Authority, and 
thereafter be permanently retained. 
 
Reason 
 
To ensure adequate habitat provision is made for wildlife and to contribute to a 
biodiversity net gain as required by Local Plan Policy N3. 
 
10. Prior to the beneficial use of the building the exterior must be clad in Yorkshire 
boarding as indicated on the plans hereby approved 
 
Reason 
 
In order to ensure an acceptable appearance and thereby minimising the impact on 
surrounding landscape character. 
 
Operational Conditions 
 
11. The store/garage must be used for purposes incidental to the enjoyment of the 
dwelling, comprising only storage for domestic vehicles and garden equipment. No 
trade or business must be carried out in, or from the premises without the prior 
written express consent of the Planning Authority, including storage and movement 
of agricultural farm machinery used on surrounding land outside of the indicated land 
ownership. 
 
Reason 
 
In order to retain the use of the building for the purposes specified and protect the 
residential amenities of the area. 

Page 12 of 84



 
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. 

• Please be aware of the Safe Dig service from United Utilities by contacting 
United Utilities at; UUSafeDig@uuplc.co.uk 
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DESCRIPTION:

ER DEVELOPMENT Ltd.TAWEGDIRB

Quality Homes

Berry Barn
Stank Village
Nr Barrow
Cumbria
LA13 0LR
01229 811978

Car Storage and Camper Van Building

Site Plan
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CLIENT:

SCHEME:

30/06/20 

1:100

DESCRIPTION:

Car Storage & Camper Van Building 

Proposed Floor Plan & Section Details

CPR/CP/04

B       27/11/20              PR    Change internal layout
C       16/02/21              PR     Reduce overall roof height

2020/0854
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3000

  

CLIENT:

SCHEME:

30/06/20 

1:100

DESCRIPTION:

Car Storage & Camper Van Building 

Proposed South & West Facing Elevations

CPR/CP/03

B        27/11/21            PR     Additional windows
C        15/02/21            PR     Reduction in structure height, change

external finishing materials

2020/0854
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CLIENT:

SCHEME:

30/06/20 

1:100

DESCRIPTION:

Estate Machinary & Vehicle Storage Facility

Proposed North & East Facing Elevations

CPR/CP/02

B        27/11/21             PR      Window Style
C         15/02/21            PR       Reduction in height & change

external materials

2020/0854
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B12/2021/0106 
Planning Committee  

13th April 2021  

  

  
Application Number : B12/2021/0106 Date Valid :29/01/2021 

Address : Newspaper House, Abbey Road, 
Barrow-in-Furness, Cumbria, LA14 5QS Case Officer : Maureen Smith 

Proposal : Conversion of redundant newspaper offices building to 11 no. 1 & 2 bedroom 
residential apartments and 3 no. business/workshop units. 

Ward : Hindpool Ward Parish : N/A 

Applicant : Mr D Clark ARRG Ltd  Agent : Mr Steve Meyer Craig and Meyer  

Statutory Date : 30/04/2021 Recommendation : Recommendation at 
meeting (further information awaited). 

Barrow Planning Hub   
  
Relevant Policies and Guidance 

Full details of the policies listed below are included in the appendix 
 
Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy C5 - Promoting Renewable Energy 
2. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to 

sustainable development 
3. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development Criteria 
4. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
5. Barrow Borough Local Plan 2016-2031 - Policy DS7 - Development on Strategic Routes 
6. Barrow Borough Local Plan 2016-2031 - Policy EC4 - Loss of Employment Land and 

Allocated Employment Sites 
7. Barrow Borough Local Plan 2016-2031 - Policy EC5 - Conversions to employment use in 

urban locations 
8. Barrow Borough Local Plan 2016-2031 - Policy H14 - Affordable Housing  
9. Barrow Borough Local Plan 2016-2031 - Policy H17 - Protection of Residential Privacy 
10. Barrow Borough Local Plan 2016-2031 - Policy H7 - Housing Development on Windfall 

Sites 
11. Barrow Borough Local Plan 2016-2031 - Policy HE4 - Conservation Areas 
12. Barrow Borough Local Plan 2016-2031 - Policy I1 - Developer Contributions 
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Summary of Main Issues 

The key consideration is the issue of whether the lack of affordable housing provision on the site 
is justified in terms of the project viability, taking into account the requirements of national and 
Local Plan policy. In addition, the property involves the conversion of a prominent unlisted 
building within the conservation area and the impact on heritage assets and their setting is also 
relevant as well as design considerations. Alongside this, is an assessment of residential 
amenity, both in terms of amenity for the proposed residents and any impact of the development 
upon any adjacent occupiers. 

Response to Publicity and Consultations 

The application has been advertised on site and website. 

Neighbours Consulted 

Street Name Properties 

Abbey Road 

Basement 104, Ground Floor 104, First Floor 104, Third Floor 104, Second Floor 
104, 19, 90, 90A, 92, Duke Of Edinburgh Hotel, Second and Third Floors Emlyn 
Huges House, First Floor Emlyn Hughes House, Ground Floor Emlyn Hughes 
House, Room 5-7 First Floor, Room 8 First Floor, Room 4 Ground Floor, Room 1-3 
Ground Floor, Magistrates Court, Room 9-14 Second Floor, 

Carlisle 
Street 

Flat 3 Coach House Apartments, Flat 2 Coach House Apartments, Flat 1 Coach 
House Apartments, Flat 4 Coach House Apartments, Furness Childcare, 

High Street 34, 
Manchester 
Street 48, Ground Floor Flat 50, First Floor Flat 50, Second Floor Flat 50, 52, 

   

Responses Support Object Neutral 

1 0 1 0 

One representation has been received raising the issue that better secure cycle parking should 
be provided.  

Organisations Consulted 

Consultee 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Estates) 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services Contamination) 
Barrow Borough Council (Public Protection Services) 
Cumbria County Council (Emergency Planning) 
Cumbria County Council (Highways) 
Cumbria County Council (LLFA) 
Cumbria County Council (Travel Plan) 

Page 19 of 84



Joint Committee of the National Amenity Society 
NHS Estates 
United Utilities (Asset Protection) 
   

List of Organisation Responses 

Barrow Borough Council (Building Control) 12/02/2021  

“Building regulation approval required for the proposals”. 

Barrow Borough Council (Public Protection Services Contamination) 02/03/2021  

Thank you for the above consultation. Having reviewed the supporting documents, we do not 
wish to place any conditions on the application at this time. We would like to make you aware of 
the following statement when considering planning permission: 

"For a development right in the centre of town do they need so many parking spaces? I’d 
suggest some provision for secure bike storage in addition to the cycle hoops. There are also 
some potential issues internally with regards to layout and noise – Flat 2’s open plan living area 
backs onto the bedroom of flat 1, could cause some noise issues, same with flats 4 and 7 and 9 
and 10. Also the bedrooms of 8 and 11 facing onto terrace, if that’s accessed by all flats that 
could also cause noise disturbance". 

Cumbria County Council (Emergency Planning) 12/02/2021  

"The BAE site is covered by the provision of the Radiation (Emergency Preparedness and 
Public Information) 2019 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 BAE. 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." 

Highways Cumbria County Council (Highways) 23/02/2021  
 
Thank you for your consultation on 12 February 2021 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. 
 
 
 
 
 
 
 

Page 20 of 84



Highways response: 

Having reviewed the transport form and taking into account the previous use and location, I am 
satisfied that there will be no material impact caused by trips associated with this development 
on the highway network. 

The site is clearly in a very sustainable location as far as public transport and cycle / walking is 
concerned. I note that there are 13 car parking spaces in total provided and that this is short of 
the recommendation of 20 spaces (approx.) for this development in accordance with the 
Cumbria Design Guide.  However, taking into account the lower likely car ownership levels for 
this kind and size of unit, the sustainable location, the existing parking controls and availability of 
convenient off-street alternatives, I do not consider that any lack of provision from the standard 
will have a material impact on highway conditions. 

However, the lack of off-street parking could lead to additional demand for on-street parking in 
an area where there is existing pressure on spaces amenity impact on local residents. 
Therefore, in accordance with current CCC guidance from our Parking Services team, the 
occupiers of these apartments would not be entitled to residents parking permits for this area. 
 
I am pleased to note the inclusion of some cycle parking but considering the drive for cycle 
friendly sustainable developments, I feel that the provision could be improved to make cycling 
even more convenient and attractive and therefore reduce reliance on car journeys.  In this kind 
of development it is not possible to keep cycles inside the apartments and therefore the external 
cycle parking / storage should be more attractive and secure.  For this development I would 
suggest one cycle space per unit as a minimum and that it should be under cover, possibly with 
a secure gate \ enclosure. It appears that there is sufficient space to include this facility. 

Conclusion 

I can confirm that the Highway Authority and LLFA have no objection to the proposal but 
suggest the following condition is included in any consent: 

Development shall not commence until a Construction Traffic Management Plan has been 
submitted to and approved in writing by the local planning authority. The CTMP shall 
include details of: 

• any details of proposed crossings of the highway verge; 

• retained areas for vehicle parking, manoeuvring, loading and unloading for their 
specific purpose during the development; 

• cleaning of site entrances and the adjacent public highway; 

Reason: To ensure the undertaking of the development does not adversely impact upon the 
fabric or operation of the local highway network and in the interests of highway and pedestrian 
safety. 

To support Local Transport Plan Policies: WS3, LD4 
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Advisory - Works on or near the Highway 

Any works within or near the Highway must be authorised by Cumbria County Council and no 
works shall be permitted or carried out on any part of the Highway including footways and 
verges, until you are in receipt of an appropriate permit allowing such works. Enquires should be 
made to Cumbria County Councils Street Work’s team - streetworks.south@cumbria.gov.uk. 
 Fees: https://www.cumbria.gov.uk/roads-transport/fees.asp 

Please be advised that the Highway outside and or adjacent to the proposal must be kept clear 
and accessible at all times. 

Cumbria County Council (LLFA) 23/02/2021 

Thank you for your consultation on 12 February 2021 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. 
 
LLFA response: 

Having reviewed the plans I notice that the fabric of the building and impermeable area (i.e. roof 
and external areas) remain unchanged from the existing.  Therefore there is no requirement to 
provide a reduced surface water discharge rate and attenuation storage so the proposal in 
acceptable to the LLFA. However, in line with best practice as outlined in the CIRIA SUDS 
manual and other national guidance, there are multiple benefits by providing 'green', SUDS 
features which can implemented  even in constrained urban areas such as this. 

SUDS features such as linked tree pits with underground attenuation storage, rain gardens and 
permeable paving can be integrated into car parking areas and urban courtyards with pedestrian 
seating and hard and soft landscaping without losing all the car park spaces.  These 'greener' 
areas not only provide amenity benefits but provide outdoor areas for socialising as well as 
surface water treatment and reducing run-off rates which can reduce problems downstream. 

The LLFA urge the applicant to consider this in their design, but I am mindful of the car parking 
benefits of the existing layout and removing all or some of this may be undesirable from a 
developer’s perspective. 

NHS Estates 14/01/2021  

Morecambe Bay Clinical Commissioning Group (CCG) has delegated co-commissioning 
responsibility for general practice services in Morecambe Bay and is the body that reviews 
planning applications to assess the direct impact on general practice. 

I refer to the above planning application which concerns the Conversion of redundant 
newspaper offices building to 11 no. 1 & 2-bedroom residential apartments and 3 no. 
business/workshop units and relevant demolition of an unlisted building in a conservation area 
at Newspaper House, Abbey Road, Barrow-in-Furness, LA14 5QS 
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• 11 apartments @ 2.4 people/unit = 27 people 

The CCG has assessed the implications of this proposal on delivery of general practice services 
and is of the opinion that it will have a direct impact which will require mitigation with the 
payment of an appropriate financial contribution. 

In line with the Planning Act 2008 and the Community Infrastructure Levy Regulations 2010 (the 
CIL Regulations) (Regulation 122)/Section 106 requests for development contributions must 
comply with the three specific legal tests: 

1. Necessary 
2. Related to the development 
3. Reasonably related in scale and kind 

We have applied these tests in relation to this planning application and can confirm the following 
specific requirements. The calculations supporting this requirement are set out in Appendix 1. 

  

  Total Chargeable 
units Total  Project  

General Practice 11 (27 persons) £3,101 

Towards extension and 
reconfiguration at Abbey Road 
surgery and the Norwood Medical 
Centre. 

The obligation should also include the provision for the re-imbursement of any legal costs in 
incurred in completing the agreement. 

Justification for infrastructure development contributions request  

This proposal will generate approximately 27 new patient registrations based on average 
household size of 2.4 ONS 2017.  

The proposed development falls within the catchment area of Abbey Road surgery and the 
Norwood Medical Centre. This need, with other new developments in the area, can only be met 
through the extension and reconfiguration of the existing premises in order to ensure 
sustainable general practice. 

(The Abbey Road surgery is located less than 0.3 miles from the development and the Norwood 
Medical Centre also 0.3 miles away & would therefore be the practices where the majority of the 
new residents register for general medical services.) 
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From a CCG perspective the growth generated from this proposed development would not 
trigger consideration of the commissioning of a new general practice; it would however trigger a 
requirement to support the practice to understand how the growth in the population would be 
accommodated and therefore premises options. It is not a resilient, sustainable or attractive 
service model to commission new practices serving a small population, specifically from a 
workforce perspective. The same principle applies to branch surgeries within a close proximity 
to the main surgery site. 

It is however important to note that general practice capacity would need to be created in 
advance of the growth in population so that both the infrastructure and workforce are in place. 
We would therefore be seeking the trigger of any healthcare contribution to be available linked 
to commencement of development. 

Please note that general practice premises plans will be kept under review and may be subject 
to change as the CCG must ensure appropriate general medical service capacity is available as 
part of our commissioning responsibilities. 

The CCG is of the view that the above complies with the CIL regulations/Section 106 and is 
necessary in order to mitigate the impacts of the proposal on the provision of general practice 
services. In accordance with CIL regulation 123 the CCG confirms that there are no more than 
four other obligations towards this project. 

I would be grateful if you could advise when this application will be considered and if you require 
any additional information to assist the decision making process in advance of the committee 
report being prepared. 

United Utilities 16/02/2021  

"With reference to the above planning application, United Utilities wishes to draw attention to the 
following as a means to facilitate sustainable development within the region. 

Drainage 

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; 
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4. to a combined sewer. 

We recommend the applicant implements the scheme in accordance with the surface water 
drainage hierarchy outlined above. 

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. 

Details of both our S106 sewer connections and S104 sewer adoptions processes (including 
application  forms)  can  be  found  on  our  website  http://www.unitedutilities.com/builders- 
developers.aspx 

Please note we are not responsible for advising on rates of discharge to the local watercourse 
system.  This is a matter for you to discuss with the Lead Local Flood Authority and / or the 
Environment Agency if the watercourse is classified as main river. 

Water supply 

If the applicant intends to obtain a water supply from United Utilities for the proposed 
development, we strongly recommend they engage with us at the earliest opportunity. If 
reinforcement of the water network is required to meet the demand, this could be a significant 
project which should be accounted for in the project timeline for design and construction. 

To discuss a potential water supply or any of the water comments detailed above, the applicant 
can contact the team at DeveloperServicesWater@uuplc.co.uk. 

Please note, all internal pipework must comply with current Water Supply (water fittings) 
Regulations 1999. 

United Utilities’ property, assets and infrastructure 

Where United Utilities’ assets exist, the level of cover to the water mains and public sewers must 
not be compromised either during or after construction. 

For advice regarding protection of United Utilities’ assets, the applicant should contact the 
teams as follows: 

Water assets – DeveloperServicesWater@uuplc.co.uk 
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Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 

It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact relationship 
between any United Utilities' assets and the proposed development. 

A number of providers offer a paid for mapping service including United Utilities. To find out how 
to purchase a sewer and water plan from United Utilities, please visit the Property Searches 
website;  https://www.unitedutilities.com/property-searches/.  You can also view the plans for 
free. To make an appointment to view our sewer records at your local authority please contact 
them direct, alternatively if you wish to view the water and the sewer records at our Lingley Mere 
offices based in Warrington please ring 0370 751 0101 to book an appointment. 

Due to the public sewer transfer in 2011, not all sewers are currently shown on the statutory 
sewer records and we do not always show private pipes on our plans. If a sewer is discovered 
during construction; please contact a Building Control Body to discuss the matter further. 

For any further information regarding Developer Services and Planning, please visit our website 
at http://www.unitedutilities.com/builders-developers.aspx" 

Officers Report 

1.1 Site and Locality 

1.2 This application relates to the former Evening Mail office building on the south side of Abbey 
Road, approximately 120m from the junction with Rawlinson Street. Whilst not listed the original 
part of the building dates from approximately 1903 (there is a date stone over the Abbey Road 
entrance) with a later side extension and it forms a prominent position within the Central Barrow 
Conservation Area. 

1.3 The principal building is three storeys high and constructed in red brick with stone 
detailing and has some interesting decorative features such as the ornate bay windows at first 
floor level and string courses and quoins. The roof is natural slate with three steeply pitched 
gable dormers. There is a later extension to the north which is two storeys to the frontage rising 
to three storeys at the rear. The rear elevation has more of an industrial feel being of brick 
construction with larger window openings and the blocked up former stable entrance to 
the ground floor. The side elevation onto the car park is poor aesthetically with more of a 
utilitarian feel, although a prominent elevation with views from Abbey Road, and is a pebbledash 
rendered  facade with a mixture of windows and signage. It is part two storey and part three 
storey, both of which have flat roofs and the elevation is dominated by the largely featureless 
blank facade.  

1.4 Whilst the application building is not listed there are a number of listed buildings in the 
vicinity, including the Oxford Chambers, Cooke's Building and the Duke of Edinburgh Hotel (all 
Grade II) and further west on the opposite side of Abbey Road the Nan Tait Centre and 
Ramsden Hall (Grade II) and the building makes a positive contribution to the conservation 
area. 
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1.5 Immediately to the west of the property is the vacant former Dixon's Bakery which is in a 
deteriorating condition and to the east the former Evening Mail car park, which is also in the 
applicant's ownership and beyond this the Grade II listed Duke of Edinburgh Hotel. Opposite the 
site to the north is the Law Courts and Queen Elizabeth II open space with Emlyn Hughes 
House, further up on the opposite corner. To the rear of the property are the  traditional terraced 
residential streets of Manchester Street  and Emlyn Street  laid out as part of the planned 
streets to the south of Abbey Road around the early 1800's and Emlyn Street car park. The 
property has been vacant for several years and is located within the town centre as defined in 
the recently adopted Barrow Borough Local Plan. There are a number of mature trees along the 
car park frontage on Abbey Road which partly screen views of the side of the building. 

2. Proposal Details 

2.1 The application relates to the conversion of the redundant newspaper offices building to 11 
no. residential apartments (4 no 2 bed and 7 no 1 bed) and 3 no. business/workshop units. 

2.2 All of the apartments are self-contained and are arranged as follows: 

Ground Floor: 

Apartment 1:2 bed 71m² 

Apartment 2:2 bed 97m² (includes first floor) 

First Floor: 

Apartment 3: 2 bed 71m² 

Apartment 4: 1 bed 80m² 

Apartment 5 :1 bed 55m² 

Apartment 6 :1 bed 44m² 

Apartment 7: 1 bed 52m² 

Second Floor: 

Apartment 8: 2 bed 71m² 

Apartment 9: 1 bed 55m² 

Apartment 10: 1 bed 44m² 

Apartment 11: 1 bed 52m². A roof terrace is also proposed to the second floor. 
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2.3 The apartments will be accessed from a new entrance to the side elevation off the car park 
and will be arranged around a new internal central staircase and lift. The Victorian part of the 
building has a single room depth shallow plan but benefits from substantial feature windows to 
Abbey Road and is to be divided horizontally to form an apartment to each floor. 

2.4 The principle external change to the Abbey Road elevation involves altering a doorway to 
form a window in the older part of the building and replacing the 6 windows in the later part of 
this elevation. 

2.5 The majority of the external changes relate to the elevation which overlooks the car park 
which is currently rendered with a spar-dashed finish and it is proposed to re-model this 
facade: a new main entrance will be created at ground floor level and new windows will be 
inserted and some existing cills lowered and all existing window frames will be replaced. 

2.6 On the rear (High Street) elevation all existing window openings will be retained with the 
frames replaced and some cills lowered and the re-introduction of previously blocked doorways; 
there will be three independent access points to serve each of the business units at ground floor 
level. The window frames are to be of grey coloured aluminium to echo the industrial aesthetic 
of this elevation. In addition, a Juliette balcony and surrounding contrast clad feature are 
proposed at the former first floor doorway. Entrances to the proposed business units will be off 
High Street and will use existing and re-introduced openings styled to reflect the industrial 
character. 

2.7 Roof-mounted photovoltaic panels are included as a sustainable energy source and an EV 
charging point is proposed within the car park. 

2.8 There are a number of mature trees along the car park frontage planted in the verge that runs 
along Abbey Road and there is no change to these. Additional planting is shown around the 
entrance.  

3. Relevant History 
 
3.1 1981/1043 Barrow News and Mail, Abbey Road, Barrow-in-Furness (Outline) Erection of 
extension to existing offices on land known as 'High Street Car Park' Refused 02/03/1982 
 
3.2 1984/0246 Barrow News and Mail, Abbey Road, Barrow-in-Furness Consent to display 
advertisements - Externally illuminated fascia sign Refused 24/04/1984 
 
3.3 1988/0720 Barrow News and Mail Offices, Abbey Road, Barrow-in-Furness Consent to 
display advertisements - Erection of illuminated signs on north-west elevation of the building 
Appcond 21/09/1988 
 
3.4 1988/1017 Newspaper House, Abbey Road, Barrow-in-Furness Insertion of replacement 
aluminium window frames in the rear (High Street) elevation and reduction in height by 4 feet of 
former loading bay door and replacement of roller shutter therein folding shutter Approved 
12/01/1989 
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3.5 1990/0031 High Street Car Park, Abbey Road, Barrow-in-Furness Erection of automatic 
public convenience Approved 22/03/1990 
 
3.6 45/1995/0503 Furness Newspapers Ltd Newspaper House Abbey Road Barrow-in-Furness 
Replacement of windows and stone repairs to front elevations Approved 06/09/1995 
 
3.7 57/1995/0590 Furness Newspapers Ltd Newspaper House Abbey Road Barrow-in-Furness 
Installation of an air conditioning unit on High Street elevation Approved 29/09/1995 
 

4. Officer Assessment 

National Guidance 

4.1 The relevant paragraphs of national guidance are set out above. There is a general 
encouragement of sustainable development, good design and energy efficiency as well as 
protection of heritage assets. The government are keen to bring forward housing development 
through the re-use of brownfield land and finding new uses for vacant sites and buildings. In 
terms of affordable housing, Where major development involving the provision of housing is 
proposed, planning policies and decisions should expect at least 10% of the homes to be 
available for affordable home ownership. Specific exceptions relate to build to rent units, 
specialist accommodation such as that designed specifically for the elderly or entry level 
exception sites. 

Local Plan Policies 

4.2 Policies DS1 and 2 seek to encourage sustainable development. 

4.3 Policy DS5 seeks to ensure that new development is of a high quality of design which will 
promote the creation of attractive, vibrant places. A series of criteria are listed including: (a) 
conserving and enhancing the historic environment and their setting; (d) creating well defined 
public and private spaces that are attractive and accessible; (e) placing the needs of 
pedestrians and cyclists above those of the motorist;(h) exhibiting design quality and (n) 
mitigating against the impacts of climate change by incorporating energy and water efficiency 
measures. Overall the proposal conforms with this policy although there are some minor design 
issues which further clarification has been sought on. 

4.4 Policy DS7 relates to development on strategic routes and Paragraph 3.4.23 recognises 
Abbey Road as the main civic and historic strategic route into Barrow. The policy requires 
proposals to demonstrate how they will enhance or conserve street-scene character through the 
use of active frontages, suitable landscaping, boundary treatments and lighting. The application 
goes some way in achieving this aim through a number of design improvements, particularly to 
the side elevation which is visible form Abbey Road. A modest change to the design of the 
historic frontage has been requested together with further consideration of landscaping. 
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4.5 Paragraph EC4 requires justification for the loss of the existing office use. This is considered 
elsewhere in the report but in terms of the policy sufficient justification has been provided.  

4.6 Policy EC5 supports the conversion of buildings in urban locations to employment uses, 
subject also to conformity with Policy EC3 (Managing Development of Employment Land). 
Policy EC3 sets out various criteria which should be met including (c) not unduly impacting on 
the residential amenity of those living nearby and (m) making the best use of previously 
developed land. Further information has been sought form the agent in relation to the proposed 
employment use and any noise mitigation measures. 

4.7 Policy H7 supports residential development subject to meeting all of the following criteria: 

a)    The site is located within or adjoining the built up areas of Barrow and Dalton or within a 
development cordon identified in Policy H4; 

proposal complies 

b)    Site planning, layout and servicing arrangements are developed comprehensively;  

proposal complies although the policy relates more to new build developments. 

c)    Buildings are well designed in terms of siting, grouping, scale, orientation, detailing, external 
finishes, security and landscaping in response to the form, scale, character , environmental 
quality and appearance of the site and the surrounding area; 

proposal generally complies although some modest design improvements have been 
sought. 

d)    An acceptable standard of amenity is created for future residents of the property in terms of 
sun-lighting, day-lighting, privacy, outlook,  noise and ventilation; 

Some additional information has been sought in relation to the proposed business units 
and also the size of two units. Generally sun-lighting and day-lighting are considered 
acceptable. 

e)    The site is served by a satisfactory access that would not impact unduly on the highway 
network; 

No change to existing. 

f)    The site has been designed to promote accessibility by walking, cycling and public transport, 
as opposed to the private car;   

The site is in a highly sustainable location however further consideration to encourage 
cycling has been requested. 

g)    The development is sustainable in its energy usage, environmental impact, drainage, waste 
management, transport implications and is not at risk of flooding;  
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The site is not in a flood zone and some energy efficiency measures have been included, 
such as photovoltaic panels. 

h)    The capacity of the current and proposed infrastructure to serve the development is 
adequate taking into account committed and planned housing development; 

Further information has been sought from NHS Estates in relation to their claimed 
shortfall in capacity. 

i)    Where spare infrastructure capacity is not available, the site has the ability to provide for the 
infrastructure requirements it generates, subject to criterion f); 

as above 

j)    Within rural settlements the applicant will be expected to demonstrate how the development 
will enhance or maintain the vitality of the rural community where the housing is proposed; 

not relevant 

k)    Where the site is located on the edge of Barrow and Dalton, the applicant will be required to 
demonstrate how the development integrates within existing landscape features and is 
physically linked to the settlement and does not lead to an unacceptable intrusion into the open 
countryside or would result in the visual or physical coalescence of settlements; 

not relevant 

l)    The proposal will not harm the historic environment, heritage assets or their setting; 

Generally the proposal improves the setting of heritage assets. Some minor amendments 
have been sought to avoid harm. 

m)    There would be no unacceptable effects on the amenities and living conditions of 
surrounding properties from overlooking, loss of light, the overbearing nature of the proposal or 
an unacceptable increase in on-street parking; and 

Given the context of the area and the tight-knit urban grain any overlooking or loss of 
privacy is not likely to be made materially worse. Off-road car parking is provided and 
there are several car parks nearby. 

n)    The development must comply with Policy N3 and the design principles set out in the 
Development Strategy chapter should be followed. 

The site should make effective use of previously developed land where possible. 
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The proposal involves the conversion of an empty building. 

4.8 Policy H14 relates to the provision of affordable housing and is considered in detail 
elsewhere in this report. At the time of writing the report insufficient information had been 
provided to justify that the development should proceed without the provision of affordable 
housing on viability grounds. 

4.9 Policy H17 relates to the protection of residential privacy. This is covered in more detail under 
the residential amenity section of the report. 

4.10 Policy HE4 echoes the Framework and the requirement of the Act in requiring development 
within conservation areas to preserve or enhance them and make a positive contribution to its 
setting. Generally the proposals are welcomed and should result in enhancements although 
some minor amendments have been requested. 

4.11 Policy I1 relates to developer contributions and advises  where the provision of additional 
infrastructure is required or existing deficiencies exacerbated, contributions will be sought; the 
Policy recognises that consideration needs to be given as to how these requirements affect the 
viability of a development. Health is referenced in te policy and NHS Estates have required a 
contribution. Further justification has been requested from them. 

4.12 Policy C5 seeks to promote renewable energy and advises all new developments will be 
encouraged to incorporate renewable energy equipment, such as photo-voltaics, which have 
been included with this proposal. 

Affordable Housing 

4.13 National Policy in relation to affordable housing is set out in Paragraph 62-64 of the NPPF 
and the definition of "affordable housing" is set out in the Glossary to the Framework and 
replicated in Appendix A below. In addition Policy H14 of the recently adopted Barrow Borough 
Local Plan requires that 10% of dwellings on sites of 10 units or over should be affordable or 
alternatively contributions to the provision of affordable units off-site will be considered where 
justified.  On or off site provision is generally secured through a Section 106 agreement and is 
now a typical component of Major housing developments in the Borough.  

4.14 The policy recognises that a lower proportion of affordable housing, or an alternative tenure 
split, may be permitted where it can be clearly demonstrated by way of a financial appraisal that 
the development would not otherwise be financially viable either due to this requirement or the 
cumulative impact of this requirement and other required contributions. 
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4.15 In this case 11 residential apartments are proposed and as a  Major development  there is a 
requirement for 1 affordable unit. The Council's validation criteria sets out that an Affordable 
Housing Statement (AHS) should be provided at validation stage, describing the mechanism 
and tenure of any affordable housing provision, as well as other matters. This application was 
initially submitted without an AHS and this led to delays in validating the application. The 
applicant has advised that it is not viable for him to include affordable housing with this 
development and has submitted a viability assessment as justification. As set out on the 
Council's website, such reports require independent appraisal and a viability specialist has been 
commissioned (at the applicant's expense) to assess the proposal and provide a 
recommendation to the Council as to whether the provision of affordable housing is viable on 
this site or not. 

4.16 The application appears on your agenda in order to ensure that performance targets are 
met. However, at the time of writing this report the assessment from the consultant specialist 
was awaited and Members will be updated in due course. Since this issue is fundamental to the 
consideration of the application, and also has implications for other applications in the Borough 
going forward, a recommendation cannot be made on the application in advance of this 
although the other aspects of the application are considered below. 

Principle of the development 

4.17 The property is located in the defined town centre within a highly sustainable location with 
good access to public transport and a range of services within walking distance. The Local Plan 
encourages town centre living and the proposal is acceptable in principle, subject of course to 
satisfying other policy requirements within the Local Plan. 

Loss of office use 

4.18 Policy EC4 seeks to safeguard employment land. Where proposals relate to the loss of 
office (or other) business use the developer is required to provide evidence that : 

(a) there is no demand for the buildings on the site for employment purposes including 
commercial evidence as to how the site has been marketed over the previous 12 months; 

(b) Interventions to improve the attractiveness of the site for employment uses are not feasible. 

4.19 The application property was last use several years ago as the offices of the Evening Mail 
and involves the loss of approximately 856 sq m of office floor-space. The agent has provided a 
supporting statement which indicates that whilst it is a  large building only a handful of staff were 
based there when the property was put on the market. The recent move to home-working has 
also reduced the demand for office space nationally. Supporting information indicates that the 
property was marketed for 21 months from November 2018 and in that time there were only 6 
viewings, only 1 of which had any interest as an employment use, but the property was 
eventually discounted as being too large for their requirements; all other interested parties were 
anticipating conversion to apartments or a hotel.  However, in this instance the proposal also 
involves the creation of three business units on the ground floor with an estimated 5 FTE new 
jobs. As such, whilst there would be a loss of office space there would still be an employment 
use retained on the site and this seems a reasonable approach given the current climate and 
adequate justification has been provided in relation to Policy EC4. 
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Residential amenity 

4.20 Residential amenity needs to be considered in terms of amenity for the proposed occupants 
of the apartments and also for any impact of the development on nearby dwellings. 

4.21 In terms of the former, all of the flats are self-contained and generally exceed the nationally 
described space standards. Two apartments (6 and 10) are below the standard for two person 
occupancy (50 sqm) but would be satisfactory for single occupancy only, although this would be 
difficult to enforce.  

4.22 Another consideration is the potential for any noise and disturbance from the proposed 
business units to the residents above or nearby. Further information has been sought in relation 
to the proposed business use although sound proofing would be required under the Building 
Regulations. In addition, planning conditions are recommended should consent be granted to 
prevent any industrial processes taking place and to limit noise generation from any use. 
Furthermore, the use of the top floor terrace has been queried and minor changes to layout 
suggested to minimise the impact from its use on the adjacent apartment bedrooms. 

4.23 In terms of any impact on adjacent residents, the nearest residential property is opposite the 
site on the corner of Manchester Street and  High Street (having itself been converted from a 
commercial office to an 8 bed HMO in 2018). The proposed business uses will create activity 
such as deliveries and visitors. However, given the authorised use as a three storey office 
building any impact is likely to be modest. The proposed conversion will introduce residential 
use to the upper floors with some slightly enlarged windows on the High Street elevation.  Given 
the previous office use any impact in terms of loss of privacy or overlooking is likely to be 
modest. There are some windows in the side elevation of no 52 Manchester Street which face 
the application site. An examination of the approved layout plans shows a communal 
kitchen/dining/sitting room and bedroom to the ground floor, 2 bedrooms and a bathroom on the 
first floor and one bedroom on the second floor.  The wall to wall separation distance is 
approximately 9m which is typical in this high density urban area; the back to back and front to 
front distances on Manchester Street are typically only 8.85m. Furthermore, the differing height 
of each property's floor levels means that windows are not directly facing each other.  In addition 
a Juliette balcony is proposed to a first floor rear window; this is a flush-style balcony rather than 
a projecting one and so any overlooking or loss of privacy is considered to be no greater than 
the existing situation. The roof terrace is proposed towards the northern side of the building 
overlooking Abbey Road and the car park and will be screened from the High Street residents 
by the existing building to the south such that overlooking would not occur and any noise impact 
is likely to be negligible. Given the authorised employment use of the building and the past 
occupancy when fully operational as a local newspaper headquarters  which would have 
involved late night working there is the potential that use as 11 apartments will generate less 
comings and goings and disturbance to nearby residents. 
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Heritage Issues 

4.24 The property itself is not listed but forms part of the setting of a number of listed buildings. In 
addition, it occupies a prominent position within the conservation area. Works to the historic 
frontage are minimal and originally related to the replacement of a door with a window; this has 
now been amended so that the historic opening is retained and a false door introduced and 
blocked up from behind. Perhaps the most transformative element of the proposals relates to 
the works to the side (east) elevation which should significantly improve the appearance of the 
existing blank facade and have a positive impact on the conservation area. The works to the 
rear seek to un-do previous insensitive alterations, removing white PVC windows and replacing 
them with dark grey aluminium frames more in keeping with the industrial and architectural 
aesthetic.  Overall the external works have been sensitively considered and should significantly 
improve the appearance of the side and rear of the building whilst leaving the historic Abbey 
Road frontage relatively untouched; this is a well balanced approach and conforms to the 
requirements of the Act, particularly in relation to Sections 66 and 72.  

Design 

4.25 The NPPF seeks to encourage good design and the government has recently stressed the 
importance of design in the planning process through recent work and publications like the 
Building Beautiful Commission, the National Design Guide and the emphasis in the White 
Paper. As set out above, the design ethos adopts a good approach balancing a sensitive 
treatment of the historic building whilst introducing modern interventions, but which take cues 
from the buildings historic character, where appropriate. Whilst much will depend on the quality 
of the build, the proposals are welcomed and should result in significant improvement in design 
terms. 

Landscaping, trees and biodiversity 

4.26 The site is located in a high density urban area, although there is potential for some 
additional landscaping and bio-diversity net gain. There are a number of mature trees to the site 
frontage along the Abbey Road verge which partially screen the car park and these are to 
remain. In addition, 2 ornamental trees and additional planting is to be introduced at the 
entrance to the site; some planters are also shown on the roof terrace.  

4.27 However, the need for open space has never been more important given the pandemic and 
the fact that more people are working from home or self-isolating and the lack of outdoor space, 
particularly for those who live alone can impact on health and well-being. Whilst a roof terrace is 
proposed and this is welcomed, the applicant has also been asked to consider creating a small 
green space at ground floor level where future residents could enjoy some outdoor space; this 
could potentially be combined with an area of green walling. This would involve the loss of a 
couple of parking spaces but there is adequate car parking within the site and nearby and the 
apartments are located in the town centre where open space is considered to be more vital than 
car parking. 
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Highways and parking issues 

4.28 The Highway Authority have been consulted and have raised no objections in relation to 
parking provision, however they have queried whether improved cycle parking facilities can be 
provided and external cycle parking / storage can be  more attractive and secure.  One cycle 
space per unit is suggested as a minimum and that it should be under cover, possibly with a 
secure gate \ enclosure. An amended plan has now been submitted that includes an external 
cycle rack and internal secure cycle storage. They have also  suggested a  condition to control 
construction traffic which is reasonable and necessary in this location.  

Energy efficiency 

4.29 The agent has advised that the apartments are to be highly insulated and will benefit from 
roof-mounted photovoltaic panels. 

Drainage 

4.30 The LLFA and United Utilities have been consulted on the application. 

4.31 U.U have raised no objections and suggest standard conditions. 

4.32 The LLFA have advised that the fabric of the building and impermeable area (i.e. roof and 
external areas) remain unchanged from the existing and so   there is no requirement to provide 
a reduced surface water discharge rate and attenuation storage so the proposal in acceptable . 
However, they recognise that in line with best practice as outlined in the CIRIA SUDS manual 
and other national guidance, there are multiple benefits by providing 'green', SUDS features 
which can implemented  even in constrained urban areas such as this. This is in line with my 
earlier comments above in terms of open space and health and well-being.  

4.33 SUDS features such as linked tree pits with underground attenuation storage, rain gardens 
and permeable paving can be integrated into car parking areas and urban courtyards with 
pedestrian seating and hard and soft landscaping without losing all the car park spaces.  These 
'greener' areas not only provide amenity benefits but provide outdoor areas for socialising as 
well as surface water treatment and reducing run-off rates which can reduce problems 
downstream. The applicant has been requested to consider removing some parking spaces and 
incorporating green areas instead. 

Representations received 

(i) public 

4.34 One representation has been received from a member of the public suggesting that 
improved secure cycle parking facilities should be provided; this has now been resolved. 
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(ii) NHS Estates 

4.35 A representation has been received from the NHS Estates requesting that a financial 
contribution of £3101 be requested towards the extension and reconfiguration of Abbey Road 
Surgery and the Norwood Medical Centre.  

4.36 The Planning Authority have only recently started receiving these requests from NHS 
Estates, although healthcare provision can reasonably be covered under S106 agreements. 
However, it is important to (i) have a transparent system by which developers are made aware 
as early as possible of any likely contributions and (ii) to ensure that any contributions requested 
meet the test for 106 agreements in terms of being necessary, being related to the 
development, and reasonably related in scale and kind.  There is also the issue of viability to 
consider since the applicant has claimed that he is unable to provide affordable housing, the 
issue of a health contribution also needs to be considered in terms of viability. 

4.37 In relation to the first issue, your officers are close to completing the Council's Infrastructure 
Contributions document and this will set out clearly for developers when and why any Section 
106 financial contributions will be required. The document will set out a legible formula for 
contributions and your officers hope to work with the NHS Estates  to agree any appropriate 
trigger points in considering contributions ( such as developments of 50 dwellings or more).  

4.38 In relation to the second issue, your officers have gone back to the NHS Estates to request 
further justification for the financial contribution. For example, which capital works the request 
relates to and what existing capacity is for the surgeries referred to and others in the area. It is 
understood that the Abbey Road surgery has previously moved into the new Alfred Barrow 
Health Centre, which was designed with extra capacity. Also any requests need to take into 
account the fact that Barrow's population is decreasing and so any impact may be offset by 
predicted population changes.  

5. Conclusions 

5.1 As outlined above there are many benefits to the proposal such as bringing a prominent, 
vacant building in the Conservation Area back into use, contributing towards the Council's 
housing targets, energy efficiency and design benefits. However, the issue of affordable housing 
is a fundamental consideration set in national and local planning policy. Notwithstanding the 
benefits of the proposals, it is not possible to disregard the affordable housing policy 
requirement in this case without robust justification and independent assessment. To do so at 
such an early stage in the Council's Local Plan would undermine the Council's affordable 
housing policy and set a precedent for other developments in the Borough resulting in a reduced 
affordable housing provision in the future; this would ultimately negatively impact many families 
in Barrow Borough. A viability assessment has been prepared by the applicant to demonstrate 
that providing affordable housing in this case would make the development unviable. Your 
officers have sought an independent review of this assessment (at the applicant's expense) and 
the result of that review was still awaited at the time of drafting this report. Members will be 
updated in due course and the recommendation and any necessary conditions circulated as 
extra information. 

 

Page 37 of 84



 

6. Recommendation 
 
This application has been placed on this agenda due to the applicant's schedule, 
the statutory time-frame, and the earlier than normal report deadline as a result of the Easter 
holidays. Members will be updated on the recommendation as soon as the affordable housing 
issue is resolved. Should it be found that the development would still be viable if an affordable 
housing unit were to be provided and the applicant remains unwilling to do so then the 
application would need to be recommended for refusal due to conflicting with national and Local 
Plan policy. Should it be determined that the provision of affordable housing would make the 
development unviable, and the issues set out above are resolved satisfactorily, then the 
application can be recommended for approval. 
  
Appendix A  

Definition of "affordable housing" from NPFF 2019 Annex 2 Glossary 

Affordable housing: housing for sale or rent, for those whose needs are not met by the market 
(including housing that provides a subsidised route to home ownership and/or is for essential 
local workers); and which complies with one or more of the following definitions: 

a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in 
accordance with the Government’s rent policy for Social Rent or Affordable Rent, or is at least 
20% below local market rents (including service charges where applicable); (b) the landlord is a 
registered provider, except where it is included as part of a Build to Rent scheme (in which case 
the landlord need not be a registered provider); and (c) it includes provisions to remain at an 
affordable price for future eligible households, or for the subsidy to be recycled for alternative 
affordable housing provision. For Build to Rent schemes affordable housing for rent is expected 
to be the normal form of affordable housing provision (and, in this context, is known as 
Affordable Private Rent). 

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and 
any secondary legislation made under these sections. The definition of a starter home should 
reflect the meaning set out in statute and any such secondary legislation at the time of plan-
preparation or decision-making. Where secondary legislation has the effect of limiting a 
household’s eligibility to purchase a starter home to those with a particular maximum level of 
household income, those restrictions should be used. 

c) Discounted market sales housing: is that sold at a discount of at least 20% below local 
market value. Eligibility is determined with regard to local incomes and local house prices. 
Provisions should be in place to ensure housing remains at a discount for future eligible 
households. 
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d) Other affordable routes to home ownership: is housing provided for sale that provides a 
route to ownership for those who could not achieve home ownership through the market. It 
includes shared ownership, relevant equity loans, other low cost homes for sale (at a price 
equivalent to at least 20% below local market value) and rent to buy (which includes a period of 
intermediate rent). Where public grant funding is provided, there should be provisions for the 
homes to remain at an affordable price for future eligible households, or for any receipts to be 
recycled for alternative affordable housing provision, or refunded to Government or the relevant 
authority specified in the funding agreement.   
 
 
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. 

• Please be aware of the Safe Dig service from United Utilities by contacting United Utilities 
at; UUSafeDig@uuplc.co.uk 
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 B10/2021/0217 
Planning Committee  

13th April 2021  

  

  
Application Number : B10/2021/0217 Date Valid :04/03/2021 

Address : Aldi Store, 148 Risedale Road, 
Barrow-in-Furness, Cumbria, LA13 9RA Case Officer : Maureen Smith 

Proposal : Extension to front elevation of the store; new external store entrance; 
extension to the warehouse area; reconfiguration of the car parking area to include new 
pedestrian walkways; ten additional parking spaces of which four are EV charging bays; 
and replacement of external plant equipment. 

Ward : Risedale Ward Parish : N/A 

Applicant : Aldi Stores Ltd, C/o Agent  Agent : Karen Read, Klr Planning Ltd  

Statutory Date : 03/06/2021 
Recommendation : Subject to the receipt 
of satisfactory amendments Permission 
be Granted 

Barrow Planning Hub   
  

Relevant Policies and Guidance 

Full details of the policies listed below are included in the appendix 
 
Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment to 
sustainable development 

2. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable Development 
Criteria 

3. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
4. Barrow Borough Local Plan 2016-2031 - Policy N3 - Protecting biodiversity and 

geodiversity 
5. Barrow Borough Local Plan 2016-2031 - Policy N4 - Protecting other wildlife features 
6. Barrow Borough Local Plan 2016-2031 - Policy R4 - Sequential test for new retail 

developments in Barrow 
7. Barrow Borough Local Plan 2016-2031 - Policy R8 - Impact Assessments – Retail in 

Barrow 
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Summary of Main Issues 

The main consideration is the acceptability of the proposals taking into account national and 
local planning policy. As a prominent corner site the issue of design is also relevant. 
The NPPF, Local Plan policy and the Bio-diversity SPD encourage net gains and this is 
also a key consideration. 

Response to Publicity and Consultations 
 
Development advertised on site and website. 

Neighbours Consulted 

Street Name Properties 
Basterfield Gardens 1, 2, 3, 4, 5, 
Bridgegate Avenue 16, 18, 
Risedale Road Parkview Gardens, 
Winchester Street Bridgegate Medical Centre, 
Worcester Street 142, 144, 146, 148, 150, 152, 154, 156, 158, 160, 162, 164, 
   

Responses Support Object Neutral 

0 0 0 0 

   

Organisations Consulted 

Consultee 
Barrow Borough Council (Building Control) 
Barrow Borough Council (Public Protection Services) 
Cumbria County Council (Highways) 
   

List of Organisation Responses 

Cumbria County Council (Highways & LLFA) 24/03/2021  

"Cumbria County Council as the Highways Authority and the Lead Local Flood Authority 
(LLFA) has reviewed the above planning reference and our findings are detailed below. 
 
Highways response: 
Having reviewed the proposed parking provision for the total GFA of the store against our 
current CCC guidance (which generally we take to be the maximum car park provision) I 
have concluded the following: 
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• There should be 122 spaces in total for 1837m2 of GFA and there are 118 provided.  
I do not think this small shortfall will have a material impact on the highway; 

• The requisite 6 Blue Badge spaces are provided; 
• Eight cycle parking spaces provided by 4 stands is suitable; 
• There should be 6 motorcycle parking spaces provided and only 2 are provided.  The 

applicant should review this but the shortfall is not considered to have an impact on 
the highway. 

LLFA response: 
There are two key areas of change relating to surface water management.  It is noted that 
the extension to the store is on existing impermeable ground, therefore there is not net 
increase in run-off from this area.  The increase in the car park area, however, is on 
'greenfield' or at least existing landscaped area which will offer natural infiltration.  I note 
that the surface water strategy includes for attenuation using a geo-cellular tank with what 
is assumed to be a controlled discharge into the existing surface water sewer on site but no 
calculations to support the design have been presented. 
 
The proposed strategy does address the increase in impermeable area of the car park and 
corresponding increased run-off, ultimately to the public sewer, but there may be preferable 
techniques to deal with this.  The LLFA suggests that the infiltration potential using 
permeable surfacing be explored as well as more natural SUDS techniques to manage 
surface water run-off in general if appropriate and viable. 
 
Conclusion: 
The Highway Authority and LLFA have no objection to the proposal but suggests that the 
following condition be included in any consent: 
 
Prior to the commencement of any development, a surface water drainage scheme 
prioritising SUDS, based on the hierarchy of drainage options in the National 
Planning Practice Guidance with evidence of an assessment of the site conditions 
(inclusive of how the scheme shall be managed after completion) shall be submitted 
to and approved in writing by the Local Planning Authority. 
 
The surface water drainage scheme must be in accordance with the Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or any 
subsequent replacement national standards and unless otherwise agreed in writing 
by the Local Planning Authority, no surface water shall discharge to the public 
sewerage system either directly or indirectly. 
 
The development shall be completed, maintained and managed in accordance with 
the approved details. 
 
Reason: To promote sustainable development and bio-diversity, 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." 
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United Utilities 23/03/2021  

"With regards to the above development proposal, United Utilities Water Limited (‘United 
Utilities’) wishes to provide the following comments.  

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.  

We request the following drainage conditions are attached to any subsequent approval to 
reflect the above approach: 

Condition 1 – Surface water 

No development shall commence until a surface water drainage scheme has been 
submitted to and approved in writing by the Local Planning Authority. The drainage 
scheme must include: 

(i) An investigation of the hierarchy of drainage options in the National Planning 
Practice Guidance (or any subsequent amendment thereof). This investigation shall 
include evidence of an assessment of ground conditions and the potential for 
infiltration of surface water;  

(ii) A restricted rate of discharge of surface water agreed with the local planning 
authority (if it is agreed that infiltration is discounted by the investigations); and   

(iii) A timetable for its implementation.   

The approved scheme shall also be in accordance with the Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards. 

The development hereby permitted shall be carried out only in accordance with the 
approved drainage scheme. 

Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution. 

Condition 2 – Foul water 

Foul and surface water shall be drained on separate systems.  
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Reason: To secure proper drainage and to manage the risk of flooding and pollution. 

A non-return valve should be installed before connecting into the public sewer.  

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

Please note, United Utilities are not responsible for advising on rates of discharge to the 
local watercourse system.  This is a matter for discussion with the Lead Local Flood 
Authority and / or the Environment Agency (if the watercourse is classified as main river).  

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 detailed layout should be prepared with 
consideration of what is necessary to secure a development to an adoptable standard. This 
is important as drainage design can be a key determining factor of site levels and layout. 
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.   

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: 

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 
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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 management and maintenance 
of an asset that is owned by a third party management and maintenance company.  We 
would not be involved in the discharge of the management and maintenance condition in 
these circumstances.     

Water Supply 

If the applicant intends to obtain a water supply from United Utilities for the proposed 
development, we strongly recommend they engage with us at the earliest opportunity. If 
reinforcement of the water network is required to meet the demand, this could be a 
significant project and the design and construction period should be accounted for.   

To discuss a potential water supply or any of the water comments detailed above, the 
applicant can contact the team at DeveloperServicesWater@uuplc.co.uk.  

Please note, all internal pipework must comply with current Water Supply (water fittings) 
Regulations 1999. 

United Utilities’ Property, Assets and Infrastructure 

Several public sewers crosses this site and we may not permit building over them. 
We will require an access strip width of six metres, three metres either side of the centre 
line of each sewer which is in accordance with the minimum distances specified in the 
current issue of Part H of the Building Regulations, for maintenance or replacement. 
Therefore a modification of the site layout, or a diversion of the affected public sewer may 
be necessary. All costs associated with sewer diversions must be borne by the applicant.  

To establish if a sewer diversion is feasible, the applicant must discuss this at an early 
stage with our Developer Engineer at wastewaterdeveloperservices@uuplc.co.uk as a 
lengthy lead in period may be required if a sewer diversion proves to be acceptable.  

Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and 
overflow systems.  

Where United Utilities’ assets exist, the level of cover to the water mains and public sewers 
must not be compromised either during or after construction. 
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For advice regarding protection of United Utilities assets, the applicant should contact the 
teams 

as follows:  

Water assets – DeveloperServicesWater@uuplc.co.uk 
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 

It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact 
relationship between any United Utilities' assets and the proposed development.  

A number of providers offer a paid for mapping service including United Utilities. To find 
out how to purchase a sewer and water plan from United Utilities, please visit the Property 
Searches website; https://www.unitedutilities.com/property-searches/ 

You can also view the plans for free. To make an appointment to view our sewer records at 
your local authority please contact them direct, alternatively if you wish to view the water 
and the sewer records at our Lingley Mere offices based in Warrington please ring 0370 
751 0101 to book an appointment.  

Due to the public sewer transfer in 2011, not all sewers are currently shown on the statutory 
sewer records and we do not always show private pipes on our plans. If a sewer is 
discovered during construction; please contact a Building Control Body to discuss the 
matter further. 

Should this planning application be approved the applicant should contact United Utilities 
regarding a potential water supply or connection to public sewers. Additional information is 
available on our website http://www.unitedutilities.com/builders-developers.aspx" 

Officers Report 

1. Site and Locality 

1.1 This application relates to the Aldi store located on the busy junction of  Greengate 
Street, Risedale Road and Bridgegate Avenue, approximately 1.6m from Barrow town 
centre via Greengate Street. 

1.2 The store was originally Netto, having first been approved, as a new build local retail 
unit, in 1993 under planning ref 1993/0764. Since then it has been extended twice, once to 
the north and east for Netto in 2012 (2012/0173)  and again for Aldi  in 2015 (2015/0232) 
which involved a fairly modest extension to the eastern side to infill a void between the 
store and loading bay. 
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1.3 The store is a broadly rectangular predominantly red brick building constructed on an 
east-west axis. It is located on a busy junction with the Leisure Centre to the north west and 
Parkside Gardens on the opposite corner to the south west and beyond this Parkside 
Academy further to the west. Furness Academy is located to the to the north, and the 
Bridgegate Medical Centre to the south east with residential development on Winchester 
Street immediately  beyond to the south. To the immediate east of the site are the rear 
gardens of residential properties  on Worcester Street with further residential development 
continuing to the east. Bridgegate Avenue slopes upwards in a west to east direction and 
as a consequence of the level changes the store entrance is raised up by approximately  
2m to the Risedale Road frontage with a retaining wall and stepped/ramped access. 
Pedestrian access to the store is via  Risedale Road and Bridgegate Avenue to the north 
and  west of the building with vehicular access to the south off Winchester Street; a car 
park is laid out to the south of the building and there is a  service yard to the rear (east) of 
the store with a dedicated access to it , also from Winchester Street to the south. 

1.4 Staff parking is located in the north west corner of the site to the east of the service yard 
along the boundary with properties on Worcester Avenue; this area is bounded by a red 
brick wall with the fences of the properties above. There is landscaping along the Western 
(Risedale Road) frontage above the retaining wall and a pleasant area of landscaping 
around the vehicular entrance to the south which forms an attractive "gateway" entrance 
feature. To the east of the car park is a large flat area of rough grassland that has a 
somewhat bleak appearance and which had a refusal of consent for 8 dwellings in 2004, 
mostly  due to its position between the supermarket car park and the service lane and the 
resultant poor amenity.  

2. Proposal Details 

2.1 This application seeks consent for an extension to  the front elevation of the store; new 
external store entrance; extension to the warehouse area; reconfiguration of the car parking 
area to include new pedestrian walkways; ten additional parking spaces of which four are 
EV charging bays; and replacement of the external plant equipment.  

2.2 The extension to the front (car park facing south) elevation will measure 7m by 46m in 
plan form, with an entrance lobby beyond measuring 6.2m by 4.6m.  to include high level 
ribbon windows to let natural light into the store, resulting in an increase in gross floorspace 
of 336sqm.  To the north an extension to the warehouse is proposed measuring 5m by 26m 
in plan and resulting in an external gross footprint of approximately 125sqm . The width of 
grass verge along Bridgegate Avenue beyond the warehouse will be reduced from 6-7m in 
this area to 3-4m (splayed).Overall the store increases in size from 1446 sqm externally to 
1907sqm resulting in an increase of 461sqm and a net sales area increase of 317sqm.The 
external plant area remains broadly in the same position to the east of the warehouse, 
but the fenced area increases in footprint from 8m by 3m to 12m by 5m. The distance from 
the boundary with properties on Worcester Ave/Bridgegate Avenue reduces from 11m to 
9m. Overall, the external design adopts the corporate design now consistent across the Aldi 
portfolio with modern, smart buildings, clean lines and glazed frontages and involves 
rendering over the brickwork and the introduction of a new glazed shop-front.  
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2.3 The car park is to be re-configured resulting in an increase from 96 to 100 spaces 
overall, including 2 additional motorcycle spaces, 1 additional disabled space (6 in total), 1 
additional parent and child space and 4 new electric vehicle spaces. One Elm tree, some 
landscaping and   small section of the grassed area within the car park is to be removed to 
accommodate the additional car parking and revised access arrangement. 

3. Relevant History 
 
3.1 46/1993/0764 Former School Risedale Road Barrow-in-Furness Cumbria Erection of 
retail units with associated car parking Appcond 06/07/1994 
 
3.2 B16/2012/0173 Former Netto Risedale Road Barrow-in-Furness Cumbria LA13 9RA 
Extension to existing foodstore to provide 132 square metres of additional floorspace (Use 
Class A1), 349 square metres of new servicing and back of house area, external alterations 
to the existing foodstore and elevations and the reorientation of the c Appcond 25-MAY-
2012 

3.3 B22/2012/0421 Former Netto Risedale Road Barrow-in-Furness Cumbria LA13 9RA 
Advertisement Consent to display 1 No. stand alone site totem sign, 1 No. canopy mounted 
totom logo sign and 2 No. fascia signs to the, one to the Risedale Road elevation and one 
to the Bridgegate Avenue elevation (all internally illuminated) Appcond 11-SEP-2012 
 
3.4 B28/2012/0574 Former Netto Risedale Road Barrow-in-Furness Cumbria LA13 9RA 
Application for approval of details reserved by condition no. 6 (vehicle management plan) of 
planning permission B16/2012/0173 APPLETT 06-NOV-2012 
 
3.5 B16/2015/0232 Aldi Risedale Road Barrow-in-Furness Cumbria LA13 9RA Extension to 
existing store. Appcond 27-MAY-2015 
  

4. Officer Assessment 

National Guidance 

4.1 While planning applications still need to be determined in accordance with policies in the 
development plan, which are set out in this report, the NPPF is a material consideration in 
the assessment of this application. The NPPF advises that there is a presumption in favour 
of sustainable development and that development which is sustainable should be 
approved.  

4.2 Paragraph 86 states that local planning authorities should apply the sequential test for 
main town centre uses that are not in an existing centre and are not in accordance with an 
up-to-date Local Plan. The requirement is for retail development to first be located in town 
centres, then in edge of centre locations and only if suitable sites are not available should 
out of centre sites be considered. When considering edge of centre and out of centre 
proposals, preference should be given to accessible sites that are well connected to the 
town centre. 
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4.3 Paragraph 89 states that for applications for retail developments outside of town centres, 
which are not in accordance with an up-to-date Local Plan, local planning authorities should 
require an impact assessment if the development is over a proportionate, locally set 
floorspace threshold (if there is no locally set threshold, the default threshold is 2,500 sq m). 
Advice is given in the NPPF as to the content of the assessment. 

4.4 Chapter 7 of the NPPF is titled ‘Ensuring the vitality of town centres’. Paragraph 85 
states that planning policies and decisions should support the role that town centres play at 
the heart of local communities.  

4.5 The Framework aims to encourage sustainable economic development and Paragraph 
80 advises that planning policies and decisions should help create the conditions in which 
businesses can invest, expand and adapt. Significant weight should be placed on the need 
to support economic growth and productivity, taking into account both local business needs 
and wider opportunities for development. 

4.6 In terms of design, Chapter 12 relates to "Achieving well designed places" and 
Paragraph 124 advises: "The creation of high quality buildings and places is fundamental to 
what the planning and development process should achieve. Good design is a key aspect 
of sustainable development, creates better places in which to live and work and helps make 
development acceptable to communities." Paragraph 127 advises that planning decisions 
should ensure that developments are visually attractive as a result of good architecture and 
Paragraph 128 advises: "Design quality should be considered throughout the evolution and 
assessment of individual proposals." 

4.7 In terms of bio-diversity, Paragraphs 170, 174 and 175 are relevant and seek to secure 
bio-diversity net gain: 

170. Planning policies and decisions should contribute to and enhance the natural and local 
environment by: 

d) minimising impacts on and providing net gains for biodiversity, 

4.8 174. To protect and enhance biodiversity and geodiversity, plans should: 

b) promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity. 

4.9 175. When determining planning applications, local planning authorities should apply the 
following principles: 

a) if significant harm to biodiversity 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; 
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d) development whose primary objective is to conserve or enhance biodiversity should be 
supported; while opportunities to incorporate biodiversity improvements in and around 
developments should be encouraged, especially where this can secure measurable net 
gains for biodiversity. 

Local Plan  Policies 

4.10 Relevant policies relate to sustainable development (DS1 and 2) and achieving good 
design (DS5). 

4.11 Policy R4 follows national advice in relation to the town centre first approach in 
requiring a sequential test for new retail development outside of the primary shopping area. 

4.12 Policy R8 requires an impact assessment for development which creates new retail 
floorspace over 1000sq.m. gross (including conversions) outside of the Primary Shopping 
Area, including applications to remove goods restriction conditions.  

4.13 Policy N3 supports development which maintains, protects and enhances biodiversity 
across the Borough. Proposals for new development should minimise impacts on 
biodiversity and provide net gains in biodiversity where possible. 

4.14 Policy N4 requires  new development to conserve and enhance biodiversity features, 
and proposals for new development should be submitted with landscaping proposals, 
including a Management Plan, which show how existing trees, will be integrated into the 
development. Landscaping proposals should also include new trees and other planting of 
suitable species for the location to enhance the landscape of the site and its surroundings 
as appropriate. 
Where the conservation of biodiversity features cannot be achieved, the applicant must 
justify their loss. Where the Council is satisfied that the loss is adequately justified, 
replacement trees, and other wildlife features will be required.  

4.15 The Council's Shop Front & Advertisement Design SPD  is also a material 
consideration. 

Principle of the proposal 

4.16 The supermarket has previously been extended and the principle is considered to be 
acceptable, subject to conformity with other policies in the Plan. 
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Sequential Test 

4.17 A sequential report has been submitted with the application. Paragraph 86  of the NPPF 
states that local planning authorities should apply the sequential test for main town centre 
uses that are not in an existing centre and the Practice Guidance sets out a checklist that 
should be taken into account in determining whether a proposal complies with the 
sequential test. The agent has contended that as the proposed extension cannot be 
"disaggregated” from the existing store there is no requirement for the extension to be 
considered under a sequential test and the company are not looking to relocate elsewhere 
in the town centre as this would not be a viable option. 

4.18 In terms of policy, there is a need to consider suitability, availability and viability. In this 
case the Aldi store fulfils a predominantly neighbourhood shopping role with a fairly limited 
catchment. In terms of suitability of a sequentially preferable unit there is the likelihood that 
an alternative site would not include car parking. In addition, the viability argument is likely 
to mean re-locating the existing Aldi store to a town centre unit, if one exists, would be 
undesirable. However, despite the conclusions in the applicant's sequential report, Barrow 
currently has a higher than average town centre vacancy rate   including the vacant M and 
S store. As such, in order for the sequential test to be completely robust I have asked the 
applicants to consider vacant units in the town centre. The NPPG requires applicants to 
demonstrate flexibility when considering the suitability of more central sites to 
accommodate the proposal and it is hoped that additional information will be available in 
time for the planning committee. 

4.19 I have also taken into account the ‘Dundee’ principle which emphasises the importance 
of the meaning of ‘suitable’ from the perspective of the applicant. This case is material to 
the operation of the sequential approach. This is a decision of the Supreme Court (21 
March 2012) and as such has currency in England and Wales, although it relates on an 
appeal by Tesco Stores Limited in Scotland. This appeal was lodged in relation to a 
planning permission granted to Asda and MacDonald Estates in Dundee.  Although 
focusing on the question of deficiency, the case considered the application of the sequential 
test and the meaning of ‘suitable’ in relation to need and alternative sites. It was held in the 
Judgment that ‘suitable’ means ‘suitable for the development proposed by the applicant’, 
subject to the qualification that flexibility and realism must be shown by developers. 

Retail Impact Assessment 

4.20 Policy R8 of the Barrow Borough Local Plan requires a Retail Impact Assessment for 
any development which creates new retail floorspace over 1000 sq m gross (including 
conversions) outside of the Primary Shopping Area. However, the existing store is already 
over this size (1446sqm) and the extension would be 336sqm gross external floorspace 
(and 125sqm for the warehouse). In this case I feel that there is no justification for requiring 
a Retail Impact Assessment to support this  application and it would only delay the 
application unnecessarily. 
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Design 

4.21 The government have recently emphasised the importance of good design through the 
work of the Building Beautiful Commission, the national design guide and the emphasis in 
the White Paper and the NPPF and Local Plan policy DS5 seek to encourage good design. 

4.22 External works relate to extensions to the front (south) and rear (north) as well as 
alterations to the car park.  The front extension will be the less visible of the two being partly 
screened due to site levels, orientation and the existing retaining wall. It will only be readily 
visible from the car park. The northern extension will be visible from Bridgegate Road and 
views from the north and west. The design follows the consistent approach now 
recognisable across the Aldi portfolio which results in modern, smart buildings with clean 
lines and glazed frontages giving a contemporary feel. Other than a brick plinth, all of the 
brickwork is to be rendered and both extensions will have tiled mansard roofs to match the 
existing but set at a lower height to give a recessive appearance. Dark grey (RAL 7016) is 
to be used for window and door frames, fascias and trims to give a contrast. Overall, the 
proposals should result in a contemporary and attractive design on a prominent corner. 

4.23 The footprint of the building along Bridgegate Avenue will extend out beyond the 
building line of the adjacent properties however the building line subsequently narrows 
adjacent the highway further east and given that a grass verge is still retained, this aspect 
of the proposal is considered acceptable. 

4.24 The site is already well landscaped to the Risedale  Rd frontage and around the 
approach to the car park from Winchester Avenue, although there is little planting along the 
Bridgegate Avenue frontage and there is a large unused grassed area to the  south  of the 
car park which has a somewhat bleak appearance. Your officers have asked the agent to 
consider opportunities for additional landscaping within the site. 

Car parking and highway issues 

4.25 The existing car park to the south of the building is to be re-configured to include new 
pedestrian walkways and 10 new car parking spaces (of which 4 will be electric vehicle 
spaces); 2 motorcycle spaces are also included as well as cycle stands close to the store 
entrance. 

4.26 The provision of EV parking spaces are welcomed in providing additional choice for 
electric vehicle users within the Borough and meeting sustainability requirements. The 
Highway Authority have made some comments but are broadly supportive. 

Drainage 

4.27 The LLFA and UU have made some comments in relation to sustainable drainage and 
these have been passed to the agent; standard conditions are proposed.  
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Noise 

4.28 A new enlarged plant area is proposed to the rear (east)  of the site, in a similar location 
to the existing and 9m  from the boundary with the nearest residential property on 
Bridgewater Ave. A noise survey has been submitted which concludes that "noise should 
not be a prohibitive factor in the determination of the application" and no mitigation 
measures are proposed. The Council's EHO has been consulted and a response is 
awaited. A noise condition was imposed on the 2012 permission and it is proposed to carry 
this forward should consent be granted. 

Deliveries 

4.29 A Vehicle Management Plan was required by condition under a previous consent and 
approved under ref 2012/0574. A revised VMP has been submitted and forwarded to  the 
Highway Authority for comment. This could be addressed through planning condition should 
other matters be found acceptable. 

4.30 Previous condition 9 also prevented any vehicular access from Risedale Road, 
Bridgegate Avenue or Worcester Street and it is recommended that this condition be 
carried forward, should consent be granted, similarly the condition limiting deliveries to 
between 0600 and 2300 only. 

Job creation 

4.31 Between 5 and 10 new jobs are likely and this is welcomed in meeting the economic 
development tenet of sustainable development. 

Trees,  Landscaping and Bio-diversity 

4.32 There are a number of trees on the site, mostly located in a cluster as a gateway 
feature adjacent to the vehicular entrance off Winchester Street and an arborical 
impact assessment has been provided. One tree is to be removed (an Elm close to the 
vehicular entrance, described as middle-aged, fair condition and category C: low quality) 
and some small shrub areas removed to facilitate improved vehicular access. This will also 
make the site safer for pedestrians and make the HGV route clearer.  Section 4.4.3 of the 
Arborical Impact Assessment advises that “to mitigate the above removals new planting 
should take place throughout the site” although no details have been provided at this stage. 
This could be required by planning condition but it is preferable to have the details agreed 
at this stage, particularly since the loss needs to be compensated for under Policy N4.The 
agent has been asked to consider the provision of additional landscaping along the 
Bridgegate Ave elevation of the site and to screen the plant area to the rear of the building 
as well as incorporating planting within the car park; this would also enhance bio-diversity.  
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4.33 The planning history for the site reveals the potential presence of Orchids on the central 
grassed area and an officer from Cumbria Wildlife Trust advised in 2015 that the Bee 
Orchids were throughout the entire grassed area; the report at the time advised: "Bee 
Orchids are not a protected species or a UK Biodiversity Action Plan (UKBAP) Priority 
Species and due to the area retained (1617 sq m) the majority of the habitat will be 
retained". In this case a grassed area of approximately 1060sqm would be retained with a 
loss of around 400sqm.  However, since the previous consent  our new Local Plan has 
been adopted and Policy N3 requires net gains where possible,  our Bio-diversity SPD has 
been adopted and  there is a  revised NPPF in which Paragraphs 170, 174 and 175 are 
relevant in relation to bio-diversity net gain. As a result, I have requested an update from 
the agent on the presence of Orchids on the grassed area and any compensatory bio-
diversity measures proposed on the site to compensate for their (potential) loss and 
evidence of bio-diversity net gain measures proposed. This could include bat and bird 
boxes, additional landscaping in key areas, green wall etc. In addition, a peak occupancy 
survey of the car park may reveal that the level of car parking proposed is not required and 
this would reduce the impact on bio-diversity.   A previous condition preventing the use of 
this area as a service compound is proposed to be carried forward should consent be 
granted. 

Consideration of conditions 

4.34 The government has recently amended the Use Classes Order to include retail uses 
within a new Commercial, Business and Service Class (Class E); Class E(a) includes use 
for the display or retail sale of goods, other than hot food. Members should be aware that 
the new Class E, introduced from 1 September 2020, now groups retailing in with other 
commercial uses meaning a change of use from retail to another use within Class E would 
not require consent (including to financial and professional services, indoor sports, medical 
or health uses, a creche or day nursery or industrial or research process).. However, there 
is an existing consent limiting the use to the sale of food with an ancillary range of non-food 
goods only and it is recommended that a similarly worded condition is carried forward to 
safeguard the town centre. For the same reason a condition preventing future sub-division 
is considered appropriate.  This would serve to safeguard the town centre by encouraging a 
prospective tenant of a smaller unit to consider smaller town centre units first. 

4.35 A condition in relation to the construction management of the extension and car park 
would also be considered appropriate and a time frame for installation of the electric vehicle 
charging points should consent be granted. 

Representations  

4.36 At the time of writing the report no written comments from adjacent occupiers had been 
received although a telephone call from a neighbour raised the issue of the impact of the 
development on the retaining wall serving properties on Bridgewater Ave; matters of 
boundaries are a private rather than a planning matter, although the construction work on 
the warehouse extension is over 14m from the shared boundary and unlikely to impact it. 
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6. Conclusions 

Further supporting information in the sequential test is considered necessary for the 
application to comply with relevant local and national planning policies in terms of usage.  
From a design point of view the proposals are considered to be acceptable and 
the alterations to the car park and provision of EVCP's are welcomed; the design should 
result in an attractive building on a busy corner location and the investment in the store and 
job creation are positives for the town. The property is in a highly sustainable location with 
good pedestrian access. It is anticipated that amended plans/details will be received prior to 
committee which will address the issues of bio-diversity, landscaping and servicing and that 
the comments from the Highway Authority will be available; any conditions will be updated 
and circulated to Members. 

Recommendation 
I recommend that, subject to the receipt of satisfactory amended plans and information 
covering the sequential test, biodiversity net gain, landscaping and servicing   Planning 
Permission be GRANTED  subject to the Standard Duration Limit and the following 
conditions : - 

To follow as extra information 

• 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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B20/2021/0119 
Planning Committee  

13th April 2021  

  

  
Application Number : B20/2021/0119 Date Valid :15/02/2021 

Address : 59 Church Street, Barrow-in-
Furness, Cumbria, LA14 2HZ Case Officer : Jennifer Dickinson 

Proposal : Change of use from C3 (dwelling) to "sui generis" use (7 bedroom 
House in Multiple Occupation). 

Ward : Central Ward Parish : N/A 

Applicant : Jee Theng Yip, C/o Agent  Agent : Mr Giovanni Patania. Windsor & 
Patania Architecture and Developments  

Statutory Date : 12/04/2021 Recommendation: Granted with 
conditions 

Barrow Planning Hub  

  

  

Relevant Policies and Guidance 

Full details of the policies listed below are included in the appendix 
 
National Policies 

1. National Planning Policy Framework 2019 – Paragraph 11 
2. National Planning Policy Framework 2019 – Paragraph 127 

Local Plan Policies 

1. Barrow Borough Local Plan 2016-2031 - Policy DS1 - Council’s commitment 
to sustainable development 

2. Barrow Borough Local Plan 2016-2031 - Policy DS2 - Sustainable 
Development Criteria 

3. Barrow Borough Local Plan 2016-2031 - Policy DS5 - Design 
4. Barrow Borough Local Plan 2016-2031 - Policy H26 - Large Houses in 

Multiple Occupation (HMOs) and the Subdivision of Dwellings 
5. Barrow Borough Local Plan 2016-2031 - Policy I6 – Parking 
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Summary of Main Issues 

The key consideration for this application relates to the additional impact from the 
proposed change of use on residential amenity for both future occupiers and 
neighbours of the site and potential for impact on parking in the locality.  A 
representation regarding parking has been received which has triggered the need for 
committee determination. 

Non Material Considerations 

None 

Response to Publicity and Consultations 

Neighbours Consulted 

Street 
Name Properties 
Church 
Street 54, 57, 59A, Flat 2 64, Flat 1 64, Flat 7 64, Flat 3 64, 64A, 

Duke 
Street Alfred Barrow Health Centre, Pharmacy Alfred Barrow Health Centre, 

Ramsden 
Street 

24, Flat 16 Ramsden Court, Flat 12 Ramsden Court, Flat 20 Ramsden 
Court, Flat 2 Ramsden Court, Flat 6 Ramsden Court, Flat 7 Ramsden 
Court, Flat 13 Ramsden Court, Flat 18 Ramsden Court, Flat 19 Ramsden 
Court, Flat 15 Ramsden Court, Flat 4 Ramsden Court, Flat 14 Ramsden 
Court, Ramsden Court, Flat 8 Ramsden Court, Flat 11 Ramsden Court, 
Flat 1 Ramsden Court, Flat 3 Ramsden Court, Flat 5 Ramsden Court, Flat 
9 Ramsden Court, Flat 17 Ramsden Court, Flat 10 Ramsden Court, 

   

Responses Support Object Neutral 

1 0 1 0 

Site notice displayed expiring on 11.3.2021 

Summary of response received 

Concern over parking in the area and pressure from 7 additional vehicles. Reference 
is made to the impact from the nearby health centre. 

Queried what measures have been taken to ensure area not gridlocked? 

Suggested reduced parking time for non-residents 
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Organisations Consulted 

Consultee 
Barrow Borough Council (Building Control) 
Barrow Borough Council (HMO) Jayne Parrington 
Barrow Borough Council (Planning Policy) 
Barrow Borough Council (Public Protection Services) 
Cumbria County Council (Emergency Planning) 
Cumbria County Council (Highways) 
Office for Nuclear Regulation (Nuclear) 
United Utilities (Asset Protection) 
   
List of Organisation Responses 

Barrow Borough Council (Building Control) 16/02/2021 

“Building regulation approval required for the proposals.” 

Cumbria County Council (Emergency Planning) 18/02/2021 

“The BAE site is covered by the provision of the Radiation (Emergency 
Preparedness and Public Information) 2019 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 BAE. Cumbria County Council, in liaison with the site operator and the Office 
for Nuclear Regulation, have certain special arrangements are made for 
residents/business premises in this area and particular attention is paid to ensuring 
that people are aware of the appropriate action to take in the event of an incident at 
the site.  

Accordingly I would be grateful if you could, in the event of the application being 
approved, advise the applicant to liaise with this office to allow for further 
discussion.” 

Cumbria County Council (Highways & LLFA) 05/03/2021 

"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. 
 
We welcome the inclusion of secure cycle parking and note that this is a sustainable 
town centre location where many journeys to essential facilities and amenities can 
be made on foot or bike.  
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However, the lack of off-street parking will lead to additional demand for on-street 
parking in an area where there is existing pressure on spaces.  Therefore, in 
accordance with current CCC Parking Services guidance, the occupiers of these 
flats would not be entitled to additional residents parking permits for this area to 
those currently assigned to this property.  This will ensure that the proposal will not 
have a material affect on existing highway conditions. 
From a flood risk perspective, I note that there is no change to the impermeable 
areas and therefore the surface water drainage will remain as existing. 
I can confirm that the Highway Authority and Lead Local Flood Authority has no 
objection to the proposed development." 

Office for Nuclear Regulation (Nuclear) 26/02/2021 

"I have consulted with the emergency planners who are responsible for the 
preparation of the off-site emergency plan required by the Radiation Emergency 
Preparedness and Public Information Regulations (REPPIR) 2019. They have 
provided adequate assurance that the proposed development can be 
accommodated within their off-site emergency planning arrangements. 

The proposed development does not present a significant external hazard to the 
safety of the nuclear site. 

Therefore, ONR does not advise against this development".  

Officers Report 
 
1. Site and Locality 

1.1 The host property is a corner site situated at the junction of Church Street and 
Ramsden Street.  Most recently it appears to have been two flats and historically 
could have been two separate terraced properties.  Historic mapping includes within 
the site edged red on the application the addresses of 59 Church Street and 26 
Ramsden Street.  There is evidence of a past door opening on Ramsden Street in a 
similar pattern to the attached terraced property.  Directly opposite the site is a 
kitchen showroom and clear parking areas are identified. 

1.2 The site is on the edge of a residential area adjacent to a mixed use area of the 
town.  It is close to the town centre and nearby is a supermarket, health centre and 
car wash. It lies between the Central Barrow Conservation Area and the St Georges 
Conservation Area. 

2. Proposal Details 

2.1 Change of use from C3 (dwelling) to "sui generis" use (7 bedroom House in 
Multiple Occupation).  No external changes are proposed, but internally there will be 
sub-division into a mix of private and shared spaces. 
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2.2 On the ground floor a kitchen and separate living room are proposed along with 2 
single bedrooms and a bathroom.  At first floor level, 3 en-suite single bedrooms are 
proposed and at second floor level 2 single bedrooms and a bathroom are proposed. 
A basement laundry/storage is proposed along with an external bike and bin storage 
in the rear yard.  The bedroom sizes range from 9 square metres to 13 square 
metres. 

3. Relevant History 

3.1 No history revealed for this application 

4. Officer Assessment 

4.1 The main considerations for this application relate to the impact from the change 
of use on the locality of the site in terms of residential amenity for both occupiers and 
neighbours of the site and potential for impact on parking in the locality.  A 
representation regarding parking has been received. 

Current Situation on Site 

4.2 The host property has previously been a dwelling, which is likely to have 
benefitted from up to 7 bedrooms.  As it is a corner plot which is evident on the 
historic maps dating back to the mid 1800's, it appears that it could have been two 
properties subsequently merged into one.  A doorway lintel is still evident in the 
Ramsden Street façade.  There is no planning history for the site however when 
consulting the existing drawings the internal layout of the property appears to have 
been sufficient in size to provide this level of accommodation. 

Principle of Development 

4.3 It is important to consider what the potential previous level of occupancy could 
have been at this large property to enable an accurate assessment of the additional 
impact created by this proposal.  It is necessary to consider whether this change is 
considered to be materially different to the impact of the previous use of the 
property and if those changes are significantly detrimental to neighbouring amenities. 

4.4 The character of the properties in Church Street are a mix of two and three storey 
terraces, the application site appearing to be one of the largest. Under its established 
use the property could be occupied by a large family, (the number only restricted by 
internal space) or by up to 6 unrelated persons as a house in multiple occupation 
(small HMO), which in Planning terms are considered to be of similar character. The 
proposed use seeks to introduce a seventh person into the latter scenario which 
triggers the need for a Change of Use to a larger HMO. 
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Planning Policy Considerations 

4.5 National Planning Policy under paragraph 11 has a presumption in favour of 
sustainable development which requires that proposals which accord with material 
considerations are approved without delay.  Under paragraph 127, it also places 
importance on high standards of amenity. 

Residential Amenity 

4.6 Local plan policy H26 specifies particular criteria for developments for Houses in 
Multiple Occupation to meet for them to be considered acceptable.  Taking account 
of the existing property footprint and room numbers, the level of occupancy proposed 
is likely to have a minimal additional impact on the residential amenity of 
neighbouring properties.  No external alterations to the property are proposed and 
existing levels of amenity should be retained.  The site is attached to the neighbour 
on Ramsden Street and acoustic insulation is proposed on the wall between the site 
and this property.  The neighbour on Church Street is separated at ground floor level 
by an access alley and adjoined above this at bedroom level.   

Parking 

4.7 In terms of parking, the locality of the site benefits from a residents parking 
scheme and clear markings are in place for 2 hour parking bays with double yellow 
lines in position immediately outside the site due to its corner position.  A 
representation has been received from Cumbria Highways raising no objection to the 
proposal but highlighting that the future residents of the property will not be eligible to 
benefit from residents parking permits.  To some extent this improves the situation in 
the locality as a result of the host property as previous occupiers have been eligible.  

4.8 The site is situated in a highly sustainable location with close links to public 
transport and provision of cycle parking on site in the rear yard.  Taking this into 
account, the proposal should have minimal impact and should not result in an 
unacceptable increase in on-street parking.  The representation received regarding 
this matter makes reference to the impact from the recently opened health centre on 
parking in the area.  However, extensive parking provision has been provided as a 
result of the health centre development with both parking for staff and visitors close 
to the site. 
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Residential Amenity of Future Occupiers 

4.9 The internal design of the property utilises existing openings and all habitable 
spaces are served by a window opening for natural light and ventilation.  Sufficient 
bedroom sizes are provided along with a separate living, kitchen/diner and utility 
space to accommodate the number of occupants.  When consulting the 'Technical 
housing standards – nationally described space standard' document the minimum 
floor area for a single bedroom is 7.5 square metres.  In this instance, the bedroom 
sizes range from 9 square metres up to 13 square metres which exceed this 
requirement.   External storage is provided for both bikes and bins.  This should be 
sufficient to provide an adequate level of amenity for future occupiers of the site. 

4.10 The site is close to the town centre and local amenity spaces sufficient to provide 
the future occupiers outdoor amenity space and access to community facilities. 

Impact on Locality of the Site 

4.11 Policy H26 also makes reference to proposals not leading to an over-
concentration of similar uses resulting in the loss of social and community cohesion 
in the site locality.  There are however no specific limits set on the number in the 
locality or guidance on the assessment of this.  As such, each application is dealt 
with on a case by case basis.   In this instance, the site has previously had a 
residential use which could accommodate the level of occupancy proposed.  Whilst 
there are other houses in multiple occupation along Church Street and flats in 
Ramsden Street the locality of the site has a mix of occupancy styles alongside this 
which, when taking into account the current potential occupancy levels of the host 
property, should have a minimal impact.   

Relevant Appeals/Decisions 

4.12 When researching appeals there is an example where costs have been awarded 
in a case where a Council failed to consider the fall back position (i.e. what could 
change without needing to apply for planning permission) on a site where conversion 
was from a single family dwelling into a 9 bedroomed HMO. 
(APP/W5780/W/18/3195145 dated 19.7.2018). The fall back position on the current 
application site is that the existing domestic use could continue with the same 
number of bedrooms as this proposal with the possibility of occupants using the 
residents parking scheme. 
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5. Conclusions 

5.1 Taking account of the presumption in favour of sustainable development and 
emphasis on residential amenity standards within both local and national planning 
policies, the development is considered to have minimal impact and is therefore 
considered to be sustainable.  It is not considered to be significantly different to the 
impact of the previous use of the property nor likely to have a detrimental impact on 
the amenities of the locality of the site.  The removal of the availability of the 
residents parking scheme to the future occupiers has the potential to improve the 
parking situation in the locality of the site. 

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 15.2.21 and the hereby approved 
documents defined by this permission as listed below, except where varied by a 
condition attached to this consent: 
 
Design and Access Statement dated 04.02.21 
Drawings S01, S05, S06, S07 
 
Reason 
 
To ensure that the development is carried out only as indicated on the drawings 
approved by the Planning Authority. 
 
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. 

•  
Please be aware of the Safe Dig service from United Utilities by contacting 
United Utilities at; UUSafeDig@uuplc.co.uk 
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• The future occupiers of the HMO hereby approved will not be entitled to 
additional residents parking permits for this area. 

• The proposed development is situated within the Detailed Emergency 
Planning Area of the BAE site. Cumbria County Council, in liaison with the site 
operator and the Office for Nuclear Regulation, have certain special 
arrangements for residents/business premises in this area and particular 
attention is paid to ensuring that people are aware of the appropriate action to 
take in the event of an incident at the site. The applicant is advised to liaise 
with the County Council Emergency Planning office to allow for further 
discussion of available information: Senior Emergency Planning Officer, 
Resilience Unit, Cumbria County Council, Cumbria Fire & Rescue HQ, 
Carleton Ave, Penrith , Cumbria , CA10 2FA 
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PLANNING COMMITTEE 
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Page Reference  Address Proposal  

2 2020/0854 Netherclose Tippins 
Lane Ireleth Askam-in-
Furness Cumbria  

Erection of a steel frame building for personal 
vehicle storage and ground care machinery. 

18 2021/0106 Newspaper House, 
Abbey Road, 
Barrow-in-Furness, 
Cumbria 
 

Conversion of redundant newspaper offices 
building to 11 no. 1 & 2 bedroom residential 
apartments and 3 no. business/workshop units. 

48 2021/0217 Aldi Store, 148 Risedale 
Road, Barrow-in-
Furness, Cumbria 
 

Extension to front elevation of the store; new 
external store entrance; extension to the 
warehouse area; reconfiguration of the car parking 
area to include new pedestrian walkways; ten 
additional parking spaces of which four are EV 
charging bays; and replacement of external plant 
equipment 

69 2021/0119 59 Church Street, 
Barrow-in-Furness 
Cumbria 

Change of use from C3 (dwelling) to "sui generis" 
use (7 bedroom House in Multiple Occupation). 

 



Appendices of Saved and Emerging Policies

Note to Members

Below are the full wordings of the policies relevant to the applications found on the
agenda today.

the policies as a whole, or specific policies in the Framework indicate development

National Planning Policy Framework 2018

NPPF-011
Plans and decisions should apply a presumption in favour of sustainable development.

For plan-making this means that:

a) plans should positively seek opportunities to meet the development needs of their

area, and be sufficiently flexible to adapt to rapid change;

b) strategic policies should, as a minimum, provide for objectively assessed needs for
housing and other uses, as well as any needs that cannot be met within neighbouring
areas (As established through statements of common ground (see paragraph 27),
unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance provides a strong reason for restricting the overall scale, type or distribution
of development in the plan area (The policies referred to are those in this Framework
(rather than those in development plans) relating to: habitats sites (and those sites listed
in paragraph 176) and/or designated as Sites of Special Scientific
Interest; land designated as Green Belt, Local Green Space, an Area of Outstanding
Natural Beauty, a National Park (or within the Broads Authority) or defined as Heritage
Coast; irreplaceable habitats; designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 63); and areas at risk of flooding or coastal
change); or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

For decision-taking this means:

c) approving development proposals that accord with an up-to-date development plan
without delay; or



d) where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date (This includes, for applications
involving the provision of housing, situations where the local planning authority cannot
demonstrate a five year supply of deliverable housing sites (with the appropriate buffer,
as set out in paragraph 73); or where the Housing Delivery Test indicates that the
delivery of housing was substantially below (less than 75% of) the housing requirement
over the previous three years. Transitional arrangements for the Housing Delivery Test
are set out in Annex 1), granting permission unless:

i. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed (The policies
referred to are those in this Framework (rather than those in development plans) relating
to: habitats sites (and those sites listed in paragraph 176) and/or designated as Sites of
Special Scientific Interest; land designated as Green Belt, Local Green Space, an Area
of Outstanding Natural Beauty, a National Park (or within the Broads Authority) or
defined as Heritage Coast; irreplaceable habitats; designated heritage assets (and other
heritage assets of archaeological interest referred to in footnote 63); and areas at risk of
flooding or coastal change); or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

NPPF-127
Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term
but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and distinctive
places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount
and mix of development (including green and other public space) and support local
facilities and transport networks; and



f) create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users (Planning
policies for housing should make use of the Government's optional technical standards
for accessible and adaptable housing, where this would address an identified need for
such properties. Policies may also make use of the nationally described space standard,
where the need for an internal space standard can be justified); and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community
cohesion and resilience.

NPPF-170
Planning policies and decisions should contribute to and enhance the natural and local
environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value
and soils (in a manner commensurate with their statutory status or identified quality in
the development plan);

b) recognising the intrinsic character and beauty of the countryside, and the wider
benefits from natural capital and ecosystem services - including the economic and other
benefits of the best and most versatile agricultural land, and of trees and woodland;

c) maintaining the character of the undeveloped coast, while improving public access to
it where appropriate;

d) minimising impacts on and providing net gains for biodiversity, including by
establishing coherent ecological networks that are more resilient to current and future
pressures;

e) preventing new and existing development from contributing to, being put at
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air,
water or noise pollution or land instability. Development should, wherever possible, help
to improve local environmental conditions such as air and water quality, taking into
account relevant information such as river basin management plans; and

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.

Barrow Borough Local Plan 2016-2031

Policy C5 - Promoting Renewable Energy
New development must take into account the effects of climate change, promote the use
of energy efficient methods and materials, and minimise its impact on the environment.
Proposals will be encouraged to maximise the design of buildings, use of materials, their
layout and orientation on site to be as energy efficient as possible.



All new developments will be encouraged to incorporate renewable energy production
equipment, sources of renewable energy such as photovoltaics and the potential for
renewable, low carbon or decentralised energy schemes appropriate to the scale and
location of the development provided they accord with the requirements of Policy C6.

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.

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.



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 well-
structured building layout;

g) Prioritise building and landscape form over parking and roads, so that vehicular
requirements do not dominate the sites appearance and character;

h) Exhibit design quality using design cues and materials appropriate to the area, locally
sourced wherever possible;

i) Respect the distinctive character of the local landscape, protecting and incorporating
key environmental assets of the area, including topography, landmarks, views, trees,
hedgerows, habitats and skylines. Where no discernible or positive character exists,
creating a meaningful hierarchy of space that combines to create a sense of place;

j) Create layouts that are inclusive and promote health, well-being, community cohesion
and public safety;



k) Incorporate public art where this is appropriate to the project and where it can
contribute to design objectives;

l) Ensure that development is both accessible and usable by different age groups and
people with disabilities;

m) Integrate Sustainable 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.

Policy DS7 - Development on Strategic Routes
Proposals fronting onto or accessing a Strategic Route into Barrow will need to
demonstrate how they will enhance or conserve, where it is of high quality, street-scene
character through the use of active frontage, suitable landscaping, boundary treatments
and the sensitive design of signage, advertising and lighting where required.

Policy EC4 - Loss of Employment Land and Allocated Employment Sites
In determining planning applications for non-employment uses which involve the loss of
land and/or buildings which are either identified, currently used or were last used for
industrial, business, office or other employment uses (B1, B2, B8), developers will be
required to provide a statement to the satisfaction of the Local Planning Authority
demonstrating that:

a) There is no demand for land/buildings on the site for employment purposes,
including commercial evidence as to how the site has been marketed over the previous
12 months;

b) Interventions to improve the attractiveness of the site for employment uses are not
feasible.



This policy does not apply to sites which are allocated for other uses in the Development
Plan.

Policy EC5 - Conversions to employment use in urban locations
The Authority will support the conversion of buildings, to create employment uses,
providing that they satisfy criteria set out in Policy EC3. The subsequent building should
respect the local character of the area in terms of scale and design. Surveys will be
required at the time of submission where species protected under the Wildlife and
Countryside Act 1981 are thought to be present.

Policy H14 - Affordable Housing
Delivery of affordable housing, including Rent to Buy homes, will be supported where the
proposal meets national and local policy. Proposals for housing development will be
assessed according to how well they meet the identified needs and aspirations of the
Borough's housing market area as set out in the most up-to-date Strategic Housing
Market Assessment and/or any more recent evidence of need. It is expected that 10% of
dwellings on sites of 10 units or over should be affordable (as defined by the NPPF
(2012) or any document which replaces it). Alternatively contributions to the provision of
affordable units off-site will be considered where justified. On and off site provision will
be secured through a Section 106 Agreement. Tenure split must reflect that stated as
required in the latest Strategic Housing Market Assessment where possible.

A lower proportion of affordable housing, or an alternative tenure split, may be permitted
where it can be clearly demonstrated by way of a financial appraisal that the
development would not otherwise be financially viable either due to this requirement or
due to the cumulative impact of this requirement and other required contributions. Early
dialogue with the Council on this matter is essential. It is not acceptable to sub-divide a
site and purposely design a scheme to avoid making affordable housing contributions.



Policy H17 - Protection of Residential Privacy
Proposals for extensions must demonstrate through good design that an acceptable
standard of privacy can be maintained between opposing and neighbouring properties.
Principal windows in the side elevations of habitable rooms at upper floor levels should
be avoided where the privacy of neighbouring occupiers will be compromised. Where
privacy is to be protected by distance alone, a minimum of 21 metres will be required
between the facing windows of habitable rooms of opposing homes. Exceptions may be
made for the facing windows of ground floor habitable rooms where adequate screening
exists and in cases where normal standards of separation cannot be achieved and
existing standards will not be eroded by accepting distances of less than 21 metres. In
all situations the use of obscure glazing in the principal windows of habitable rooms will
not be an acceptable measure to overcome the provisions of this policy as this is
deemed to provide a sub-standard level of accommodation.

Habitable areas are defined as living rooms, bedrooms, studies, dining rooms, and
kitchens with dining areas.

Policy H26 - Large Houses in Multiple Occupation (HMOs) and the Subdivision of
Dwellings
Proposals for the subdivision of dwellings and those which involve the creation of large
houses in multiple occupation (over 6 occupiers) will be acceptable providing that:

a) Such proposals do not lead to the unacceptable loss of good quality family housing,
taking into account housing needs identified in the current Strategic Housing Market
Assessment;

b) There will be no unacceptable impact on the residential amenity of neighbouring
properties, especially with respect to privacy, noise and other disturbance;

c) The proposal would not adversely affect the character of the building or the
surrounding area, for example through an unacceptable increase in on-street parking;

d) The proposed internal design ensures that units will have access to sufficient natural
light, ventilation, privacy, outlook and indoor amenity space;

e) The proposal does not lead to inappropriate stacking of rooms;

f) Adequate suitably screened space is provided for the storage of refuse, recycling bins
and cycles;

g) Outdoor amenity space is provided where possible;

h) There is adequate access from the residential unit to both the front and rear of the
building;



i) The proposal would not lead to an over-concentration of similar uses resulting in the
loss of social and community cohesion; and

j) The site is within easy reach of public transport and community facilities.

The design principles set out in the Development Strategy chapter should be followed
where appropriate.

Policy H6 - Extensions and ancillary buildings relating to dwellings in open
countryside
Proposals to extend an existing dwelling in the countryside, or to provide ancillary
buildings, will be permitted where the appearance of the extended dwelling and the
position and design of the ancillary building respects the form and character of the
original building and surrounding landscape with regard to scale, design and use of
materials. Proposals should also have regard to Policy N3

Policy H7 - Housing Development on Windfall Sites
Applications for residential development will be permitted where they satisfy all of the
following criteria:

a) The site is located within or adjoining the built up areas of Barrow and Dalton or
within a development cordon identified in Policy H4;

b) Site planning, layout and servicing arrangements are developed comprehensively;

c) Buildings are well designed in terms of siting, grouping, scale, orientation, detailing,
external finishes, security and landscaping in response to the form, scale, character ,
environmental quality and appearance of the site and the surrounding area;

d) An acceptable standard of amenity is created for future residents of the property in
terms of sunlighting, daylighting, privacy, outlook,  noise and ventilation;

e) The site is served by a satisfactory access that would not impact unduly on the
highway network;



f) The site has been designed to promote accessibility by walking, cycling and public
transport, as opposed to the private car;

g) The development is sustainable in its energy usage, environmental impact,
drainage, waste management, transport implications and is not at risk of flooding;

h) The capacity of the current and proposed infrastructure to serve the development is
adequate taking into account committed and planned housing development;

i) Where spare infrastructure capacity is not available, the site has the ability to
provide for the infrastructure requirements it generates, subject to criterion f);

j) Within rural settlements the applicant will be expected to demonstrate how the
development will enhance or maintain the vitality of the rural community where the
housing is proposed;

k) Where the site is located on the edge of Barrow and Dalton, the applicant will be
required to demonstrate how the development integrates within existing landscape
features and is physically linked to the settlement and does not lead to an unacceptable
intrusion into the open countryside or would result in the visual or physical coalescence
of settlements;

l) The proposal will not harm the historic environment, heritage assets or their setting;

m) There would be no unacceptable effects on the amenities and living conditions of
surrounding properties from overlooking, loss of light, the overbearing nature of the
proposal or an unacceptable increase in on-street parking; and

n) The development must comply with Policy N3 and the design principles set out in
the Development Strategy chapter should be followed.

The site should make effective use of previously developed land where possible.

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.

Policy I1 - Developer Contributions
Development and infrastructure provision will be coordinated to ensure that growth is
supported by the timely provision of adequate infrastructure, facilities and services. The
Infrastructure Delivery Plan will be used to identify the timing, type and number of
infrastructure requirements to support the objectives and policies of the Plan as well as
the main funding mechanisms and lead agencies responsible for their delivery.

All development should make the most efficient use of existing infrastructure where
there is capacity. Where developments will create additional need for improvements /
provision of infrastructure, services or facilities or exacerbate an existing deficiency,
contributions will be sought to ensure that the appropriate enhancements /
improvements are made, and appropriate management arrangements are in place.
Consideration will be given to how these requirements will affect the viability of
development.



The types of infrastructure that developments may be required to provide contributions
towards include, but are not limited to:

- Utilities and waste;

- Flood prevention and sustainable drainage measures;

- Transport (highway, rail, bus and cycle / footpath network and any associated
facilities);

- Community Infrastructure including health, education, libraries, public realm, heritage
and geological assets and other community facilities (see 5.2.1.);

- Green Infrastructure (such as outdoor sports facilities, open space, parks, allotments,
play areas, enhancing and conserving biodiversity and management of environmentally
sensitive areas); and

- Climate change and energy initiatives through allowable solutions.

Developer contributions for the above will be informed by relevant up to date and robust
evidence where applicable.

Where appropriate, the Council will permit developers to provide the necessary
infrastructure themselves as part of their development proposals, rather than making
financial contributions, subject to agreement with relevant consultees.

Policy I6 - Parking
Proposals for new developments will be required to provide evidence to demonstrate
that adequate parking provision has been provided in consultation with the Local
Highways Authority and in accordance with the parking standards in the "Parking
Guidelines in Cumbria" SPG or any update to it.

In areas suffering from significant on-street parking problems, greater provision will be
sought where possible, or alternative arrangements will be required. When applying
parking standards each site should be assessed on its own merits and, if a developer
can demonstrate to the satisfaction of the authority that their proposed parking provision



is sufficient, the 'Parking Guidelines in Cumbria' can be relaxed in favour of the
demonstrated proposal

The design of on and off site parking provision will be safely accessible and appropriate
to the streetscene and character of the local area. Consideration should be given to
Policy C3 (water management) and Policy DS6 (landscaping)

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.

Policy N3 - Protecting biodiversity and geodiversity
The Council will support development which maintains, protects and enhances
biodiversity across the Borough. Proposals for new development should minimise
impacts on biodiversity and provide net gains in biodiversity where possible. Proposals
will be expected to improve access to important biodiversity areas, and will be required
to show full details of measures to achieve this in the form of a suitable Management
Plan. Consideration must be given to the Council's Biodiversity and Development
Supplementary Planning Document (SPD) and any other relevant guidance.

Designated biodiversity and geodiversity sites

There is a presumption in favour of the preservation and enhancement of sites of
international and national importance. Development proposals that would cause a direct
or indirect adverse effect on any site of international or national importance, including its
qualifying habitats and species will only be permitted where the Council and relevant
partner organisations are satisfied that:

.; The adverse effect cannot be avoided (for example through locating the
development on an alternative site); and

.; Any adverse impacts can be mitigated for example through appropriate habitat
creation, restoration or enhancement on site or in another appropriate location, in
agreement with the Council and relevant partner organisations, via planning
conditions, agreements or obligations.

Where mitigation is not possible or viable or where there would still be significant



residual harm following mitigation, compensation measures should be made to provide
an area of equivalent or greater biodiversity value. Compensation should be secured
through planning conditions or planning obligations.

Special compensation considerations apply in the case of Natura 2000 sites. If harm to
such sites is allowed because the development meets the above criteria and imperative
reasons of overriding public interest have been demonstrated, the European Habitats
and Wild Birds Directive requires that all necessary compensatory measures are taken
to ensure the overall coherence of the network of European Sites as a whole is
protected.

Local wildlife sites and geological designations such as County wildlife sites, wildlife
corridors and Local Geological Sites (LGS) will be afforded a high degree of protection
from potentially harmful development, unless a strong socio-economic need can be
demonstrated and the development cannot be situated in a less sensitive location.

Assessing the effects of development on biodiversity and geodiversity

Proposals for new development which may result in significant harm to biodiversity must
be accompanied by appropriate surveys, undertaken by a suitably qualified person, to
identify the potential effects of development. In such cases, the mitigation hierarchy, as
referenced in the Council's Biodiversity and Development SPD should be applied and it
must be demonstrated that avoidance measures have been considered and justification
for ruling these out must be given. Where significant harm is avoidable, it should be
adequately mitigated, or as a last resort, compensated for.

Where mitigation is required in the form of species translocation, the Council will work
with partners to identify suitable sites for translocation.

Where there is evidence to suspect the presence of protected species, the planning
application should be accompanied by appropriate, up-to-date surveys carried out at the
correct time of year for the particular species assessing their presence to ensure that the
proposal is sympathetic to the ecological interests of the site.

Policy N4 - Protecting other wildlife features
New development should conserve and enhance biodiversity features, and proposals for
new development should be submitted with landscaping proposals, including a
Management Plan, which show how existing trees, riparian corridors/trees, hedgerows,
ponds and other wildlife features will be integrated into the development. Landscaping
proposals should also include new trees and other planting of suitable species for the



location to enhance the landscape of the site and its surroundings as appropriate.

Trees which positively contribute to the visual amenity and environmental value of that
location will be protected. New development should not result in the loss of or damage
to ancient woodland or veteran or aged trees outside woodland.

Where the conservation of biodiversity features cannot be achieved, the applicant must
justify their loss. Where the Council is satisfied that the loss is adequately justified,
replacement trees, hedgerows, ponds and other wildlife features will be required.

Proposals which include landscaping proposals, replacement of wildlife features, new
wildlife features, or which integrate existing wildlife features into the development, will be
required to demonstrate that measures will be put in place to manage these features as
appropriate, including the use of suitable legal agreements.

Policy R4 - Sequential test for new retail developments in Barrow
New retail development will be permitted in Barrow's primary shopping area.

Where clear justification is provided by the applicant/agent and accepted by the
Planning Authority for retail development to be located out of the primary shopping area,
the first alternative should be an edge of centre site. An edge of centre site is one which
is within 300 metres of the primary shopping area boundary.

An out of centre location is the least preferred option and will only be permitted where
clear and detailed justification is provided and accepted by the Local Planning Authority
demonstrating that no sequentially preferable location would be feasible.

Where it can be justified that a particular retail development is unable to be
accommodated within the primary shopping area and an edge of centre or out of centre
location is proposed, preference will be given to accessible sites that are well connected
to the primary shopping area.

Proposals for retail uses in edge of centre or out of centre locations must not prejudice
the vitality and /or viability of the town centre as a whole and must not cause an
unacceptable level of harm to the amenity of neighbouring residents.

New retail uses must be situated in a location which is, or can be made accessible, by a



range of means of transport other than the private car and which will not add excessively
to the need to travel by private car. Where appropriate the applicant will be required to
enter into a suitable legal agreement such as a Section 106 or 278 agreement to provide
the necessary access and linkages.

Applications for the removal of existing goods restrictions on units within edge of centre
or out of centre locations must also comply with this policy and applicants must make
clear what the operational and locational requirements of the operator are in order to
ensure the sequential test has been carried out sufficiently.

Policy R8 - Impact Assessments – Retail in Barrow
Applications for development which creates new retail floorspace over 1,000sq m gross
(including conversions) outside the Primary Shopping Area must be accompanied by a
Retail Impact Assessment. This also applies to proposals to remove goods restrictions
on units over that size outside the Primary Shopping Area.

Applications will be refused if the development/alteration would prejudice the vitality
and/or viability of the town centre as a whole.

Subject to the above, such applications will only be permitted if they are situated in a
location which is, or can be made accessible by a range of means of transport other
than the private car and which will not add excessively to the need to travel by private
car. Applicants may be expected to enter into a Legal Agreement with the Planning
Authority to provide access and linkages where appropriate.
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